. City of McMinnville

— city of Community Development
Ton ° 231 NE Fifth Street
— MCMlﬂn‘/ille McMinnville, OR 97128
(503) 434-7311

www.mcminnvilleoregon.gov

EXHIBIT 3 - STAFF REPORT

DATE: March 19, 2026
TO: Planning Commission Members
FROM: Tom Schauer, Senior Planner

SUBJECT: Public Hearing - Docket ZC 2-24/S 2-24

STRATEGIC PRIORITY & GOAL.:

= A
. Guide growth & development sirategically, responsively & responsibly to @ Create diverse housing opportunities that support great neighborhoods.
enhance our unique character.

Report in Brief:

This is a quasi-judicial public hearing of the Planning Commission to consider a Zone Change
(Docket ZC 2-24) and Subdivision Tentative Plan (S 2-24).

Per Section 17.72.130 of the Zoning Ordinance, The Planning Commission shall make a
recommendation to the City Council to approve or deny the application, or that the proposal be adopted
or rejected, or that the application or proposal be approved in a different form.

a. If the decision of the Planning Commission recommends that an application be granted or that
the proposal be adopted, or that the application be approved in a different form, the Planning
Commission shall transmit to the City Council, a copy of the application, a scale drawing of the
site, the minutes of the public hearing, the decision and findings of the Planning Commission, and
any other materials deemed necessary for decision by the City Council.

b. If the decision of the Planning Commission recommends that the application be denied, or the
proposal rejected, no further proceedings shall be held by either the Planning Commission or City
Council, unless an appeal of the Commission's decision is filed.

The applicable criteria and standards are identified and addressed in the decision document for each
application.

Background:

This is an application for concurrent review of a zone change (ZC 2-24) and a subdivision tentative plan
(S 2-24) for properties located at 1465 & 1525 SW Cypress Ln., Tax Lots: R4430AD 100 & 201. See
Vicinity Map (Figure 1).
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The property includes two tax lots, R4430AD 100 and 201, totaling 2.7 acres. Tax Lot 100 (0.9 acres)
is within the UGB but outside City limits, with County EF-80 zoning. Tax Lot 201 (1.8 acres) is within
the UGB and within City limits, with R-1 zoning.

The applicant has previously applied for annexation, ANX 1-24. An annexation agreement was
authorized by City Council and approved by the City Manager (Instrument 202506840, attached). Final
annexation approval is subject to completion of the land use decisions. The decisions would become
effective upon annexation of Tax Lot 100 into the City. The annexation agreement also includes
conditions of approval. The Zone Change and Subdivision Tentative Plan applications were submitted
at the same time as the Annexation application. Through that review and the subsequent application
completeness review, some changes were made to the subdivision application to address conditions of
the annexation agreement and applicable decision-making criteria. Some portions of the applicant’s
narrative describe the subdivision application as originally submitted. Where there are conflicting
provisions, the revised tentative plan reflects the current proposal.

e ZC 2-24. Rezone of Tax Lot 100 from EF-80 to R-3, and rezone of Tax Lot 201 from R-1 to R-3,
so both properties will be zoned R-3. See Existing and Proposed Zoning Map (Figure 2),

e S 2-24. Tentative plan for a 2-phase subdivision to subdivide Tax Lots 100 and 201 into 9 lots
(4 lots in Phase 1 and 5 lots in Phase 2). Note: The tentative plan application also indicates a
future development plan that would result in a future “middle housing land divisions” of Lots 2
and 5 each into two lots, and a future division of Lot 7 into 2 lots. See Applicant’s Proposed
Tentative Plan Map (Figure 3).

Figure 1. Vicinity Map/Aerial Photo
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Figure 2. Current and Proposed Zoning (ZC 2-24)
CURRENT ZONING

ROPOSED ZONING

Figure 3. Applicant’s Proposed Subdivision Tentative Plan and Future Development Plan (S 2-24)
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Attachments:
1. ZC 2-24 and S 2-24 Decision Document and Attachments

Planning Commission Options:

1. Recommend APPROVAL of the applications to the McMinnville City Council as proposed by
applicant, per the decision document provided, which includes 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 application, providing findings of fact for the denial,
specifying which criteria are not satisfied, or specifying how the applicant has failed to meet the
burden of proof to demonstrate all criteria are satisfied, in the motion to deny.

Staff Recommendation:

Staff has reviewed the proposals for consistency with the applicable criteria. Staff finds that the findings
in the attached Decision Document, the applications submitted by the applicant, and evidence in the
record demonstrate that the applications comply with the applicable criteria, subject to the conditions in
the decision document, and that the applicant has met the burden of proof.

Staff RECOMMENDS APPROVAL WITH CONDITIONS of the applications based on the findings and
conditions in the attached Decision Document.

Suggested Motion:

ZC 2-24:

BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, THE
MATERIALS SUBMITTED BY THE APPLICANT, AND EVIDENCE IN THE RECORD, | MOVE THAT
THE PLANNING COMMISSION RECOMMEND THAT CITY COUNCIL APPROVE THE DECISION
DOCUMENT AND APPROVE THE ZONE CHANGE ZC 2-24 SUBJECT TO THE CONDITIONS IN THE
DECISION DOCUMENT.

S 2-24:

BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, THE
MATERIALS SUBMITTED BY THE APPLICANT, AND EVIDENCE IN THE RECORD, | MOVE THAT
THE PLANNING COMMISSION RECOMMEND THAT CITY COUNCIL APPROVE THE DECISION
DOCUMENT AND APPROVE THE SUBDIVISION TENTATIVE PLAN S 2-24 SUBJECT TO THE
CONDITIONS IN THE DECISION DOCUMENT.

Attachments:
Decision Document — ZC 2-24/S 2-24
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ATTACHMENT 1 TO STAFF REPORT
Community Development

= City of 231 NE Fifth Street

MCMlnn‘/ille McMinnville, OR 97128

PLANNING (503) 434-7311

www.mcminnvilleoregon.gov

DECISION, CONDITIONS, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR
CONCURRENT APPLICATIONS FOR A REZONE OF TAX LOT R4430AD-00100 FROM COUNTY
EF-80 TO R-3 AND REZONE OF TAX LOT R4430AD-00201 FROM R-1 TO R-3, AND A 9-LOT, 2-
PHASE SUBDIVISION TENTATIVE PLAN UPON ANNEXATION OF TAXLOT R4430AD-00100 INTO
CITY LIMITS

DOCKET: ZC 2-24 (Zone Change)
S 2-24 (Subdivision Tentative Plan)

REQUEST: This is an application for concurrent review of a zone change (ZC 2-24) and a
subdivision tentative plan (S 2-24).

The property includes two tax lots, R4430AD 100 and 201, totaling 2.7 acres. Tax
Lot 100 (0.9 acres) is within the UGB but outside City limits, with County EF-80
zoning. Tax Lot 201 (1.8 acres) is within the UGB and within City limits, with R-1
zoning.

The applicant has previously applied for annexation, ANX 1-24. An annexation
agreement was authorized by City Council and approved by the City Manager.
Final annexation approval is subject to completion of the land use decisions. The
decisions would become effective upon annexation of Tax Lot 100 into the City.

e ZC 2-24. Rezone of Tax Lot 100 from EF-80 to R-3, and rezone of Tax Lot 201
from R-1 to R-3, so both properties will be zoned R-3.

e S 2-24. Tentative plan for a 2-phase subdivision to subdivide Tax Lots 100 and
201 into 9 lots (4 lots in Phase 1 and 5 lots in Phase 2). Note: The tentative
plan application also indicates a future development plan that would result in a
future “middle housing land divisions” of Lots 2 and 5 each into two lots, and a
future division of Lot 7 into 2 lots.

LOCATION: Site Address: 1465 & 1525 SW Cypress Ln.
Map & Tax Lots: R4430AD 100 & 201

CURRENT ZONING: Tax Lot 100: County EF-80
Tax Lot 201: R-1

APPLICANT: Bruce Cook

PROPERTY

OWNER: Stanley Bruce Cook and Nila Denise Cook Trustee of the Stanley Bruce Cook
and Nila Denise Cook Revocable Trust

STAFF: Tom Schauer, Senior Planner

Attachments:

1—2ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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ZC 2-24 & S 2-24 — Decision Document Page 2

DATE DEEMED
COMPLETE:

HEARINGS BODY
& ACTION:

On November 7, 2025, the applicant provided an e-mail that met one of the
requirements under ORS 227.178(2) to deem the applications complete. The
applications were deemed complete on November 7, 2025.

On November 21, 2025, the applicant requested a 60-day extension request to
the 120-day processing timeline. On January 13, 2026, the applicant requested
an additional 80-day extension to the 120-day processing timeline. That provides
for a decision within 260 days of November 7, 2025, which is July 25, 2026. The
applicant submitted additional information on January 28, 2026.

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

Per MMC 17.72.070, for concurrent applications, when a proposal involves more
than one application for the same property, the applicant may submit concurrent
applications which shall be processed simultaneously. In so doing, the
applications shall be subject to the hearing procedure that affords the most
opportunity for public hearing and notice.

PLANNING COMMISSION

HEARING DATE
& LOCATION:

DECISION-MAKING
BODY:

MEETING DATE
& LOCATION:

PROCEDURE:

CRITERIA:

March 19, 2026 at 6:30 P.M., 200 NE 2™ Street, McMinnville, OR 97128.
Zoom meeting ID: 831 2090 5124, Passcode: 288880

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

To be determined.

For concurrent application review per Section 17.72.070 of the Zoning
Ordinance, the applications are processed in accordance with the procedures in
Section 17.72.120 of the Zoning Ordinance.

The applications are reviewed by the Planning Commission in accordance with
the quasi-judicial public hearing procedures specified in Section 17.72.130 of the
Zoning Ordinance. The Planning Commission makes a recommendation to City
Council. A decision/recommendation of denial is final unless appealed to City
Council. A recommendation of approval is considered by the City Council, and
the City Council shall take one of the actions specified in Section 17.72.130.

The applicable criteria for the Zone Change ZC 2-24 are specified in Section
17.74.020 of the Zoning Ordinance.

Attachments:

1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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APPEAL:

COMMENTS:

The applicable criteria for the Subdivision Tentative Plan S 2-24 are provided in
Section 17.53.073 of the Zoning Ordinance, the applicable requirements of
Chapter 17.53 and the applicable standards of the proposed R-3 zoning district.

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

The applications are also subject to the terms specified in the approved
Annexation Agreement for Tax Lot 100.

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

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

This matter was referred to the following public agencies for comment:
McMinnville Fire District, Engineering Division, Building Division, Public Works
Department, Waste Water Services, McMinnville Airport Manager, City Manager,
and City Attorney; McMinnville Water and Light; McMinnville School District No.
40; Yamhill County Planning Department;, Ziply Fiber (formerly Frontier
Communications); Recology; Northwest Natural Gas; the Oregon Department of
Transportation, Yamhill County Transit, Yamhill SWCD, and Oregon Department
of Aviation. Comments received are provided in Section IV of this document.

Attachments:

1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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RECOMMENDATION

Based on the findings and conclusionary findings, the Planning Commission finds that the applicable
criteria are satisfied with conditions and RECOMMENDS APPROVAL WITH CONDITIONS of the Zone
Map Amendment (ZC 2-24).

Based on the findings and conclusionary findings, the Planning Commission finds that the applicable
criteria are satisfied with conditions and RECOMMENDS APPROVAL WITH CONDITIONS of the
Subdivision Tentative Plan (S 2-24).

T T T T o
ZC 2-24: RECOMMENDATION: APPROVAL WITH CONDITIONS
S 2-24: RECOMMENDATION: APPROVAL WITH CONDITIONS

T T T T T T T

Planning Commission: Date:
Sidonie Winfield, Chair of the McMinnville Planning Commission

Planning Department: Date:
Heather Richards, Community Development Director

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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. APPLICATION SUMMARY:

Subject Property & Request

This is an application for concurrent review of a zone change (ZC 2-24) and a subdivision tentative
plan (S 2-24) for properties located at 1465 & 1525 SW Cypress Ln., Tax Lots: R4430AD 100 & 201.
See Vicinity Map (Figure 1).

The property includes two tax lots, R4430AD 100 and 201, totaling 2.7 acres. Tax Lot 100 (0.9 acres)
is within the UGB but outside City limits, with County EF-80 zoning. Tax Lot 201 (1.8 acres) is within
the UGB and within City limits, with R-1 zoning.

The applicant has previously applied for annexation, ANX 1-24. An annexation agreement was
authorized by City Council by Resolution 2025-13 on April 22, 2025 and the agreement was approved
by the City Manager (Instrument 202506840). Final annexation approval is subject to completion of
the land use decisions. The decisions would become effective upon annexation of Tax Lot 100 into
the City. The annexation agreement also includes conditions of approval. The Zone Change and
Subdivision Tentative Plan applications were submitted at the same time as the Annexation
application. Through that review and the subsequent application completeness review, some changes
were made to the subdivision application to address conditions of the annexation agreement and
applicable decision-making criteria. Some portions of the applicant’s narrative describe the
subdivision application as originally submitted. Where there are conflicting provisions, the revised
tentative plan reflects the current proposal.

o ZC 2-24. Rezone of Tax Lot 100 from EF-80 to R-3, and rezone of Tax Lot 201 from R-1 to R-
3, so both properties will be zoned R-3. See Existing and Proposed Zoning Map (Figure 2),

e S 2-24. Tentative plan for a 2-phase subdivision to subdivide Tax Lots 100 and 201 into 9 lots
(4 lots in Phase 1 and 5 lots in Phase 2). Note: The tentative plan application also indicates a
future development plan that would result in a future “middle housing land divisions” of Lots 2
and 5 each into two lots, and a future division of Lot 7 into 2 lots. See Applicant’s Proposed
Tentative Plan Map (Figure 3).

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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Figure 1. Vicinity Map/Aerial Photo
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Figure 2. Current and Proposed Zoning (ZC 2-24)
CURRENT ZONING PROPOSED ZONING

Applicant’s Proposed Subdivision Tentative Plan and Future Development Plan (S 2-24)
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IIl. CONDITIONS:

Zone Change ZC 2-24

1.

This land-use approval will not be in effect until any appeals have been resolved and the
subject site has been annexed into the McMinnville city limits, at which time, the R-3 zone will
be applied to the subject site.

Per the annexation agreement, the agreement is void if the property is not annexed within 5
years of the effective date of the annexation agreement.

The applicant shall comply with all terms of the annexation agreement (Instrument
#202506840)

Subdivision Tentative Plan S 2-24

1.

10.

This land-use approval will not be in effect until the subject properties have been rezoned to R-
3, until any appeals have been resolved, and until the subject site has been annexed into the
McMinnville city limits, at which time the tentative plan approval will be effective.

Per the annexation agreement, the agreement is void if the property is not annexed within 5
years of the effective date of the annexation agreement.

The applicant shall comply with all terms of annexation agreement. (Instrument #202506840)

This approval does not include approval of the middle housing land divisions of Lots 2 and 5,
or further division of Lot 7, as shown on the applicant’s tentative plan. Those will require
separate applications.

Per the comments from the Fire District, each lot shall have access that will meet the
requirements of the Fire Code, with defined to within 150 feet of all portions of any future
proposed structures on the new lots.

A public fire hydrant will be required within 600 feet of all future proposed structures.

The applicant shall comply with any Fire Direct requirements for any applicable fire lane
marking and signage.

Per the annexation agreement, the applicant shall vacate the existing public right-of-way within
the cul-de-sac described as “Tract A” on partition plat 2017-10 (City Docket MP 4-16),
instrument #200110830, to the extent it is no longer required due to the new alignment of the
public right-of-way serving the development. Such vacation will need to be completed prior to
the issuance of any building permits associated with Phase 1 of the tentative subdivision plan.

Per the annexation agreement, the applicant shall provide legal access to Tax Lot R4430AD
00300 for at least two buildable lots prior to the platting of Phase 1 of the tentative subdivision
plan. Access easement will need to meet all of the provisions of the McMinnville Municipal
Code.

The developer shall be responsible for requesting approval of the Planning Commission for
any major change of the details of the approved plan. Minor changes to the details of the
approved plan may be approved by the Planning Director. It shall be the Planning Director’s

Attachments:
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decision as to what constitutes a major or minor change. An appeal from a ruling by the
Planning Director may be made only to the Commission. Review of the Planning Director’s
decision by the Planning Commission may be initiated at the request of any one of the
Commissioners.

11. MMC 17.53 doesn’t explicitly address expiration relative to phasing and the applicant hasn’t
identified a phasing schedule.

a.

For Phase 1, within 12 (twelve) months after approval of the tentative plan, the
subdivider shall prepare a final plat in conformance with the tentative plan as approved.
The supplemental information specified in Section 17.53.075(B) of the Zoning
Ordinance shall be submitted with the plat. The subdivider shall submit the original
drawing and two exact copies and any supplementary information to the City Engineer.
Approval of the tentative subdivision plan shall be valid for a one-year period from the
effective date of approval. Upon written request, the Director may approve a one-year
extension of the decision. Additional extensions shall require the subdivider to
resubmit the tentative plan to the Planning Commission and make any revisions
considered necessary to meet changed conditions.

For Phase 2, within 2 years of final plat of Phase 1, the subdivider shall prepare a final
plat in conformance with the tentative plan as approved. The supplemental information
specified in Section 17.53.075(B) of the Zoning Ordinance shall be submitted with the
plat. The subdivider shall submit the original drawing and two exact copies and any
supplementary information to the City Engineer. Upon written request, the Director may
approve a one-year extension of the decision. Additional extensions shall require the
subdivider to resubmit the tentative plan to the Planning Commission and make any
revisions considered necessary to meet changed conditions.

12. The application includes a private alley within a separate tract and a bike and pedestrian path
within a separate tract. These shall be privately owned and maintained. The applicant shall
address in the CCRs rights to use and responsibilities for maintenance for specific lots or an

HOA.

13. With privately owner common tracts, the subdivision may be subject to the Oregon Planned
Community Act, ORS 94.550-94.783. The applicant shall be responsible for compliance with
these provisions.

14. The applicant shall submit a revised tentative plan incorporating additional information and any
revisions necessary as a result of these conditions of approval.

a.

Clearly differentiate “existing” vs. “proposed” utilities, easements, and other features.
Some existing features are labeled as proposed rather than existing. Some existing
features are not shown.

Show the existing 50’ and 10’ easements across tax lot 100 that are referenced on
Partition Plat 2017-10 as dedicated per instrument 200106749.

Reconcile any conflicting information regarding whether there is an existing 8” sanitary
sewer main that extends south from the manhole at the south end of Emily Drive to the
south property line of Tax Lot 100, terminating in a cleanout. across TL 100. Sheets
5.1 and 5.2 currently show a proposed 8” sanitary extension extending south from the
manhole approximately 40 feet.

Attachments:
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d. Identify where the laterals serving the three homes to the west are located on the
subject property and where they connect to the public main.

e. ldentify location of group mailboxes. The applicant shall coordinate the location of
clustered mailboxes with the Postmaster, and the location of any clustered mailboxes
shall meet the accessibility requirements of PROWAG and the State of Oregon
Structural Specialty Code.

15. The applicant shall obtain appropriate plumbing and/or engineering permits for work that
modifies sewer laterals currently on private property, within easements, and/or future right-of-
way.

16. The applicant shall submit civil plans to the Engineering Division for construction of the
subdivision improvements for review and approval.

17. Per MMC Chapter 12, ADA Sidewalk and Driveway Standards are now being applied to all
new construction and remodels. These standards are intended to meet the current ADA
Standards as shown in the “PROWAG” Design Guidelines. These standards can be found on
the following webpage: https://www.access-board.gov/files/prowag/PROW-SUP-SNPRM-
1013.pdf. Prior to final occupancy, the applicant shall construct new driveways and sidewalks
in the right-of-way that conform to these standards.

18. Per MMC Chapter 12, street grades and profiles shall be designed and constructed to meet
the adopted Land Division Ordinance standards and requirements contained in the Public
Right-of-Way Accessibility Guidelines (PROWAG).

19. SW Emily Dr. shall be designed and improved to Local Street standard per the Transportation
System Plan and have the City’s typical crowned section.

20. Per MMC 12.04.120, the final development plans for the subject site shall include a detailed
storm drainage plan which incorporates the requirements of the City’s Storm Drainage Master
Plan. This plan must be submitted to, and approved by, the City Engineering Division prior to
issuance of any development permits. Any utility easements needed to comply with the
approved plan must be reflected on the on the final plat. If the final storm drainage plan
incorporates the use of collection systems and easements, such must be private, rather than
public, and private maintenance agreements must be approved for them. If phasing the
subdivision then the storm plan will need to incorporate the phases appropriately.

21. Per MMC 12.04.120, the final development plans for the subject site shall include a detailed
sanitary sewerage collection plan which incorporates the requirements of the City’s Collection
System Facilities Plan. The plan must be submitted to, and approved by, the City Engineering
Division prior to issuance of any development permits. Any utility easements needed to
comply with the approved plan must be reflected on the on the final plat. The structures
located within the subject site are required to connect to the sanitary sewer as soon as service
is available. If phasing the subdivision, then the sanitary sewer plan will need to incorporate
the phases appropriately.

22. The applicant shall submit an application for a Street Tree Plan at such time as will allow for
review and approval to occur in coordination with the civil plans to ensure distances between
utilities, access, and street tree locations are consistent with applicable standards.

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD


https://www.access-board.gov/files/prowag/PROW-SUP-SNPRM-1013.pdf
https://www.access-board.gov/files/prowag/PROW-SUP-SNPRM-1013.pdf

ZC 2-24 & S 2-24 — Decision Document Page 11

23.

24.

25.

26.

27.

28.

29.

30.

Street trees and irrigation locations shall be identified with the civil plan submittal to allow for
coordination with utility and access layout.

If final approved civil plans conflict with previously approved landscape plans and irrigation
plans, the landscape and irrigation plans will need to be revised to reflect the final civil design.

Any landscape and irrigation required for any stormwater detention facilities shall be reviewed
with the civil engineering design submittal.

Prior to the City issuing permits, the applicant shall provide the City with an approved 1200C
Permit from DEQ or provide the City with written documentation from DEQ that a 1200C
permit is not required.

The applicant shall secure all required state and federal permits, including if applicable, those
related to construction of the storm drain outfalls, the federal Endangered Species Act, Federal
Emergency Act, and those required by the Oregon Department of State Lands, US Army
Corps of Engineers, and DEQ. Copies of the approved permits shall be submitted to the City
prior to the City issuing permits.

For the public water system, the applicant’s engineer shall design the system to MW&L
specifications. MW&L will review/approve this design. An Extension Agreement will be
required for developers contractor to install the future public water system improvements.

For power, MW&L will require a subdivision design application along with the applicable fees.
This project will also require a Line Extension Agreement between MW&L and the
Owner/Developer. MW&L will coordinate with the developer's engineer to design the power for
the development onto 60% plans or a composite utility plan. After completion of the power
design, MW&L may require additional easements.

Per MMC 12.04.010, the applicant shall enter into a Construction Permit Agreement with the
City’s Engineering Division prior to the construction of any public infrastructure.

31. Per MMC Chapter 13, a sewer capacity study may need to be provided to the City of
McMinnville Engineering Division. The capacity study will be done through a reimbursement
agreement with the Engineering Division prior to the issuance of any development permits.

32. Per MMC Chapter 13, for any private sanitary sewer to remain, the applicant shall evaluate the
existing sanitary sewer system onsite for defects that allow inflow and infiltration (I&I) of
rainwater into the sanitary sewer system. The City has an aggressive I&l program that
specifically targets aging sewer infrastructure. Prior to issuance of a building permit, sewer to
remain shall be video inspected and any defects found in the sewer infrastructure shall be
repaired or replaced. Contact the City Engineering Division for further information and
assistance.

33. The existing homes on TL 100 and TL 201 are currently served by septic systems. Three
homes on lots to the west are served by sanitary sewer that is currently within easements on
the subject property, where right-of-way will be dedicated and public facilities installed. Those
homes will be connected to the public sewer main which will be in right-of-way with the new
street extension. Any sanitary sewer inspections and repair or replacement shall be
addressed prior to any revised connections to the sewer main extension and prior to
construction of the new street extension).
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34.

35.

36.

37.

38.

39.

40.

41.

42.

Prior to final plat, the applicant shall submit evidence that all fill placed in the areas where
building sites or streets are expected is engineered. Evidence shall meet with the approval of
the City Building Division and the City Engineering Division.

Prior to final plat, Restrictive Covenants, Conditions, and Restrictions (CC&Rs) shall be
prepared for the development and must meet with the approval of the Planning Director prior
to final plat approval.

Prior to final plat for Phase 1, the existing home on Tax Lot 100 shall be disconnected from the
septic system and connected to municipal sewer. The applicant shall provide evidence that
the septic system has been decommissioned in accordance with applicable regulations.

Prior to final plat for Phase 1, the existing home on Tax Lot 100 shall be disconnected from the
well and connected to municipal water. The applicant shall provide evidence that the well has
been decommissioned in accordance with applicable regulations.

Prior to final plat for Phase 2, the existing home on Tax Lot 201 shall be disconnected from the
septic system and connected to municipal sewer. The applicant shall provide evidence that
the septic system has been decommissioned in accordance with applicable regulations.

Prior to final plat for the respective phase, all street trees shall be installed or security in place
in accordance with the approved street tree plan. All trees shall be a two-inch minimum
caliper, exhibit size and growing characteristics appropriate for the particular planting strip, and
be spaced as appropriate for the selected species and as may be required for the location of
above ground utility vaults, transformers, light poles, and hydrants.

Prior to final plat, documents creating a Homeowner’s Association for the subdivision and
assigning to it maintenance responsibilities of any common ownership features must be
submitted to and approved by the Planning Director. In order to assure that the Homeowner’s
Association maintains and repairs any needed improvements, the Covenants, Conditions, and
Restrictions (CC&Rs) shall explicitly require the Homeowner’s Association to provide notice to
the City prior to amending the CC&Rs, and that all such amendments shall be subject to
approval by the Planning Director in writing. Additionally, the CC&Rs shall prohibit the
Homeowner’s Association from disbanding without the consent of the Planning Director. The
CC&Rs shall be reviewed by and subject to City approval prior to final plat approval.

If street trees are not installed prior to final plat, the subdivider shall provide security for their
installation prior to final plat.

If security was provided prior to final plat for installation of street trees, the applicant shall
complete installation of street trees, per the timing described below. The applicant shall plant
street trees within curbside planting strips in accordance with the approved street tree plan
and the City’s street tree standards and specifications. All street trees shall be of good quality
and shall conform to American Standard for Nursery Stock (ANSI Z60.1). The Planning
Director reserves the right to reject any plant material which does not meet this standard.

a. Trees shall be provided with root barrier protection in order to minimize infrastructure
and tree root conflicts. The barrier shall be placed on the sidewalk side of the tree and
the curb side of the tree. The root barrier protection shall be placed in 10-foot lengths,
centered on the tree, and to a depth of eighteen (18) inches. In addition, all trees shall
be provided with deep watering tubes to promote deep root growth.

b. Each year the applicant shall install street trees, from November 1 to March 1, adjacent
to those properties on which a structure has been constructed and received final
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40.

41.

42.

43.

44,

occupancy. This planting schedule shall continue until all platted lots have been
planted with street trees.

c. lt shall be the applicant's responsibility to obtain approval for any relocation of trees as
may be necessary to accommodate individual building plans, consistent with applicable
standards. The applicant shall also be responsible for the maintenance of the street
trees, and for the replacement of any trees which may die, for one year from the date
of planting.

If street trees are not installed prior to final plat, the subdivider shall provide security for their
installation prior to final plat.

All required improvements shall be installed or secured prior to final plat. Any improvements
which were secured prior to final plat approval shall be completed in accordance with the
construction permit agreement.

At the completion of Phase 1 of the development, the applicant shall install a barricade
consistent with City standards at the terminus of Emily Ln., unless the Fire District requires an
emergency vehicle turnaround. The barricade shall include a sign with text stating: “This
street is planned for extension to serve future development.”

Sheet 7 of the applicant’s plan set shows existing trees proposed for retention and removal.
Prior to removal of trees, the applicant shall obtain written approval by the Planning Director
based on the criteria in Chapter 17.58.

The final plat shall include 10-foot utility easements along both sides of all public rights-of-way
for the placement and maintenance of required utilities. If there are any conflicts with any
existing exclusive MWL easements, the applicant shall be responsible for obtaining any
required consent.

lll. ATTACHMENTS:

1.

ZC 2-24 & S 2-24 Application and Attachments

1. Original application submittal for all applications
b. 2. HOA and CCRs Oultline
c. 3.Memo
d
e

o

4. 7-page tentative plan revised 11-7-2025
5. New Supplemental Sheets 5.1 (Utilities Phase 1) and 5.2 (Utilities Phase 2) added to
previous (11-7-2025) 7-page tentative plan submittal.

f. 6. 1-25-2026 Letter from Applicant’s Engineer re: Sanitary and Storm

2. Annexation Agreement
3. Letter from Yamhill SWCD
IV. COMMENTS:

Agency Comments

This matter was referred to the following public agencies for comment: McMinnville Fire District,
Engineering Division, Building Division, Public Works Department, Waste Water Services, McMinnville
Airport Manager, City Manager, and City Attorney; McMinnville Water and Light; McMinnville School
District No. 40; Yamhill County Planning Department; Ziply Fiber (formerly Frontier Communications);
Recology; Northwest Natural Gas; the Oregon Department of Transportation, Yamhill County Transit,
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Yamhill SWCD, and Oregon Department of Aviation. Comments received are provided in Section IV of
this document.

Responses were received from the following agencies, provided below or attached:
McMinnville Engineering

McMinnville Water & Light

McMinnville Fire District

Yamhill Soil & Water Conservation District

McMinnville Engineering Division

Suggested Conditions of Approval:

Per MMC 12.04.010 The applicant will enter into a Construction Permit Agreement with the
City’s Engineering Department prior to the commencement of construction of any public
infrastructure.

Provide the City with an approved 1200C Permit from DEQ or provide the City with written
documentation from DEQ that a 1200C permit is not required.

Per MMC Chapter 12 - ADA Sidewalk and Driveway Standards are now being applied to
all new construction and remodels. prior to the commencement of construction of any
public infrastructure. These standards are intended to meet the current ADA Standards as
shown in the "PROWAG" Design Guidelines. The standards can be found at the following
webpage: https://www.access-board.gov/files/prowag/PROW-SUP-SNPRM-2013.pdf prior
to final occupancy, the applicant shall construct new driveways and sidewalks in the right-
of way that conform to these standards.

Per MMC Chapter 12 Street grades and profiles shall be designed and constructed to meet
the adopted Land Division Ordinance standards and the requirements contained in the
Public Right-of-Way Accessibility Guidelines (PROWAG).

SW Emily Ct shall be improved to Local Street standard per the Transportation System
Plan and have the City’s typical crowned section.

The applicant shall secure all required state and federal permits, including, if applicable,
those related to construction of the storm drain outfalls, the federal Endangered Species
Act, Federal Emergency Management Act, and those required by the Oregon Division of
State Lands, U.S. Army Corp of Engineers, and DEQ. Copies of the approved permits shall
be submitted to the City prior to the City issuing permits.

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

Per MMC 12.04.120 that final development plans for the subject site include a detailed
storm drainage plan which incorporates the requirements of City’s Storm Drainage Master
Plan. This plan must be submitted to, and approved by, the City Engineering Department
prior to issuance of any development permits. Any utility easements needed to comply
with the approved plan must be reflected on the final plat. If the final storm drainage plan
incorporates the use of collection systems and easements, such must be private, rather
than public, and private maintenance agreements must be approved by the City for them. If
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phasing the subdivision then the storm plan will need to incorporate the phases
appropriately.

o Per MMC 12.04.120 the final development plans for the subject site include a detailed
sanitary sewerage collection plan which incorporates the requirements of City’s Collection
Systems Facilities Plan. This plan must be submitted to, and approved by, the City
Engineering Department prior to issuance of any development permits. Any utility
easements needed to comply with the structures located within the subject site are
required to connect to the sanitary sewer systems as soon as service is available. If
phasing the subdivision then the sanitary sewer plan will need to incorporate the phases
appropriately.

o If final approved civil plans conflict with previously approved landscape and irrigation plans,
the landscape and irrigation plans will need to be revised to reflect final civil design.

o Any landscape and irrigation required for any stormwater detention facilities will be
reviewed with the civil engineering design submittal.

o Per MMC Chapter 13, for any private sanitary sewer to remain the applicant shall evaluate
the existing sanitary sewer system onsite for defects that allow inflow and infiltration (I&I) of
rain water into the sanitary sewer system. The City has an aggressive 1&l program that
specifically targets aging sewer infrastructure. Prior to the issuance of a building permit,
sewer to remain will be video inspected and any defects found in the sewer infrastructure,
will be repaired or replaced. Contact the City Engineering Department for further
information and assistance.

o Per Chapter 13 of the MMC a sewer capacity study may need to be provided to the City of
McMinnville Engineering Department. The capacity study will be done through a
reimbursement agreement with the Engineering department prior to the issuance of any
development permits.

¢ Per the annexation agreement applicant shall vacate the existing public right-of-way within
the cul-de-sac described as Tract “A” on partition plat No. 2017-10 (City Docket MP 4-16)
instrument #200110830, to the extent that it is no longer required due to the new alignment
of the public right-of-way serving the development. Such a vacation will need to be
completed prior to the issuance of any building permits associated with phase 1 of the
tentative subdivision plan.

o Per the annexation agreement the applicant shall provide legal access to Tax Lot
R4430AD 00300 for at least two buildable lots prior to the platting of phase 1 of the
tentative subdivision plan. Access easement will need to meet all of the provisions of the
McMinnville Municipal Code.

¢ Note: The tentative utility/public infrastructure layout is for project feasibility, and these
conditions of approval are not meant to be an approval of those facilities. These approvals
will come during the review of Civil Engineered plans and the execution of a construction
permit agreement.

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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McMinnville Water & Light

Water comments:

Re: Attachment 3 (Applicant’s November 7, 2025 Completion Clarification Memo for Kamm
Estates): Items 1 & 6: Indicate the public water system will be designed by MW&L. The
design will come from the developer’s engineer and will be designed to MW&L specifications.
MWA&L will review/approve this design. An Extension Agreement will be required for
developer’s contractor to install the future public water system improvements.

Power comments:

MWA&L will require a subdivision design application along with the applicable fees. This project
will also require a Line Extension Agreement between MW&L and the Owner/Developer.
MWA&L will coordinate with the developer's engineer to design the power for the development
onto 60% plans or a composite utility plan . After completion of the power design, MW&L may
require additional easements.

McMinnville Fire District

The Fire District will require access to within 150 feet of all portions of any future proposed
structures on the new lots. In addition, a public fire hydrant will be required within 600 feet of
all future proposed structures.

Yamhill Soil & Water Conservation District
Please see attached letter.

Public Comments

Notice of this request was mailed to property owners located within 300 feet of the subject site. As of
March 12, 2026, no written public testimony has been submitted.

V. FINDINGS OF FACT - PROCEDURAL FINDINGS

1.

The applications for the Annexation (ANX 1-24), Zone Change (ZC 2-24), and Subdivision
Tentative Plan (S 2-24) were submitted with the appropriate fees on June 20, 2024 as part of the
annexation application. The applicant submitted the necessary documentation to demonstrate a
neighborhood meeting was noticed and held in accordance with the provisions of Section
17.72.095 of the Zoning Ordinance.

The City Council approved Resolution 2025-13 on April 22, 2025 authorizing the City Manager to
sign an Annexation Agreement for the future annexation of Tax Lot R4430AD-00100. The
Annexation Agreement was executed on July 14, 2025.

The completeness review period for applications ZC 2-24 & S 2-24 was commenced upon approval
of resolution authorizing the annexation agreement. The concurrent applications were initially
deemed incomplete on May 15, 2025.

On November 7, 2025, the applicant provided an email that met one of the requirements under
ORS 227.178(2) to deem the application complete. The applications were deemed complete on
November 7, 2025.

On November 21, 2025, the applicant requested a 60-day extension request to the 120-day
processing timeline. On January 13, 2026, the applicant requested an additional 80-day extension

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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10.

11.

to the 120-day processing timeline. That provides for a decision within 260 days of November 7,
2025, which is July 25, 2026.

Additional information was submitted by the applicant on January 28, 2026.

On February 12, 2026, notice of the application was provided to the Oregon Department of Land
Conservation and Development (DLCD).

On February 11, 2026, notice of the application was referred to the following public agencies for
comment in accordance with Section 17.72.120 of the Zoning Ordinance: McMinnville Fire District,
Engineering Division, Building Division, Public Works Department, Waste Water Services,
McMinnville Airport Manager, City Manager, and City Attorney; McMinnville Water and Light;
McMinnville School District No. 40; Yamhill County Planning Department; Ziply Fiber (formerly
Frontier Communications); Recology; Northwest Natural Gas; the Oregon Department of
Transportation, Yamhill County Transit, Yamhill SWCD, and Oregon Department of Aviation.

Comments received from agencies are addressed in Section |V of this Decision Document.

On February 24, 2026 notice of the application and the March 19, 2026 Planning Commission
public hearing was mailed to property owners within 300 feet of the subject property in accordance
with Section 17.72.120 of the Zoning Ordinance.

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

The Planning Commission held a public hearing on March 19, 2026 to consider the requests.

V1. FINDINGS OF FACT - GENERAL FINDINGS

Location:
o Site Address: 1465 & 1525 SW Cypress Ln.
o Map & Tax Lot: R4430AD 00100 & 00201

Size: 2.7 acres (TL 100 is 0.9 acres, TL 201 is 1.8 acres)
Comprehensive Plan Map Designation: Residential
Zoning:
a. Subject Property: TL 100: County EF-80; TL 201: R-1
b. Surrounding Property: R-3 to the north, R-4 and unincorporated County
islands/zoning to the east, R-1 and unincorporated County land/zoning to the south
and west
Current Use/Development:
a. Subject Property: The subject property includes two tax lots. Tax lot 201 was
created in its current configuration following a series of partition and property line

adjustments. Some of these resulted in easements and utilities serving subject
properties and adjacent properties.

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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Michael & Christy McCoy Family Living Trust

There is an existing home (to remain) and outbuildings on TL 201. There is an
existing home (to remain) and outbuildings on TL 100. Some outbuildings have since
been removed. There are several existing access and utility easements, and an
emergency vehicle access easement, across portions of the subject property, and a
previously dedicated “half-circle” of tract of land dedicated to the public, currently
located between TLs 100 and 201, which isn’t contiguous to right-of-way. There is an
access and utility easement across the property with a gravel surface which serves
existing homes to the west. There are additional easements on TLs 100 and 201
related to prior partitions and property line adjustments.

The existing home on TL 100 is currently served by a well and septic system. The
existing home on TL 201 is currently served by a septic system and with public water in
Cypress Ln.

b. Surrounding Property: Detached housing on R-1 property to west and south,
detached housing to east and southwest of Discovery Meadows Park), detached and
attached housing to north, and vacant on EF-80 to west (area between floodplain and
subject property).

6. Inventoried Significant Resources:
a. Historic Resources: None ldentified
b. Other: None Identified

7. Natural Features:
a. The property is generally level
b. The property contains several mature trees, as shown on the applicant’s tentative plan.
Sheet 7 of the applicant’s plans set identifies trees on the property, and those proposed to
be removed or retained. Trees on the westerly portion of unincorporated Tax Lot 100
referenced in the applicant’s narrative were on unincorporated Tax Lot 100 and were since
removed prior to the annexation agreement.

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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9.

Transportation and Access:

The subject properties would be accessed from Emily Drive via Alexandria Street. Emily Drive
would be extended into the property, terminating with a cul-de-sac. Some lots are proposed to
retain direct access onto Cypress Ln. There is also a proposed pedestrian access and a
proposed private alley between the extension of Emily Drive and Cypress Ln. There is a small
portion of the property to the west that is north of the floodplain with no other access on other
sides. The proposed subdivision would provide a private access easement and a utility
easement across the subject property to that property. Just south of tax Lot 100 is a small
“half-circle” of right-of-way that was originally dedicated intended to be the south half of a cul-
de-sac bulb. The cul-de-sac will be further south, so a portion of the current half-circle will
need to be vacated.

a. Cypress Ln. Cypress Ln. is classified as a Minor Collector. It has a 60-foot wide right-
of-way. Along the frontage, it is 36’ wide from face of curb to face of curb. Itis
improved with 2 travel lanes, bike lanes on both sides, and curb/gutter/sidewalk on
both sides, with curb-tight sidewalk, with no on-street parking. It is posted for 25mph
speed and has a double-yellow centerline.

Tax lots 100 and 201 both have frontage on Cypress Ln. There are currently three
accesses onto Cypress Lane: The driveway serving the existing home on Tax Lot 201,
an access easement serving the existing homes to the west, and the driveway serving
the existing home on Tax Lot 100.

b. Emily Dr. Emily Drive is classified as a local street. It has a 50-foot wide right-of-way.
It is 26’ wide from face of curb to face of curb. It has on-street parking on both sides,
and curb/gutter/planter strip/sidewalk on both sides. It terminates at the north property
line of Tax Lot 100, where there is an existing barrier.

c. Unimproved ROW. There is a small area of right-of-way that was previously
dedicated. A portion will need to be vacated with the proposed tentative plan.
Additional right-of-way will be dedicated consistent with the proposed cul-de-sac
extension.

d. Other. Existing easements, including the access and utility easements across the
property which serve the residential lots to the west will need to be vacated or the
disposition otherwise addressed where they will overlap with proposed right-of-way and
other public easements.

Public Facilities:

a. Sanitary Sewer. The three homes to the west are served with sanitary sewer via
easements across Tax Lots 100 and 201. There is an 8” sanitary sewer main in Emily
Drive that terminates in a manhole at the end of the right-of-way. Figure A. In
conjunction with MP 4-17, it appears the 8-inch main was extended approximately 75
feet south to approximately the southerly property line of Tax Lot 100, terminating in a
clean-out. From there, it appears a 4-inch lateral was extended westerly in an
easement to serve Tax Lots 202 and 203.. Figure B. At the time of property line
adjustment BLA 4-18, an easement was also established for an existing sewer lateral
that appears to extend southerly from the end of the 8-inch main to serve Tax Lot 200
to the west. Figure C.

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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The subject property is at a high point, and the southern terminus of the sewer
extending south from Emily Drive is shallow, so it can’'t be extended south to serve all
lots in both phases. Attachments 5 and 6 of the application from the applicant’s
engineer describe the proposed sewer extensions. However, the plans show a
proposed extension of the 8” sewer main from the manhole at the south side of Emily
Drive to extend 40’ south. There appears to be a conflict, and this doesn’t appear to
reflect the existing main that appears to have been extended approximately 75 feet
south from the manhole, terminating in a cleanout, in conjunction with MP 4-17.

The Lots in Phase 1 are proposed to be served with gravity sewer flowing north to
Emily Drive. Some lots, generally Phase 2, are proposed to be served via extension of
the sanitary sewer currently located in Cypress Ln. near the NE corner of the property
near Shirley Ann Dr. which is deeper. It would be extended down Cypress Ln., through
the proposed private alley in Phase 2, and south on the new extension of Emily Dr.

Portions of existing private sewer laterals within the proposed right-of-way would need
to be abandoned and laterals serving existing homes would need to be connected to
the new sewer mains to be installed as part of the subdivision.

The applicant’s proposal to serve the existing home on TL 201 (future Lot 7) is with a
lateral to the sewer main extension in Emily Dr. Depending on adequacy of depth, a
private pump may be required.

Figure A
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Stormwater. Storm lines are present to the northeast in Cypress Ln. near Shirley Ann

Dr. and to the southeast near the curve in Cypress Ln. Storm lines are present to the
north In Emily Dr. near Emily Ct. Attachment 6 of the application discusses options
and the proposed storm drainage for Phases 1 and 2. Again, due to the high point and
flatness of the area, the applicant notes that options for flow are challenging. In part,
the applicant is proposing an approach that is not currently part of McMinnville’s
standard specifications, and has provided an example of a design standard from the

Attachments:
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City of Newberg. As proposed, as part of Phase 1, this would convey runoff to a “V”
swale south of the proposed private alley, and would be converted to a stormwater

planter between the private alley and pedestrian way as part of Phase 2.
Attachments 5 and 6.

The tentative plan also shows proposed storm drainage easements along the south
side of the property and the property to the west, and an existing storm drainage

easement, to drain to Peavey reservoir. This was discussed in the Engineer’s letter
Attachment 6, but was not identified as their preferred option.
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c. Water and Power. 10” water is present in Cypress Ln. and 8” water is present in
Emily Dr. Water and power would need to be extended to serve the lots consistent with

McMinnville Water & Light standards and requirements. (See MWL comments
provided).

Vil. CONCLUSIONARY FINDINGS:

The Conclusionary Findings are the findings regarding consistency with the applicable criteria for the
application.

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

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

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

Attachments:
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Zone Change (ZC 2-24)

The criteria for the Zone Change are addressed in the order below, which is different than presented in
the application submittal:

e Zoning Ordinance 17.74.020. Comprehensive Plan Map Amendment and Zone Change —
Review Criteria
e Zoning Ordinance - Other Provisions Addressed by Applicant
o Chapter 17.18. R-3 Zone
o Comprehensive Plan. (includes locational policies for proposed zoning, consistency with
adopted/identified land needs, public facilities policies, and great neighborhood principles).
¢ Annexation Agreement.
o State Law.
o OAR 660-012-0060. Transportation Planning Rule, Plan and Land Use Regulation
Amendments.

McMinnville Zoning Ordinance

Chapter 17.74. Review Criteria

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

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

APPLICANT’S RESPONSE: Section 17.74.020 (A-C) is satisfied by this proposed rezoning request in that
the proposed zone change is consistent with the goals and policies of the McMinnville Comprehensive Plan as
described in more detail above in the specific findings for each applicable Comprehensive Plan goal and policy.

This Section exempts the current zone change proposal from addressing sub (B) above since this submitted
set of land use applications proposes to residentially develop the two subject parcels with needed housing. As
demonstrated in Exhibit 85 of the McMinnville Housing Needs Analysis (2023), McMinnville is in need of

Attachments:
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additional housing of all types including those dwelling unit types permitted by the R-3 zone to meet projected
dwelling unit needs through the year 2041. Table 85 is reproduced here for your reference.

Exhibit 85. Forecast of Demand for New Dwelling Units by Type,
McMinnville UGB, 2021 to 2041

Source: Calculations by ECONorthwest. Note: DU is dwelling unit.

Variable Needed Mix

Needed new dwelling units (2021-2041) 4,657
Dwelling units by structure type
Single-family detached

Percent single-family detached DU 55%
equals Total new single-family detached DU 2,561
Single-family attached
Percent single-family attached DU 12%
equals Total new single-family attached DU 559
Multifamily
Percent multifamily 33%
equals total new multifamily 1,537
Total new dwelling units (2021-2041) 4,657

An understanding of how those needed dwelling units are proposed to be allocated through the application of
McMinnville’s local land use program is informative and goes to the question of whether more R-3 zoned land
is needed within the McMinnville city limits. Exhibits 113 and 114 of the McMinnville Housing Needs Analysis
(2023) demonstrate that, yes, in fact, additional R-3 land, such as that proposed by this rezoning request, is
needed to meet projected housing needs within McMinnville. Exhibits 113 and 114 of the McMinnville Housing
Needs Analysis (2023) demonstrate this and are provided here for your convenience.

Attachments:
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Exhibit 113. Scenario Model: Comparison of Capacity of Existing Residential Land with Need for
New Dwelling Units and Land Surplus or Deficit, Existing Mix, McMinnville UGB, 2021 to 2041

Source: Buildable Lands Inventory; Calculations by ECONorthwest. Note: DU is dwelling unit.

Capacity Demand Capacity minus Approx. Land

Zoning Districts (Dwelling Units) (Dwelling Units) Demand Surplus or (Deficit)

(Dwelling Units) -Gross Acres-
R-1 Single Family Residential 449 687 (238) (77)
R-2 Single Family Residential 561 1984 (1,423) (331)
R-3 Two Family Residential 28 247 (219) (46)
R-4 Multiple-Family Residential 127 1506 (1,379) (2286)
O-R Office/Residential 3 0 3 0
C-3 General Commercial - 0 0 0
County Zoning 1753 0 1753 358
Total 291 4424 {1.503) {321)

Exhibit 114. Scenario Model, Comparison of Capacity of Existing Residential Land with Need for
New Dwelling Units and Land Surplus or Deficit, Historical Mix, McMinnville UGB, 2021 to 2041

Source: Buildable Lands Inventory; Calculations by ECONorthwest. Note: DU is dwelling unit.

Zoning Districts Capacity Demand Capl?;f;irtr:’a"r::ci:lr‘lus Surp;;?::‘:; (I-SZ';C&)
(Dwelling Units) (Dwelling Units) (Dwelling Units) Gross Acres-

R-1 Single Family Residential 449 687 (238) (77
R-2 Single Family Residential 561 1968 (1,407) (327)
R-3 Two Family Residential 28 247 (219) (46)
R-4 Multiple-Family Residential 127 1522 (1,395) (229)
O-R Office/Residential 3 0 3 0
C-3 General Commercial - 0 0 0
County Zoning 1,753 0 1,753 358
Total 2921 4424 {1.503) (320)

Through realization of R-3 development opportunities on this site, additional dwelling units will be added to
McMinnville’s housing supply and will help meet the residential needs shown in Exhibit 85. Although these
rezoning requests are not subject to sub (B) it is yet instructive to note that the proposed zone changes are
orderly and timely based on the pattern of development in the surrounding area and McMinnville’s stated land
use need. The development pattern in the surrounding area is varied. Specifically, adjacent land to the north
is developed with the R-3 PD zoned Cypress Meadows First Addition residential subdivision and the
southeastern corner of the R-3 PD zoned Kathleen Manor Manufactured Home neighborhood. Adjacent
to the site’s eastern edge is SW Cypress Lane beyond which is the R-4 zoned Harmony Fields Addition
residential subdivision as well as other residentially developed unannexed land. Adjacent R-1 zoned
rural residential development exists to the west and along most of the site’s southern edge. This
requested rezoning proposes to continue the adjacent R-3 base zoning further to the south to enable
greater and compatible urban residential density than would otherwise be achievable.

This area is well served by the established, existing sanitary and storm sewer systems as well as other
public utilities which are available at the north and east edges of the project area and can be readily
extended, as required by the City, to sufficiently serve the proposed residential development. Please
refer to graphic representations of existing adjacent public utility locations provided earlier in these
findings.

FINDING (17.74.020(A)-(C)): SATISFIED WITH CONDITIONS.
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A. SATISFIED WITH CONDITIONS. Please see the respective section of these findings that
addresses the Goals and Policies of the Comprehensive Plan. For specific findings and
conditions.

B. NOT APPLICABLE. The land use designated for residential use on the plan map, and the
proposed amendment concerns needed housing.

C. SATISFIED WITH CONDITIONS. Utilities and services can be efficiently provided to serve the proposed
uses or other potential uses in the proposed zoning district. As a condition of approval, a sewer capacity
analysis may be required.

In addition, a condition of approval requires the annexation to be finalized before the rezone is
effective.

Chapter 17.18. R-3 Medium-Density, 6,000 SF Lot Residential Zone

17.18.010 Permitted Uses. In an R-3 zone, the following uses and their accessory uses are
permitted:

A. Tiny Houses, Single detached dwelling;

B. Middle Housing

1. Plexes: Duplex Dwelling, Triplex Dwelling, Quadplex Dwelling (minimum
lot size of seven thousand square feet)

2. Cottage Clusters

3. Townhouses

C. Single Room Occupancy — Small Housing
D. Accessory Dwelling Unit (ADU)

APPLICANT’S RESPONSE: Section 17.18.010 (A-D) is satisfied by this zone change request in that each of
the two subject parcels are greater than the 6,000 square foot minimum lot size required by the R-3 zone and
could each accommodate all of the dwelling unit types listed by this Section. Additionally, the development aim
of this combined application submittal is to provide additional housing opportunities serving the broader
community through development of the proposed subdivision. While the specific dwelling unit types and
designs for each of the proposed lots have not been determined at this time, the lot size and dimensional
standards of the R-3 zone make possible a range of dwelling unit types provided by 17.18.010 (A-D), most of
which can be realized on each of the proposed R-3 lots.

17.18.030 Lot Size. In an R-3 zone the lot size shall not be less than six thousand square
feet except as provided in Section 17.11.070(C), Table 1(C), Townhouses.

17.18.040 Yard Requirements. In an R-3 zone, each lot shall have yards of the following
size unless otherwise provided for in Section 17.54.050:

A. A front yard shall not be less than fifteen feet, except as provided in Section
17.11.030(C), Table 1(d), Cottage Clusters.

B. A rear yard shall not be less than twenty feet, except as provided in Section
17.11.030(C), Table 1(f), Cottage Clusters.
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C. A side yard shall not be less than seven and one-half feet. An exterior side yard
on the street side of a corner lot shall be not less than fifteen feet, except as
provided in Section 17.11.030(C), Table 1(c), Cottage Clusters.

17.18.050 Building Height. In an R-3 zone, a building shall not exceed a height of thirty-five
feet.

17.18.060 Density Requirements. In an R-3 zone, the maximum density for single attached
dwellings may not exceed four dwelling units per 6,000 square feet, whichever is
less. Density maximums may not apply to any other permitted housing types,
including accessory dwelling units.

APPLICANT’S RESPONSE: Sections 17.18.030, 17.18.040 (A-C), 17.18.050 and 17.18.060 are satisfied by
this rezoning request in that each of the two subject parcels are greater than the 6,000 square foot minimum lot
size required by the R-3 zone.

Both of the existing single-family residences that are to remain on this development site are less than the
maximum allowed building height of 35 feet. All other current on-site structures, except for incidental, zoning
compliant garden shed type structures, will be removed prior to platting. The two residences and all remaining
structures will comply with the setback requirements of the R-3 zone with one exception which pertains to the
existing garage on the northern, annexation parcel. This garage currently sits approximately 3.5 feet from the
parcel’s north property line (an interior side lot line). Section 17.18.040 (C) of the McMinnville Zoning Ordinance
requires a minimum side yard setback of 7.5 feet. With approval of this parcel's attendant zone change
application or subdivision application, the current garage placement immediately becomes a setback
encroachment (a zoning non-conformity) and would violate the R-3 side yard setback requirements. The
Comprehensive Plan prohibits approval of land use actions that create new zoning violations. To remedy this
situation, this subject garage will be removed so as to not create a zoning violation and we welcome application
of a condition of approval to this effect.

These rezoning requests comply with the R-3 density requirements in that each of the two parcels to be rezoned
are currently improved with only one residence each and are therefore not in excess of the residential density
which the R-3 zone allows. Therefore, the requirements of these policies have been satisfied.

FINDING (CHAPTER 17.18): SATISFIED/NOT APPLICABLE. The permitted uses and development
standards of the R-3 zone are not criteria for a zone change. However, the information provided by the
applicant relative to these provisions of the R-3 zone is supporting information which helps demonstrate
the Comprehensive Plan goals and policies are met for the rezone, that the proposed rezone addresses
needed housing, and that the proposed rezone to R-3 won’t (1) exclude needed housing; (2) unnecessarily
decrease densities; or (3) require special conditions which would have the effect of discouraging needed
housing through unreasonable cost or delay.

Comprehensive Plan Volume Il:

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

The implementation of many of the goals, policies, and proposals as they apply to quasi-judicial land
use applications are accomplished through the provisions, procedures, and standards in the city codes
and master plans, which are sufficient to adequately address applicable goals, policies, and proposals
as they apply certain applications, and are not addressed below

The following findings are made relating to specific Goals and Policies:
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Chapter V. Housing and Residential Development

GOAL V 1:

Policy:

60.00

GOAL V 2:

Policy:

68.00

TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR
ALL CITY RESIDENTS.

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

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.

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

APPLICANT’S RESPONSE: Goals V 1 and V 2 and Policies 60.00 and 68.00 are satisfied by this zone
change request in that its approval would make possible the review and approval of the companion
subdivision application to provide the opportunity for additional housing stock to be added to the City.
Upon development approval, the application of the Uniform Building Code guarantees the quality of the

new, resultant housing.

An urban level of services can be made available to adequately serve

development on the site which is located within the urban growth boundary and adjacent to established

residential development thereby promoting a compact urban form.

Medium density residential

development is also consistent with the adjacent and nearby development pattern as there are numerous
R-3 and R-3 PD zoned residential neighborhoods located directly north of the subject site.

Policies:

58.00

71.00

71.09

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

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

Medium and Medium-High Density Residential (R-3 and R-4) — The majority of
residential lands in McMinnville are planned to develop at medium density range
(4 — 8 units per net acre). Medium density residential development uses include
small lot single-family detached uses, single family attached units, duplexes and
triplexes, and townhouses. High density residential development (8 — 30 dwelling
units per net acre) uses typically include townhouses, condominiums, and
apartments.
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1. Areas that are not committed to low density development;
2. Areas that have direct access from collector or arterial streets;
3. Areas that are not subject to development limitations such as topography,

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

6. Areas that can be buffered from low density residential areas in order to maximize
the privacy of established low density residential areas.

71.10 The following factors should be used to define appropriate density ranges allowed
through zoning in the medium density residential areas:

1. The density of development in areas historically zoned for medium and high
density development;

2. The topography and natural features of the area and the degree of possible
buffering from established low density residential areas;

3. The capacity of the services;

4. The distance to existing or planned public transit;

5. The distance to neighborhood or general commercial centers; and
6. The distance from public open space.

APPLICANT’S RESPONSE: Policies 58.00, 71.00, 71.09 (1-5) and 71.10 (1-6) are satisfied by this zone change
request in that McMinnville’s land development ordinance provides opportunities for development of a variety of
housing types and densities; most of which are permitted within the requested R-3 zoning designation including
single dwellings and common property ownership arrangements. The subject site is designated R (Residential)
on the McMinnville Comprehensive Plan Map and R-3 is a supported zoning designation within the Residential
Plan designation.

Permitted uses within the R-3 zone include small lot single-family detached uses, single family attached units,
duplexes, triplexes, and townhouses. While, at the time of this application submittal, we have not determined the
specific dwelling type(s) intended for each of the proposed subdivision lots, most of the dwelling types permitted
by the R-3 zone can be accommodated on many of the proposed lots which provides a wide range of potential
dwelling type options in order to be responsive to market needs and realities at the time of development.

While this site is not located close to the city center, it is located in an urbanizing area where public utilities are

already available; all of which are stubbed at the northern edge of the site within the SW Emily Drive right-of-way
and/or within the SW Cypress Lane right-of-way as shown below.

Sanitary Sewer
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The surrounding area is not committed to low density development as can be seen on the City’s zoning map
depicting adjacent R-3 PD zoned residential developments to the north and R-4 zoned residential development
located across SW Cypress Lane to the east; the few R-1 zoned parcels within the city limits to the west and
south of the site are currently developed in more of a rural residential style and are not generally fully committed
to urban low density use at this time.

Although Policy 71.09 (2) directs R-3 (and R-4) zoned lands to be in locations having direct access from collector
or arterial streets (or within 600 feet of a collector street), McMinnville’s adopted TSP (Transportation System
Plan) Exhibit 2-1 (provided below for graphic reference) designates the Future Local Street Connection
to serve this site as being the southerly extension of the current temporary terminus of SW Emily Drive
(a local street), with no direct public right-of-way connection to the adjacent SW Cypress Lane (a minor
collector street). This development proposal complies with the local street connection identified in
McMinnville’s adopted TSP.
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Below is an enlarged portion of the Future Local Street Connections map provided above showing the
intended southerly extension of SW Emily Drive to serve the site rather than a direct public street

connection to SW Cypress Lane.
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This site is virtually flat and there are no onsite flooding or poor drainage issues, and therefore no
development limitations on this site. As will be shown in findings provided with the companion
subdivision application (and incorporated here by this reference), existing adjacent facilities have the
capacity to accommodate future residential development of this site.
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Being located adjacent to SW Cypress Lane, this site is located less than one-quarter mile from existing
or planned public transportation as shown on Figure 3-4 of the Yamhill County Transit Development
Plan (2018) Figure 6-17; additional numerous Figures within this Transit Plan also identify SW Cypress
Lane as an existing public transit route. Further, this plan also identifies a public transit stop along the
east side of SW Cypress Lane at the corner of SW Cypress Lane and SW Alexandria Street located
some 500 feet north of the northeast corner of the site. Figure 6-17 is provided below for ease of
reference.
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Commercial shopping opportunities exist located along Highway 99W located some 2 mile distance from
the development site such that commercial walking opportunities exist within a reasonable distance and
owning a vehicle can be optional. Community recreation opportunities are also readily available nearby
this site since the established Discovery Meadows Park is located approximately 300 feet north of the
site’s northeastern corner; actual walking distance of approximately 900 feet (0.17 miles) from the current
southern terminus of SW Emily Drive.

Low density adjacent residential land is comprised of a handful of R-1 zoned parcels to the immediate west and
south; only four of which abut the site. Five of the proposed subdivision lots (Lots 3, 4, and 8-10) will abut these
four adjacent parcels. One of the proposed lots (Lot 8) is currently developed with a single-family residence and
maintains an existing setback of approximately sixty feet (60-feet) from the adjacent offsite R-1 zoned parcel to
the immediate south. Additionally, the context of Policy 71.10 (2) speaks to the buffering of medium density
development from established low density areas. Since some of the nearby R-1 zoned residential lots are fairly
large and have developed in a more rural residential style, it is understood that this is not an established low
density area, rather an area where some infill or partitioning opportunity may yet remain (however, it is not within
the scope nor obligation of this proposal to shadow plat potential offsite partitioning opportunities). Rather It is
our position that the lot setbacks (buffers) required of residential development on lots zoned R-3 are sufficient so
as to not negatively impact the four adjacent R-1 zoned parcels.

Policy

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD



ZC 2-24 & S 2-24 — Decision Document Page 34

99.00

5.

An adequate level of urban services shall be provided prior to or concurrent with
all proposed residential development. Services shall include, but not be limited
to:

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

Storm sewer and drainage facilities (as required).

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

Municipal water distribution facilities and adequate water supplies (as determined
by City Water and Light).

Energy distribution facilities and adequate energy resource supplies.

APPLICANT’S RESPONSE: Policy 99.00 (1-5) is satisfied by this proposal as adequate levels of sanitary sewer
collection, storm sewer and drainage facilities, and municipal water distribution systems and supplies 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. Required street
improvements shall be provided prior to platting. Graphics demonstrating storm and sanitary sewer locations
adjacent to this site have been provided in findings above for the annexation request and are incorporated here

by this reference.

FINDING (CHAPTER V. HOUSING AND RESIDENTIAL DEVELOPMENT): SATISFIED WITH
CONDITIONS. The proposed zoning is R-3, described in this chapter and the Zoning Ordinance as “Medium
Density.” The applicant has provided findings that demonstrate the property is designated for residential use,
and the proposed R-3 zoning of the subject property meets the locational policies for medium density zoning
and timeliness policies provided in this chapter. As a condition of approval to address Policy 99.00(1), the
applicant may be required to conduct a sewer capacity analysis.

Chapter VI. Transportation System

GOAL VI1: 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.
119.00 The City shall encourage utilization of existing transportation corridors, whenever
possible, before committing new lands.
122.00 The City of McMinnville shall encourage the following provisions for each of the
three functional road classifications: [in part]
3. Local Streets
- Designs should minimize through-traffic and serve local areas only.
Attachments:
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- Street widths should be appropriate for the existing and future needs of the
area.

- Off-street parking should be encouraged wherever possible.

- Landscaping should be encouraged along public rights-of-way.

APPLICANT’S RESPONSE: _Goal VI 1 and Policies 117.00, 119.00 and 122.00 are satisfied by this
proposal in that, consistent with the McMinnville TSP, the submitted subdivision plan proposes to connect
to the existing public street network by way of a southerly extension of SW Emily Drive (a local street) to
serve the development site. Through using SW Emily Drive and having convenient access to SW
Alexandria Street and SW Cypress Lane, this proposed development will be utilizing existing established
transportation corridors. In line with the McMinnville TSP, direct access to SW Cypress Lane (a minor
collector) will be limited to the two currently existing onsite residences and their existing driveways which
currently connect directly to SW Cypress Lane. While the street design of the proposed SW Emily Drive
extension will be addressed in more detail in findings provided for the subdivision application below, it is
sufficient here to state that all City requirements for right-of-way improvement and street tree planting will
be adhered to prior to the time of platting and 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.

127.00 The City of McMinnville shall encourage the provision of off-street parking where
possible, to better utilize existing and future roadways and rights-of-way as
transportation routes.

APPLICANT’S RESPONSE: Policies 126.00 and 127.00 are satisfied by these zone change proposals in that
off-street parking will be provided equal to or in excess of the minimum number required to serve each residence
at the time of residential construction.

Policy
130.00 The City of McMinnville shall encourage implementation of the Bicycle System Plan that
connects residential areas to activity areas such as the downtown core, areas of work,
schools, community facilities, and recreation facilities.
Finding:

Policy 130.00 is satisfied by this zone change proposal in that designated exclusive bicycle facilities are not
required by the Bicycle System Plan for this development. The TSP directs that local public streets are shared
streets where vehicles and bicycles share the curb-to-curb dimension of the right-of-way. Additionally, public
sidewalks will be required to be installed inclusive of Public Right-of-Way Accessibility Guidelines (PROWAG)
as a condition of subdivision approval which will provide pedestrian connections between the site and the
surrounding area.

FINDING (CHAPTER VI. TRANSPORTATION SYSTEM): SATISFIED. Construction of transportation
facilities consistent with these policies occurs in conjunction with development, not a zone change.

Chapter VIl. Community Facilities

GOAL VIl 1:  TO PROVIDE NECESSARY PUBLIC AND PRIVATE FACILITIES AND UTILITIES AT
LEVELS COMMENSURATE WITH URBAN DEVELOPMENT, EXTENDED IN A
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Policy:

136.00

139.00

142.00

143.00

144.00

145.00

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.

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

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

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 services are
to be utilized.

4. Extensions will immplement 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.
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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.

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.

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.

APPLICANT’S RESPONSE: _Goal VIl 1 and Policies 136.00, 139.00 (1-4), 142.00, 143.00, 144.00,
145.00 (1-4), 147.00 and 151.00 (1-5) are satisfied by the request as, based on comments received
from staff during our pre development meeting along with subsequent conversations regarding utility
extension and facility capacity, 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 residential development of this site. Additionally, the
Water Reclamation Facility has the capacity to adequately accommodate flow resulting from
development of this site. Additional findings relative to these policies are found in those provided
relative to the companion subdivision application below and are incorporated here by this reference.
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.
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Policy

1565.00 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.

APPLICANT’S RESPONSE: Policy 155.00 is satisfied in that emergency services departments presently
and adequately serve the two existing residences on the existing development site in addition to
adjacent residential development to the north, east and south of this site. Providing the same services
to this site when developed to an R-3 density will not overburden or diminish the ability of local
emergency service departments to meet the needs of adjacent sites or McMinnville’s urban area.

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

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.

APPLICANT’S RESPONSE: Goal VIl 3 and Policy 163.00 are satisfied in that park fees shall be paid
for each dwelling unit at the time of building permit application as required by McMinnville Ordinance
4282.

GOAL VIl 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.

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’S RESPONSE: Policies 173.00 and 177.00 are satisfied in that McMinnville Water and
Light and Northwest Natural Gas will be provided an opportunity to review and comment on this zone
change proposal during this review process. In addition, no concerns have currently been raised by
these service providers.

Policy

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

APPLICANT’S RESPONSE: Policy 178.00 is satisfied in that we are proposing to amend the current
zoning designations of this site from EF-80 and R-1 to R-3 to allow for increased urban residential
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density and opportunities for a wider choice of housing type thereby achieving a more compact form of
urban development and energy conservation than would otherwise be possible.

FINDING (CHAPTER VII. COMMUNITY FACILITIES AND SERVICES): SATISFIED WITH CONDITIONS.
As a condition of approval, the applicant may be required to conduct a sewer capacity analysis. The applicant
will be required to provide a final design for public facilities at the time of subdivision development.

Chapter IX. Urbanization
Policy:

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

APPLICANT’S RESPONSE: Policy 187.40 specifies that McMinnville’s Great Neighborhood Principles
shall guide, in part, applicable current land use and development applications. While Great
Neighborhood Principles are not explicitly required by this policy to be addressed as part of a zone
change request, it is prudent and greater public transparency is achieved to proceed as though they
do. It is noted that most of these principles are more widely suited to be addressed in the findings
provided with the companion subdivision application and are so provided.

APPLICANT’S ADDITIONAL RESPONSE: With the substitution of the phrase “zone change” for the
word “annexation,” findings relative to McMinnville’s Great Neighborhood Principles to be provided here
for the zone change request are essentially identical to the findings addressing the Great Neighborhood
Principles (subsections 1 — 10) already provided specific to the companion annexation request above.
Rather than duplicating those policies and findings at this location, they are incorporated and applicable
here by this reference; this action is specific to Policy 187.50 (1-10) and its findings previously provided.
These findings also incorporate Great Neighborhood Principle findings offered as part of the findings
provided for the companion subdivision application below and are by this reference also incorporated
here.

[Excerpted Below]:

Policy:

187.50

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

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

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

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

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

APPLICANT’S RESPONSE: There are no watercourses, sensitive lands, steep slopes or wetlands
located within this annexation site. Peavey Reservoir and the southwest branch of Cozine Creek to the
southwest are not located within the annexation area; nor are any portions located within the area
represented by the companion zone change or subdivision applications. There are also no significant
onsite natural features or landscapes since this site is virtually flat and has been used as a rural residential
“yard” for over 100 years. Regarding vistas or skylines, the territorial view from this property is to the
west over adjacent rural land which recently burned as the result of a local brush fire. Views to the north,
east and south are, or will be, that of urban residential neighborhoods. While there are no landmark trees
identified on this site, there is a stand of fir trees located in the westernmost portion of the property that
measures some 75 x 130 feet in size. Given their dense spacing and the age of the rural residential use
of this site, it is difficult to determine if these trees are native to this property or if they were planted in the
early 1900’s commensurate with construction of the existing residence. Preservation of this stand of
trees would result in the loss of about 1.5 building lots from the proposed subdivision. Given the location
of the southerly extension of SW Emily Drive that is proposed and would be required by the City,
preservation of this tree stand would eliminate residential development from the west side of the SW
Emily Drive extension on this annexation site. In light of this policy however, the applicant proposes to
work with the City on potential individual tree retention without the loss of these proposed building lots
which would equate to a loss of one-fifth (1/5") of the proposed subdivision’s buildable lots. Policy 187.50
(1) and (2) has been satisfied.

Policy:
187.50
3. Parks and Open Spaces. Great Neighborhoods have open and recreational
spaces to walk, play, gather, and commune as a neighborhood.

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

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

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

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

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

b. Pedestrian connections shall be provided to commercial areas, schools,
community facilities, parks, trails, and open spaces, and shall also be
provided between streets that are disconnected (such as cul-de-sacs or
blocks with lengths greater than 400 feet).
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5.

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

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

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

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

a. Streets shall be designed to function and connect with the surrounding built
environment and the existing and future street network, and shall
incorporate human scale elements including, but not limited to, Complete
Streets features as defined in the Comprehensive Plan, grid street
networks, neighborhood traffic management techniques, traffic calming,
and safety enhancements.

b. Streets shall be designed to encourage more bicycle, pedestrian and transit
mobility with a goal of less reliance on vehicular mobility.

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

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

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

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

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

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

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

Mix of Activities. Great Neighborhoods provide easy and convenient access to
many of the destinations, activities, and local services that residents use on a daily
basis.
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a. Neighborhood destinations including, but not limited to, neighborhood-
serving commercial uses, schools, parks, and other community services,
shall be provided in locations that are easily accessible to surrounding
residential uses.

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

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

10. Urban-Rural Interface. Great Neighborhoods complement adjacent rural areas and
transition between urban and rural uses.

a. Buffers or transitions in the scale of uses, buildings, or lots shall be provided
on urban lands adjacent to rural lands to ensure compatibility.

APPLICANT’S RESPONSE: While the topic of parkland dedication or a fee-in-lieu payment will be
addressed further in findings provided as part of the subdivision application submittal, it is important to
note here that the current McMinnville Parks, Recreation, and Open Space Master Plan (1999) does not
call for the development of a Community or Neighborhood Park in this location. Moreover, this site is
well served by utilization of the recreational space provided by the established Discovery Meadows Park
located approximately 300 feet north of the annexation site’s northeastern corner; actual walking distance
of approximately 900 feet (0.17 miles) from the current southern terminus of SW Emily Drive. The current
Parks Master Plan Projected Park Needs map is reproduced here for your convenience.
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An enlargement of a portion of that park plan map is provided below demonstrating that there are no
projected parkland needs that directly impact the subject site.
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As is detailed in the companion subdivision application submitted as part of this application package, the
proposed residential development will see the extension of SW Emily Drive from its current temporary southerly
terminus to serve the undeveloped portion of the project site. This public street extension will be designed and
constructed to city standards resulting in an extension of the public street network that will be pedestrian, bike
and other transit friendly to provide ease of use for people of all ages and abilities. Additionally, as part of Phase
2, a 10-foot wide pedestrian access tract with a hard surface five-feet in width will be provided adjacent
to the south side of Lots 1 and 2 leading eastward from the southerly extension of SW Emily Drive to the
eastern edge of the subdivision connecting SW Emily Drive with SW Cypress Lane with a pedestrian
safe — pedestrian only walkway.

The requested zoning designation for the 2.7 acre site is R-3. The lot sizes and dwelling types allowable
within the R-3 zone, by design, elicit a human scale to neighborhood design. The location of this
annexation site, as well as the entire subdivision site, provide easy and convenient access to nearby
activities (Discovery Meadows Park), education opportunities (Columbus Elementary School) and
convenient access to the city’s broader transportation network leading to commercial and professional
areas (Highway 99W located some %2 mile distance from the development area) such that owning a
vehicle can be optional.

The requested zoning designation for the subdivision site is that of the base zone of the adjacent
residential neighborhood to the north thereby eliminating the need for additional residential buffers
beyond that of the City’s traditional R-3 zoned residential yard requirements. The urban-rural interface
that exists along the western edge of the annexation area and the rural land beyond is limited to a
distance of approximately 75-feet. The rural land beyond the annexation site’s western edge is a small,
captured area located between the annexation site, Peavey Reservoir and the Kathleen Manor
Manufactured Home neighborhood. As the R-3 PD zoned Kathleen Manor Manufactured Home
neighborhood abuts this captured rural piece of land for a distance of some 450 feet, and no additional
buffer or design requirements were assessed to that development along this edge, it is our position that
no such additional buffers or design requirements would be required of this annexation and development
proposal and therefore achieve and maintain a cohesive and consistent residential design and pattern
with the existing adjacent residential development.

Itis prudent to mention the City’s current, ongoing public review of the draft McMinnville Parks, Recreation
and Open Space Plan (2024). At the time of the preparation of this application submittal, it is unclear if
this new draft parks plan will have already been adopted by the City and therefore applicable to this
application. In the interest of transparency and potential compliance obligations, we address the
relationship between that draft plan and this development site here.
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The development area that is the subject of these combined applications is shown on Map 4-1
(Developed Parks Service Area) of the Draft McMinnville Parks, Recreation and Open Space Plan to be

located within

a ¥4 Mile Walk and also within a %2 Mile Walk from the Developed Park Service Area of

Discovery Meadows Park. This signifies that the public park recreation needs of the entire subject
development site is well served by Discovery Meadows Park. Regarding future park locations that might
directly impact this development site, Map 5-1 (Future Parks & Recreation System) of the draft plan do
not identify any portion of this site as being needed for any identified future park type.

The requirements of Policy 187.50 (3-10) as applicable to this annexation application have been satisfied.

Policy:
187.50
11.

12.

13.

APPLICANT’S
to be rezoned
this site upon

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

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

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

a. Neighborhoods shall have several different housing types.

b. Similar housing types, when immediately adjacent to one another, shall provide
variety in building form and design.

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

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

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

C. Neighborhood elements and features including, but not limited to, signs, benches,

park shelters, street lights, bike racks, banners, landscaping, paved surfaces, and
fences, with a consistent and integrated design that are unique to and define the
neighborhood.

RESPONSE: Policy 187.50 (11-13) is satisfied by this request since the area proposed
to R-3 would afford the opportunity for a variety of housing types to be constructed on
subdivision approval and subsequent platting. The permitted residential dwelling unit

types allowed by the R-3 zone, by design, provide housing opportunities for people and families with a
wide range of incomes, and for people and families in all stages of life. Upon approval of the companion
annexation and subdivision applications, development of this residential land will demonstrate
residential construction exhibiting variety in building form and design employing environmentally friendly
construction techniques and energy efficiency consistent with Great Neighborhood Design Principles
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as required by the City. Upon final approval of this combined application, we endeavor to work with the
City regarding Great Neighborhood Design elements as appropriate.

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.

APPLICANT’S RESPONSE: Goal X1 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 advertised public hearing(s). All members of the public
have access to provide testimony and ask questions during the public review and hearing processes.
Additionally, a public neighborhood meeting was held on June 6, 2024 to share the intent of these
combined applications and to listen to attendee’s ideas and concerns and to answer questions
regarding this proposal. Detailed information regarding the neighborhood meeting is found in findings
provided as part of the companion subdivision application and its findings and are incorporated here by
this reference.

FINDING (CHAPTER IX. URBANIZATION) SATISFIED. The proposed location, timing, and scale of the
proposed rezone meet the urbanization criteria. Great Neighborhood Principles will be addressed in
conjunction with subdivision development, although the size and scale of the infill nature of the development
limits the scope of their applicability.

Annexation Agreement (Instrument #202506840)
https://www.mcminnvilleoregon.qov/sites/default/files/fileattachments/community developme
nt/paqge/26596/7 annexation agreement b. cook city of mcm -

final _recorded agreement.pdf

APPLICANT’S REPSONSE: N/A/

FINDING: SATISFIED WITH CONDITIONS. The applicant shall comply with al provisions of the
annexation agreement.

State Law

OAR 660-012-0060. Transportation Planning Rule, Plan and Land Use Requlation Amendments
https://secure.sos.state.or.us/oard/viewSingleRule.action?ruleVrsnRsn=292996

APPLICANT’S RESPONSE: For the same reasons articulated in the annexation findings provided
above, this proposed rezoning request must be found to be in compliance with the Oregon
Administrative Rule (OAR) 660-012-0060, the Transportation Planning Rule (TPR). The intent of the
TPR is to ensure that future land use and traffic growth is consistent with local transportation system
planning and does not create a “significant effect” on the surrounding transportation network; should a
“significant effect” be identified, various action(s) would be required to sufficiently mitigate the “effect.”

Utilizing the same type of analysis and comparison, it is helpful to note again that current conditions on
the two subject parcels to be rezoned are that they are each currently developed with one single-family
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detached residence. The ITE manual identifies 9.43 daily trips for each single-family residence which
brings the current total daily trips being generated from this two-parcel development site to 19 daily
trips.

To establish the current-condition maximum potential daily vehicle trips from the 1.8 acre R-1 zoned
parcel, we use the adopted maximum density standard provided by Section 17.11.070 (C) Table 1 (c)
of the McMinnville Zoning Ordinance. This standard provides that Townhouse subdivision development
allows a minimum lot size of 1,500 square feet. For this traffic calculation, we use Townhouse
development since that is the most intensive residential land use allowed in the R-1 zone. At 1.8 acres
in size, this parcel would theoretically be able to accommodate 55 Townhouse dwellings (78,408 square
feet (1.8 acres) / 6,000 square feet X four townhouse dwellings = 55 dwellings).

Using the ITE average daily trip rate for single-family attached homes of 7.2 trips per unit yields a
projected maximum of 396 daily trips from this site based on 55 theoretical Townhouse units. Adding
this total to the maximum potential trip generation under current conditions on the annexation parcel
(one single family residence) yields a total potential number of daily vehicle trips from the 2.7 acre
development site under its two current zoning designations of 415 theoretical trips. This establishes
the maximum number of potential trips from this development site based on current zoning conditions.

The other “bookend” of the TPR test is to calculate maximum transportation impact based on the
requested rezoning of the site. With the entire 2.7 acre site being rezoned to R-3, the number of
Townhouse dwellings that could theoretically be located on this site is 78 Townhouse dwellings
(117,612 square feet (2.7 acres) / 6,000 square feet X four dwellings = 78 dwellings). Using the ITE
average daily trip rate for single-family attached homes of 7.2 trips per unit yields a projected maximum
of 561 daily trips from this entire site based on 78 theoretically potential Townhouse units.

The difference between the maximum existing conditions potential traffic generation (415 trips) and the
561 trip post-rezoning total is 146 daily trips. These 146 trips are less than the 400 allowed by the TPR
for identifying a “significant effect” on the transportation system and this rezoning request is therefore
within the compliance threshold provided by the TPR.

FINDING (OAR 660-012-0060): SATISFIED. A City’s Transportation System Plan generally looks at
the land use plan over a planning period of approximately 20 years, the transportation system needed
to support development by the end of the planning horizon, performance standards for the
transportation system, and capital projects needed to serve the development and achieve the
performance standards over the planning horizon. This is often addressed by standards for “level of
service” or “volume to capacity ratio” of intersections during a peak hour. OAR 660-012-0060 provides
that for a plan amendment or change to a land use regulation, there is analysis to determine if the
transportation system is still adequate to meet the performance standards to serve the land use plan
as amended based on the land use and capital projects in the TSP at the end of the planning horizon.

The analysis considers the “reasonable worst case scenario” for use and development under existing
and proposed zoning, and compares the net difference. The first step is to determine if there would be
a “significant effect”, usually meaning the net change would cause a performance standard to longer be
met by the end of the planning period for one or more transportation facilities, typically intersections. If
there would be a significant effect, then a City must take one of a series of actions. Most common is a
requirement for mitigation to offset the significant effect. ODOT and DLCD have established guidance
for thresholds that would be considered de minimum regarding determination of “significant effect,” as
applied to state facilities. If below the threshold, there is a presumption that there would not be a
“significant effect.” The City has established a similar policy for when traffic analysis is required. Except
in certain safety-related circumstances, the threshold is 20 peak hour trips or 200 average daily trips.
The applicant’s analysis shows a net increase of approximately 146 average daily weekday trips. Peak
hour trips can also be calculated, and a rule of thumb for estimates is that peak hour trips are
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approximately 10 percent of daily trips, in this case approximately 14.6 peak hour trips. This is below
the City’s threshold for transportation analysis.

Subdivision Tentative Plan (S 2-24)
The criteria for the Subdivision Tentative Plan are addressed in the order below, which is different than
presented in the application submittal:

e Zoning Ordinance 17.53.073. Preliminary Approval of Tentative Subdivision Plan. This section
requires conformance with the requirements of Chapter 17.53. The standards in Chapter
17.53 are provided in several subsections.

o 17.53. Subsections - Subdivision/Land Division Standards

e Zoning Ordinance - Other Provisions

o Chapter 17.03. General Provisions

Chapter 17.11. Residential Design and Development Standards

Chapter 17.18. R-3 Zone

Chapter 17.58. Trees

Chapter 17.60. Off-Street Parking and Loading

Chapter 17.65. Historic Preservation

o Chapter 17.72. Applications and Review Process

e Comprehensive Plan.

¢ Annexation Agreement.

e State Law.

o OAR 660-012-0060. Transportation Planning Rule, Plan and Land Use Regulation
Amendments.

O O O O O

McMinnville Zoning Ordinance

Chapter 17.53. Land Division Standards

17.53.073 Preliminary Approval of Tentative Subdivision Plan.

A. It shall be the responsibility of the Engineering Department and Planning Department to review a
tentative plan to ensure that it substantially conforms to the requirements of this chapter prior to the
submittal of the plan to the Commission. The Planning Director may refuse to submit a tentative plan
to the Commission if it is found that it does not substantially conform to the chapter requirements.

B. Upon finding that a tentative plan substantially conforms to the requirements of this chapter, the
Planning Director shall either approve the plan or approve the plan with conditions (for subdivisions
with up to 10 lots). When the plan is for a subdivision with more than 10 (ten) lots, the plan along with
the reports of appropriate officials and agencies shall be submitted to the Commission for review at its
earliest practicable meeting.

C. The decision of the Planning Director may be appealed to the Planning Commission as provided in
Section 17.72.170. The decision of the Planning Commission may be appealed to the City Council as
provided in Section 17.72.180. Approval of the tentative plan shall indicate approval for preparation of
the final plat if there is no substantial change in the plan of the subdivision and if the subdivider
complies with the requirements of this chapter.

APPLICANT’S RESPONSE: N/A.

FINDING (17.53.073): SATISFIED WITH CONDITIONS. Subject to conditions of approval, the
applicant’s narrative and submitted plans demonstrate that the tentative plan substantially conforms to
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the requirements of Chapter 17.53. The applicant’s original application was submitted concurrently
with the annexation application. To address requirements for the annexation agreement and
application completeness review, some modifications were made to the plans. Where there are
conflicts in what is described in the narrative vs. the revised plans, the revised plans are the
applicable documents. Conformance with the requirements of Chapter 17.53 is addressed below
relative to the specific standards and requirements, together with any conditions of approval
necessary for conformance with the requirements of this Chapter and other applicable criteria.

Chapter 17.53. Land Division Standards

Approval of Street and Ways (17.53.100-140)

Section
17.53.100 Creation of Streets

C. An easement providing access to property, and which is created to allow the
partitioning of land for the purpose of lease, transfer of ownership, or building
development, whether immediate or future, shall be in the form of a street in a
subdivision, except that a private easement to be established by deed without full
compliance with these regulations may be approved by the Planning Director
under the following conditions:

1. If it is the only reasonable method by which the rear portion of a lot being
unusually deep or having an unusual configuration that is large enough
to warrant partitioning into two more new parcels, i.e., a total of not more
than three (3) parcels including the original may then exist, that may be
provided with access and said access shall be not less than 15 (fifteen)
feet in width and shall have a hard surfaced drive of 10 (ten) feet width
minimum;

2. The Planning Director shall require the applicant to provide for the
improvement and maintenance of said access way, and to file an
easement for said access way which includes the right to passage and
the installation of utilities. Such requirements shall be submitted to and
approved by the City Attorney.

3. Access easements shall be the preferred form of providing access to the
rear lots created by patrtition if the alternative is the creation of a flag lot.

APPLICANT’S REPSONSE: The criteria of 17.53.100(C) of this Section is satisfied in that, a private
fifteen-foot wide access easement is proposed to cross the northern portion of Lot 3, beginning at its
right-of-way edge and extending to its western edge, for the benefit of Lot 4. This proposed access
easement is a result of the subject site’s shape and dimensions in combination with the need to align a
proposed local street extension in a manner that provides access through the site from the temporary
southerly barricade on SW Emily Drive. This alignment also provides for the opportunity for a
residence(s) to be constructed in the far northwest corner of this proposed subdivision. The 15-foot
wide private access easement is proposed to be improved with a minimum hard surfaced drive of 10
(ten) feet in width for the full length of the easement.

Due to the site’s shape, size and the TSP directed public street extension obligation, it is necessary and
within zoning ordinance allowance that Lots 6 and 7 will be provided vehicular access by way of a
twenty-foot wide private access tract as part of Phase 2. This tract will extend eastward from the
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dedicated right-of-way edge to the western edge of Lot 7 and be located along the northern edges of
Lots 5 and 6 and be held in common.

Section
17.53.101 Streets

A.

General. The location, width, and grade of streets shall be considered in their
relation to existing and planned streets, to topographical conditions, to public
convenience and safety, and to the proposed use of the land to be served by the
streets. Where location is not shown in a comprehensive plan, the arrangement
of streets in a subdivision shall:

1. Provide for the continuation or appropriate projection of existing principal
streets in surrounding areas; or

2. Conform to a plan for the neighborhood approved or adopted by the
Planning Commission to meet a particular situation where topographical
or other conditions make continuance or conformance to existing streets
impractical; or

3. Maximize potential for unobstructed solar access to all lots or parcels.
Streets providing direct access to abutting lots shall be laid out to run in a
generally east-west direction to the maximum extent feasible, within the
limitations of existing topography, the configuration of the site,
predesigned future street locations, existing street patterns of adjacent
development, and the preservation of significant natural features. The
east-west orientation of streets shall be integrated into the design.

Rights-of-way and street widths. The width of rights-of-way and streets shall be
adequate to fulfill city specifications as provided in Section 17.53.151 of this
chapter. Unless otherwise approved, the width of rights-of-way and streets shall
be as shown in the following table:

Where existing conditions, such as the topography or the size or shape of land
parcels, make it otherwise impractical to provide buildable lots, the Planning
Commission may accept a narrower right-of-way, ordinarily not less than 50 (fifty)
feet. If necessary, special slope easements may be required.

Reserve strips. Reserve strips or street plugs controlling access to streets will
not be approved unless necessary for the protection of the public welfare or of
substantial property rights, in these cases, they may be required. The control and
disposal of the land comprising such strips shall be placed within the jurisdiction
of the Planning Commission under conditions approved by them.

Alignment. As far as practical, streets other than minor streets shall be in
alignment with existing streets by continuations of the center lines thereof.
Staggered street alignment resulting in “T” intersections shall, wherever practical,
leave a minimum distance of 200 feet between the center lines of streets having
approximately the same direction and otherwise shall not be less than 125 feet.
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APPLICANT’S REPSONSE: The requirements of Section 17.53.101 (A-D) are satisfied as follows.
The planned street layout provides for the southerly continuation of SW Emily Drive to serve the site.
Due to existing adjacent development south of the site which is currently served by a private joint paved
access intersecting SW Cypress Lane, SW Emily Drive is designed to terminate in a cul-de-sac in the
southern portion of the subject site. There are no fully undeveloped adjacent lands for this site to
provide street stubs to or to otherwise connect to. As stated previously in findings submitted as part of
the subdivision’s companion applications, McMinnville’s adopted TSP (Transportation System Plan)
Exhibit 2-1 (provided in findings above for graphic reference) designates the Future Local Street
Connection to serve this site as being the southerly extension of the current temporary terminus of SW
Emily Drive (a local street), with no direct public right-of-way connection to the adjacent SW Cypress
Lane (a minor collector street). This proposed street plan complies with the local street connection
identified in McMinnville’'s adopted TSP. There are no topographical or other constraints to make
compatibility or conformance of the proposed street design impractical relative to required standards.
The proposed extension of SW Emily Drive is identified as a local residential street and, upon permitting,
will be constructed to full City standards for this type of street within a 50-foot public right-of-way
(excepting requirements of the larger cul-de-sac bulb right-of-way dimension) according to the City’s
Complete Street Design Standards for local streets.

Regarding solar access, and as provided above in findings submitted as part of the subdivision’s
companion applications, this plan proposes to align the site’s new internal local public street with the
current temporary terminus of SW Emily Drive which is located at the northern edge of the annexation
parcel. Due to the location and configuration of the site, a predesignated future street location (Exhibit
2-1 of McMinnville’s adopted Transportation System Plan as provided elsewhere in these findings) and
the existing street pattern of the adjacent development to the north, SW Emily Drive will be extended
southward to served future lots on this site which will suffice and satisfy Volume I's encouragement of
solar access for this proposed subdivision as far as is practicable. Opportunities for an alternative east-
west street layout are not viable or possible on this site. The proposed street layout promotes a
municipally compliant street alignment and increased local street connectivity to currently underserved
land and the proposed lots are provided the potential for unobstructed solar access to the maximum
extent feasible.

We are not proposing the creation of a reserve strip on land adjacent to the southern edge of Phase |
commensurate with the partial extension of SW Emily Drive. The recording of such instrument would
be very quickly eliminated as soon as the construction of Phase 2 begins. However, we also do not
object to the City requiring this reserve strip as a condition of approval for this subdivision if the City
determines that it is warranted.

The submitted tentative subdivision plan shows that the proposed extension of SW Emily Drive is
correctly aligned with the current temporary terminus of SW Emily Drive by continuation of the center
line of the established SW Emily Drive. And, as there are no proposed street intersections in this plan,
there are no proposed staggered or improperly aligned street intersections.

Section
17.563.101 Streets

l. Cul-de-sacs. A cul-de-sac shall be as short as possible and shall have a
maximum length of 400 feet and sere not more than 18 (eighteen) dwelling units.
A cul-de-sac shall terminate with a turnaround.

APPLICANT’S RESPONSE: The proposed cul-de-sac length measures approximately 125 feet in
length from the site’s northern boundary to the top of the cul-de-sac bulb along the extension’s east
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side. This length, when measured to the back of the cul-de-sac bulb is approximately 215 feet. If the
measurement of the cul-de-sac length is to include the existing portion of SW Emily Drive northward to
its intersection with SW Emily Court, the maximum length of the proposed cul-de-sac would be
approximately 355 feet which is shorter than the allowable 400-foot maximum cul-de-sac length.
Additionally, 9 of the 10 lots are proposed to be served solely by SW Emily Drive (Lot 8 will have dual
access onto Emily Drive and Cypress Lane). This Section limits the total number of dwelling units taking
access from this cul-de-sac street to only 18 dwelling units. An assumption that single-family detached
dwellings would result on each of these 10 lots leaves an opportunity for only eight additional dwelling
units to be accommodated within this subdivision. Should the City determine to include the four existing
dwelling units presently located on Emily Drive south of its intersection with Emily Court as part of the
18 allowable “cul-de-sac” units, this would leave the applicant an ability to a capacity of only four
additional dwelling units that could be located on these subdivision lots before the maximum of 18
dwelling units is reached. [The maximum number of detached dwelling units may actually be higher
than 18 as the McMinnville TSP states in Table 2-1 — Cul-de-sac, that a cul-de-sac street shall serve a
‘maximum of 20 single-family houses.”] On this matter, we welcome and support the City’'s
determination and direction as to how many total dwelling units will be allowed to be constructed within
this subdivision. Section 17.53.202 (1) is satisfied by this proposal.

Section
17.563.101 Streets

K. Street names. Except for extensions of existing streets, no street name shall be
used which will duplicate or be confused with the names of existing streets. Street
names and numbers shall conform to the established pattern in the City. Street
names shall be subject to the approval of the Planning Director. The naming of
new streets with names of local historic significance and/or where appropriate in
alphabetical order is encouraged.

APPLICANT’S RESPONSE: Section 17.53.101(K) is satisfied in that the extension of SW Emily Drive
is proposed to continue with the name of SW Emily Drive. We will support the City’s decision should
the City determine that the name of this proposed extension should become SW Emily Court.

Section
17.53.101 Streets

S. Sidewalks.  Along arterials and along major collectors with bikeways in
commercial areas, sidewalks shall be eight (8) feet in width or, where less than
eight (8) feet of right-of-way is available, shall extend to the property line and be
located adjacent to the curb. Sidewalks in all other locations shall be five (5) feet
in width and be placed one (1) foot from the right-of-way line. Sidewalks adjacent
to a cul-de-sac bulb shall be located adjacent to the curb.

APPLICANT’S RESPONSE: Section 17.53.101(S) is satisfied in that, as shown on the submitted
tentative subdivision plan, sidewalks along the throat of the cul-de-sac will be separated from the curb
by a five-foot wide park strip, be located one-foot from the right-of-way line and be five-feet in width.
Sidewalks within the cul-de-sac bulb are to be curb-tight and also five-feet in width.

Section
17.53.101 Streets
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T. Park Strips. Park strips shall be provided between the curb and sidewalk along
both sides of all streets except (a) commercial arterial and collector streets, in
which case street trees may be placed in tree wells as specified by the
McMinnville Street Ordinance; or (b) cul-de-sac bulbs. Street trees shall be
planted and maintained within the park strip as specified in Chapter 17.58 (Trees)
of the McMinnville Zoning Ordinance

APPLICANT’S RESPONSE: Section 17.53.101(T) is satisfied in that the submitted subdivision plans
5-foot wide park strips located between the curb and sidewalk along the throat of the cul-de-sac and
that sidewalks within the cul-de-sac bulb are to be curb-tight. Street trees shall be planted and
maintained within the park strip as specified in Chapter 17.58 (Trees).

Criteria not Applicable: The following subsections of Section 17.53.101 are not applicable to
this request as these circumstances do not exist within or adjacent to this proposal:

Future extension of streets
Intersection angles

Existing streets

Half streets

Eyebrows

Grades and curves

Streets adjacent to a railroad right-of-way
Frontage roads/streets
Alleys

Private way/drive

Bikeways

Residential Collector Spacing
Gates

crxoTvozZzIr=xTOMM

Section
17.53.103 Blocks

A. General. The length, width, and shape of blocks shall take into account the need
for adequate lot size and street width and shall recognize the limitations of the
topography.

B. Size. No block shall be more than 400 feet in length between street corner lines

or have a block perimeter greater than 1,600 feet unless it is adjacent to an
arterial street, or unless the topography or the location of adjoining streets
justifies an exception. The recommended minimum length of blocks along an
arterial street is 1,800 feet.

APPLICANT’S RESPONSE: As shown on the submitted tentative subdivision plan, Section
17.53.103(A-B) is satisfied in that planned street alignment and extension proposes only one cul-de-
sac extension. As previously mentioned, at its longest possible dimension, this cul-de-sac block is less
than 400-feet in length even when measured from the intersection of SW Emily Drive and SW Emily
Court and measured to the back of the cul-de-sac bulb. The maximum block perimeter measurement
does not apply to this proposal.

Section
17.53.103 Easements
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C. Easements.

1. Utility lines. Easements for sewers, water mains, electric lines, or other
public utilities shall be dedicated whenever necessary. The easements
shall be at least 10 (ten) feet wide and centered on lot lines where
possible, except for utility pole tieback easements which may be reduced
tfo six (6) feet in width. Easements of 10 (ten) feet in width shall be
required along all rights-of-way. Ulility infrastructure may not be placed
within one foot of a survey monument location noted on a subdivision or
partition plat. The governing body of a city or county may not place
additional restrictions or conditions on a utility easement granted under
this chapter.

APPLICANT’S RESPONSE: Section 17.53.103 (C)(1) is satisfied in that ten-foot wide public utility
easements will be provided adjacent to the proposed public right of way to accommodate the installation
of utilities as necessary. Other easements necessary to meet utility and service provision needs will
also be recorded to adequately serve each lot.

Section
17.53.103 Easements

C. Easements.

2 Water courses. If a subdivision is traversed by water courses such as a
drainage way, channel, or stream, there shall be provided a storm unit
easement or drainage right-of-way conforming substantially with the lines
of the water course and of such width as will be adequate for the purpose,
unless the water course is diverted, channeled, or piped in accordance
with plans approved by the City Engineer’s office. Streets or parkways
parallel to major water courses may be required.

APPLICANT’S RESPONSE: This proposal complies with and satisfies Section 17.53.103(C)(2) as this
site is not traversed by water courses such as a drainage way, channel or stream.

Section
17.563.103 Easements

3 Pedestrian ways. When desirable for public convenience, safety, or travel,
pedestrian ways not less than 10 (ten) feet in width may be required to connect
to cul-de-sacs, to pass through unusually long or oddly shaped blocks, to connect
fo recreation or public areas such as schools, or to connect to existing or
proposed pedestrian ways.

APPLICANT’S RESPONSE: As shown on the proposed tentative subdivision plan, Section
17.53.103(C)(3) is satisfied in that a pedestrian way in the form of a Tract, in addition to those provided
by the construction of public sidewalks to City standards, is proposed to connect otherwise
disconnected streets. While there is no opportunity to provide a pedestrian way connection to a
recreation or public area such as a school or to connect to either existing or other proposed pedestrian
ways, the nonvehicular transportation in McMinnville will yet be enhanced by this connection. Additional
pedestrian connections due to overly long block length is not a concern in this proposal for reasons
previously mentioned. Continuous public sidewalks constructed within the public right-of-way to City
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specifications shall be provided along both sides of the proposed right-of-way and shall connect to the
existing public sidewalks adjacent to this site to the north thereby providing additional opportunities for
continuous pedestrian circulation both within the proposed neighborhood and the surrounding street
system. Therefore, this criterion is met.

Section
17.53.105 Lots

A. Size and shape. Lot size, width, shape, and orientation shall be appropriate for
the location of the subdivision and for the type of use contemplated. All lots in a
subdivision shall be buildable.

1. Lot size shall conform to the zoning requirement of the area. Depth and
width of properties reserved or laid out for commercial and industrial
purposes shall be adequate to provide for the off-street parking and
service facilities required by the type of use contemplated. The depth of
lot shall not ordinarily exceed two times the average width.

APPLICANT’S RESPONSE: As shown on the submitted tentative plan the proposed lots are generally
rectangular in shape and are all buildable as per the requirements of the requested zoning designation.
All lots comply with Subsection 1 above in that the depth of each lot does not ordinarily exceed two
times its average width with one exception. Lot 2 exceeds this standard by approximately 15 percent
with a lot width of approximately 75 feet and a lot depth of approximately 161 feet (or an “excess” depth
of about 11 feet).

At this point, it is important to note the precise wording of this subject portion of 17.50.105(A)(1) which
is that “the depth of lot shall not ordinarily exceed two times the average width.” [emphasis added] The
word “ordinarily” is meaningful in this context and this word was placed in this standard for a reason
which is to provide relief to the desired dimensional lot ratio when atypical site considerations prevail.
To look closely, the word “ordinarily” evokes a standard or practice of something being rather common
and routine. In fact, for something to be ordinary, it evokes the majority and not the exception.

In the proposed subdivision, one lot out of ten slightly exceeding this recommended standard is by no
means ordinary as the widths of lots in this proposed subdivision do not ordinarily exceed two times the
average width and all proposed lots remain buildable. This dimensional standard has been satisfied.

Section
17.53.105 Lots

B. Access. Each lot shall abut upon a street other than an alley for a width of at
least 25 (twenty-five) feet or shall abut an access easement which in turn abuts
a street for at least 15 (fifteen) feet if approved and created under the provisions
of 17.53.100(C). Direct access onto a major collector or arterial street designated
on the McMinnville Comprehensive Plan Map shall be avoided for all lots
subdivided for single-family, common wall, or duplex residential use, unless no
other access point is practical.

APPLICANT’S RESPONSE: As shown on the submitted subdivision plan each lot will abut a public
street for a width of at least 25 (twenty-five) feet with the exception of Lots 4 and 6 and which will be
provided compliant means of alternative access as described previously in these findings and
incorporated here. There will be no direct access onto a major collector or arterial street as no such
designated street is within or adjacent to the subject site. Therefore, Section 17.53.105 (B) is satisfied.
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Section
17.53.105 Lots

C. Through lots. Through lots shall be avoided except where they are essential to
provide separation of residential development from major traffic arteries or
adjacent nonresidential activities, or to overcome specific disadvantages of
topography and orientation. A planting screen and at least 10 (ten) feet wide,
and across which there shall be no right of access, may be required along the
line of lots abutting such a traffic artery or other incompatible use.

APPLICANT’S RESPONSE: As demonstrated on the submitted tentative subdivision plan, there are
no through streets proposed as part of this request. Section 17.53.105(C) has been satisfied.

Section

17.53.105 Lots

D. Lot side lines. The side lines of lots, as far as practicable, shall run at right angles
to the street upon which the lots face.

APPLICANT’S RESPONSE: As shown on the submitted tentative subdivision plan, all side lines of lots
run at right angles to the street upon which the lots face as far as practicable. Due to the size and
configuration of the site and the necessary street design, Lots 5 and 8 located on the east side of the
cul-de-sac bulb will necessarily each have one side lot line not set at a right angle with the street (this
one lot line is shared in common by Lots 5 and 8). Section 17.53.105 (D) is satisfied by this proposal.

Section

17.53.105 Lots

E. Flag lots. The creation of flag lots shall be discouraged and allowed only when it is
the only reasonable method of providing access to the rear of a lot which is large
enough to warrant partitioning or subdividing.

APPLICANT’S RESPONSE: A flag lotis defined in Chapter 17.06 of the McMinnville Zoning Ordinance
as “A lot by which access to the nearest public or private street is gained by means of a narrow strip of
land not less than 25-feet in width.” It is important to note that Lot 4 is not a flag lot as its access is to
be provided by way of a 15-foot wide private access easement recorded across the northern edge of
Lot 3 for the benefit of Lot 4. Therefore, there are no flag lots proposed as part of this subdivision
development plan. Therefore, Section 17.53.105 (E) is satisfied.

Improvements (17.53.150-153)

Sections

17.53.151 Specifications for Improvements. The City Engineer has submitted and the City
Council has adopted the standard specifications for public works construction,
Oregon Chapter A.P.W.A., and has included those special provisions that are, by
their very nature, applicable to the City of McMinnville. The specifications cover
the following:

A. Streets, including related improvements such as curbs and gutters, shoulders,
and median strips, and including suitable provisions for necessary slope
easements;
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B.
C.

D.
17.53.153

H.

Drainage facilities;
Sidewalks in pedestrian ways;

Sewers and sewage disposal facilities.

Improvement Requirements. The following improvements shall be installed at
the expense of the subdivider:

Water supply system. All lots within a subdivision shall be served by the City
water supply system.

Electrical system. All lots within a subdivision shall be served by the City electrical
system.

Sewer system. All lots within a subdivision shall be served by the City sewer
system.

Drainage. Such grading shall be performed and drainage facilities installed
conforming to City specifications as are necessary to provide proper drainage
within the subdivision and other affected areas in order to assure healthful,
convenient conditions for the residents of the subdivision and for the general
public. Drainage facilities in the subdivision shall be connected to drainage ways
or storm sewers outside the subdivision. Dikes and pumping systems shall be
installed, if necessary, to protect the subdivision against flooding or other
inundations.

Streets. The subdivider shall grade and improve streets in the subdivision, and
the extension of such streets to the paving line of existing streets with which such
streets intersect, in conformance with City specifications. Street improvements
shall include related improvements such as curbs, intersection sidewalk aprons,
street signs, gutters, shoulders, and median strips to the extent these are
required.

Pedestrian ways. A paved sidewalk not less than five (5) feet wide shall be
installed in the center of pedestrian ways.

Private way/drive. The subdivider shall grade and improve to conform to City
specifications in terms of structural standards.

Street trees consistent with the requirements of Chapter 17.58 of the McMinnville
Zoning Ordinance and an approved street tree plan for the subdivision.

APPLICANT’S RESPONSE: Sections 17.53.151 (A)-(D) and 17.53.153 (A)-(H) are satisfied in that the
City Council has adopted the specifications referenced in these Sections as being applicable to and to
be administered by the City of McMinnville. As shown on the submitted tentative subdivision plan all
lots shall be served by municipal facilities which will also generally connect to such existing systems
currently located adjacent to subdivision to the north. If accepted by the City it is desired that: 1) storm
water from Lot 4 drain westward to the Peavey basin similar to current storm water drainage from the
existing residences west of and outside of the proposed subdivision which will continue their westward
flow toward the Peavey Reservoir; and, 2) storm water from Lots 6 and 7 are proposed to drain eastward
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to SW Cypress Street which is the current flow direction of Lots 1 and 8 now. No private ways or drives
are proposed within the subject site; the private tracts (pedestrian and vehicular) to be constructed in
Phase 2 are not classified as a private way or drive.

Dedication and improvement of the public street shall occur as required by City standards inclusive of
curbs and gutters, five-foot wide sidewalks and curbside planter strips in the throat of the cul-de-sac,
with the public sidewalk within the bulb portion of the cul-de-sac being curb-tight. Upon approval of this
request, a street tree planting plan shall be required as a condition of its approval which will require
submittal of a plan to be reviewed for approval by the Landscape Review Committee. Additional findings
relative to site drainage are found at 17.53.103(C)(2) above and are incorporated here by this reference.

FINDING (CHAPTER 17.53 — TENTATIVE PLAN): SATISFIED WITH CONDITIONS. Subject to the
conditions of approval, the proposed tentative plan complies with the standards of Chapter 17.53.
Approval of civil plans and construction of the required improvements will achieve compliance with the
“Improvements” provisions of the chapter.

17.53.075 Submission of Final Subdivision Plat.

Within 12 (twelve) months after approval of the tentative plan, the subdivider shall prepare a
final plat in conformance with the tentative plan as approved. The subdivider shall submit the
original drawing and two exact copies and any supplementary information to the City Engineer.
Approval of the tentative subdivision plan shall be valid for a one-year period from the effective
date of approval. Upon written request, the Director may approve a one-year extension of the
decision. Additional extensions shall require the subdivider to resubmit the tentative plan to the
Planning Commission and make any revisions considered necessary to meet changed
conditions

APPLICANT’S RESPONSE: N/A

FINDING (CHAPTER 17.53 — SUBMISSION OF FINAL PLAT): SATISFIED WITH CONDITIONS.
The applicant is proposing a 2-phase subdivision. Chapter 17.53 doesn’t address phasing relative to
expiration. The applicant shall complete the phases consistent with the phasing schedule specified in
the conditions of approval.

Chapter 17.03. General Provisions

Section
17.03.020 Purpose

The purpose of this ordinance is to encourage appropriate and orderly physical
development in the City through standards designed to protect residential, commercial,
industrial, and civic areas from the intrusions of incompatible uses; to provide
opportunities for establishments to concentrate for efficient operation in mutually
beneficial relationship to each other and to shared services; to provide adequate open
space, desired levels of population densities, workable relationships between land uses
and the transportation system, and adequate community facilities; to provide assurance
of opportunities for effective utilization of the land resource; and to promote in other
ways public health, safety, convenience, and general welfare.

APPLICANT’S RESPONSE: Section 17.03.020 is satisfied by this request for the reasons enumerated in
the conclusionary findings for approval of this subdivision request.
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FINDING (CHAPTER 17.03): SATISIFIED. This is achieved through compliance with the
applicable standards and Comprehensive Plan provisions.

17.11. Residential Design and Development Standards

Sections
17.11.010 Purpose

This chapter provides residential development and design standards for all housing types
permitted in McMinnville’s residential and commercial zones.

17.11.011 Applicability.

The residential design and development standards in this chapter are applicable to all
new housing construction, residential conversions, and new additions that comprise 50%
or more of the structure.

APPLICANT’S RESPONSE: Sections 17.11.010 and 17.11.011 are applicable to this subdivision proposal
in that the end goal of this proposed development is for the provision of new residential dwelling units. The type
of dwellings, size and configuration of lots and design of the dwelling units will comply with these Residential
Design and Development Standards through review and approval of this subdivision request and subsequent
building permit applications for future dwellings.

Sections

17.11.020 Tiny Houses — Table 1

17.11.030 Cottage Cluster— Table 1
17.11.040 Accessory Dwelling Units — Table 1
17.11.050 Single Detached Houses — Table 1
17.11.060 Plexes— Table 1

17.11.070 Townhouses — Table 1

APPLICANT’S RESPONSE: Rather than reproducing the afore referenced six (6) Tables here, they are
incorporated into these findings by this reference and can be viewed by reviewing the McMinnville Zoning
Ordinance. A review of the proposed tentative subdivision plan and these Tables (along with other
requirements of the R-3 zone) demonstrate that these proposed subdivision lots make possible the siting of
each of these referenced dwelling unit types on many of the proposed lots. However the opportunity to site
Quadplex development would be limited to Lot 1, 2, 5, 8 and 9 due to lot size; it is noted that for the time being
the applicant intends to remain in the existing Lot 8 residence without modification to an alternative dwelling
style. All of these listed housing types are possible to be provided within the proposed ten lot subdivision which
demonstrates an endorsement of the varied housing types made possible by the R-3 zone and satisfies
Sections 17.11.020, 17.11.030, 17.11.040, 17.11.050, 17.11.060 and 17.11.070. Subsequent building permit
reviews inclusive of site plan reviews for each platted lot will further verify compliance with these standards.
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Section 17.11.100 (A-F) Residential Universal Design Standards

The Universal Design Standards are standards that apply to the following housing types: Tiny
Houses, Cottage Clusters, Plexes, Single Dwellings, Townhouses and ADUs. These standards
are related to site design, street frontage, architectural design, parking, compatibility with
neighboring homes, open space, and private space requirements.

% ;;S?‘altandard H-I;i:ge %(I)l:tsatg: e D?n::ﬁilr?g 'rl;g\lll\l;; s
Facade X X X X X X
Street Frontage X X X X X X
Front Yard X X X X X X
Alleys X X X X X X
Garages X X X X X X
Compatibility X X X X X X

APPLICANT’S RESPONSE: Similar to the previous finding, rather than reproducing the lengthy Section
17.11.100 (A-F) standards here, they are incorporated with this finding by this reference and viewable within
the McMinnville Zoning Ordinance. It is clear by reviewing these standards, and as shown in that Section’s
Table which is provided above, that the Residential Universal Design Standards apply to every type of residence
that could be constructed on the proposed lots as well as to their street frontages, yards and garages. As
previously stated in findings provided above, and at the time of this application submittal, we have not yet
determined the specific dwelling type(s) intended for each of the proposed vacant subdivision lots. Even so,
full compliance with the Residential Universal Design Standards will be pursued and achieved as part of the
building permit application and review process for each dwelling unit to be constructed within this subdivision.
Such compliance and achievement is not only sought by the applicant, it is also required by the City in order to
move forward with building permit issuance for each dwelling unit. The requirements of Section 17.11.100 (A-
F) are satisfied by this finding and such adherence is guaranteed by the City’s building permit review and
approval process.

FINDING (CHAPTER 17.11): SATISFIED/NOT APPLICABLE. The residential design and development
standards are not criteria for approval of a subdivision tentative plan. There are some lot standards specific to
certain housing types. In addition, some provisions of Chapter 17.11 apply to residential planned developments,
and are not applicable to the subdivision.

17.18. R-3 Medium-Density, 6000 SF Lot Residential Zone

Sections
17.18 R-3 Medium-Density 6000 SF Lot Residential Zone
17.18.010 Permitted uses.
In an R-3 zone, the following uses and their accessory uses are permitted:

A. Tiny Houses, Single detached dwelling;
B. Middle Housing
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1. Plexes: Duplex Dwelling, Triplex Dwelling, Quadplex Dwelling (minimum
lot size of seven thousand square feet)
2. Cottage Clusters
3. Townhouses
C. Single Room Occupancy — Small Housing
D. Accessory Dwelling Unit (ADU)

APPLICANT’S RESPONSE: Section 17.18.010(A-D) is satisfied by this subdivision proposal in that it
is the stated intent of this proposal to construct residential dwelling units on each newly platted vacant
residential lot. We appreciate the opportunity to consider the construction of a number of different types
of housing in this neighborhood as listed and provided under Section 17.18.010 Permitted Uses. The
current economic market for home construction and sales is arguably not quite as bullish as it has been
at other times, and longer term residential economic forecasting is, by most measures, not as clear or
certain as it could be relative to the time when these residences are likely to be financed and under
construction. Understanding that reality, we have not determined the specific dwelling type(s) intended for
each of the proposed subdivision lots at this time. There are, however, a number of the dwelling types permitted
by the R-3 zone that can be accommodated on many of the proposed lots which provides a potential wide
range of dwelling type options responsive to market needs at the time of development.

Sections
17.18.030 Lot size.

In an R-3 zone, the lot size shall not be less than six thousand square feet except as
provided in Section 17.11.070 (C), Table 1 (C), Townhouses.

17.18.040 Yard requirements.

In an R-3 zone, each lot shall have yards of the following size unless otherwise provided
for in Section 17.54.050:

A. A front yard shall not be less than fifteen feet, except as provided in Section
17.11.030(C), Table 1(d), Cottage Clusters.

B. A rear yard shall not be less than twenty feet, except as provided in Section
17.11.030(C), Table 1(f), Cottage Clusters.

C. A side yard shall not be less than seven and one-half feet. An exterior side yard
on the street side of a corner lot shall be not less than fifteen feet, except as
provided in Section 17.11.030(C), Table 1(c), Cottage Clusters.

17.18.050 Building height.
In an R-3 zone, a building shall not exceed a height of thirty-five feet.

APPLICANT’S RESPONSE: Sections 17.18.030, 17.18.040 (A-C) and 17.18.050 are satisfied in that
each of the proposed subdivision lots is greater than 6,000 square feet in size; this takes into account
the 1,583 square foot subtraction of the access easement area to be recorded across Lot 3 for the
benefit of Lot 4. The table below provides the proposed square footage of each of the ten lots; access
easements do not count toward the minimum lot size of any lot as per the Lot Area definition provided
in Section 17.06 — Definitions).
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Proposed Subdivision Lots
Sq. Ft.

d ) Amended

Subtraction

Total
Lot # Square Feet || forLot3
Square
Access
Footage

Easement
1 7,486 7,486
2 12,122 12,122
3 7,913 1,583 6,330
4 6,769 6,769
5 7,204 7,204
6 6,575 6,575
7 6,153 6,153
8 31,119 31,119
9 7,426 7,426
10 6,336 6,336
Total Sq. Ft. 99,102 97,520
Average Sq. Ft. 9,910 9,752

As part of the building permit review submittal process, a site plan will be provided to the City indicating,
among other things, the proposed building(s) height and the minimum required setbacks for the lot
showing that the building(s) location is in compliance with the standards prescribed by the R-3 zone.
As part of that review process, and prior to building permit issuance, the City will verify that all minimum
setbacks have been maintained; this is further verified through the onsite footing/foundation inspection
and framing inspection as part of the building construction process.

Section
17.18.060 Density requirements
In an R-3 zone, the maximum density for single attached dwellings may not exceed four

dwelling units per 6,000 square feet, whichever is less. Density maximums may not
apply to any other permitted housing types, including accessory dwelling units.

APPLICANT’S RESPONSE: Section 17.18.060 is satisfied in that the tentative subdivision plan
submitted with this application proposes that each lot is designed for residential use and exceeds the
minimum required lot size of 6,000 square feet. Relative to density, while this zone allows up to four
single attached dwellings (Townhouses) for a 6,000 square foot lot, the proposed size of the lots will
not accommodate Quadplex density on every lot since Quadplex development requires a 9,000 square
foot minimum lot size. While Townhouses would be allowed on each of the 10 proposed lots,
Quadplexes could only be accommodated on Lots 2 and 8 (see Sections 17.11.060 (C) Table 1 (c) and
17.11.070 (C) Table 1 (c)).

FINDING (CHAPTER 17.18): SATISFIED. The proposed lots are consistent with the requirements of
the R-3 zone.

Chapter 17.58. Trees

Sections
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17.58.020 Trees - Applicability

D.

All trees on developable land and subject to or undergoing development review
such as site plan review, tentative subdivision review, or partition review.

17.58.040 Tree Removal/Replacement

A.

The removal or major pruning of a tree, if applicable under Section 17.58.020,
shall require City approval, unless specifically designated as exempt by this
ordinance. Persons wishing to remove or prune such trees shall file an
application for a permit with the McMinnville Planning Department. The
applicant shall include information describing the location, type, and size of
the subject tree or trees, and the reasons for the desired action, and the costs
associated with tree removal, replacement, and repair of any other public
infrastructure impacted by the tree removal or major pruning. Requests for
tree removal or pruning of trees outside of the Downtown Tree Zone shall be
forwarded to the McMinnville Landscape Review Committee for a decision
within 30 (thirty) days of submittal. Requests for tree removal within the
Downtown Tree Zone shall be submitted to the McMinnville Planning
Department. Such requests shall be acted upon as soon as practicable, with
consideration given to public safety, value of the tree to the public, and work
schedules. The Planning Director or their designee should attempt to make
decisions on such requests within five calendar days of submittal. The
Landscape Review Committee or Planning Director, as appropriate, may
approve, approve with conditions, or deny the request based on the criteria
stated in Section 17.58.050. A decision of the committee or Director may be
appealed to the Planning Commission if written notice of the appeal is filed
with the Planning Department within 15 (fifteen) days of the committee’s or
Director’s decision. A decision made by the Planning Director in response to
a request to remove an unsafe tree, or a tree causing repeated and excessive
damage to sidewalks, or other public or private improvements or structures
shall be final, unless appealed by the applicant; no other party shall have
standing to appeal.

Trees subject to this ordinance shall be removed or pruned following accepted
pruning standards adopted by the City. [..]

The applicant shall be responsible for all costs associated with the tree removal
or pruning, or as otherwise required by this ordinance, and shall ensure that all
work is done in a manner which ensures safety to individuals and public and
private property.

Approval of a request to remove a tree may be conditioned upon replacement of
the tree with another tree approved by the city, or a requirement to pay to the city
an amount sufficient to fund the planting and establishment by the city of a tree,
or trees, of similar value. [..]

The applicant is responsible for grinding stumps and surface roots at least six
inches below grade. At least a two-inch-thick layer of topsoil shall be placed over
the remaining stump and surface roots. The area shall be crowned at least two
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inches above the surrounding grade to allow for settling and shall be raked
smooth. The applicant shall restore any damaged turf areas and grades due to
vehicular or mechanical operations. The area shall be re-seeded.

F. The applicant shall complete the tree removal, and tree replacement if required,
within six months of receiving notification of the Landscape Review Committee’s
decision. The Landscape Review Committee may allow for additional time to
complete the tree replacement to allow for planting in favorable seasons and to
promote tree survivability.

G. Other conditions may be attached to the permit approval by the McMinnville
Landscape Review Committee as deemed necessary.

H. The planting of street trees shall be subject to the design drawings and
specifications developed by the City in May 2014. Specific design drawings and
specifications have been developed for trees outside the Downtown Tree Zone.
Such design specifications may be periodically updated by the City to include
specifications such as tree root barriers, watering tubes or structures, tree grates,
and removable pavers, and shall graphically describe the proper method for
planting trees to minimize the potential for sidewalk / tree root conflict.

APPLICANT’S RESPONSE: As this request is for a land use decision regarding a residential tentative
subdivision plan, Sections 17.58.020 and 17.58.040(A-H) are applicable to this request. As can be
seen on the aerial graphic provided below, there are established trees located in various locations
throughout this subdivision site and one concentrated area of trees located in the site’s northwestern
corner.

We recognize the economic and intrinsic value of trees to homeowners, the neighborhood and the city
at large and propose to retain as many of these existing trees as is practicable. As stated previously in
this combined application submittal, there are no landmark trees identified on this site, however there
is a stand of fir trees located in the westernmost portion of the property that measures some 75 x 130
feet in size. Given their dense spacing and the age of the rural residential use of this site, it is difficult
to determine if these trees are native to this property or if they were planted in the early 1900’s
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commensurate with construction of the existing residence. We propose to work with the City on
potential individual tree retention throughout the site without the loss of building lots or identified needed
dwelling units.

Many of the elements of Section 17.58.040 are applicable to the removal and replacement of required
street trees or required landscape trees and are not applicable to this request; this subdivision request
does require a landscape plan relative to future street tree planting and placement. No street trees will
be removed since the extension of SW Emily Drive will be newly constructed with initial street tree
planting to occur prior to subdivision platting. We propose to work with the City in identifying other trees
to be removed and those to be retained as per the City’s process, review and approval.

Sections
17.58.090 Street Tree Planting — When Required

All new multi-dwelling development, commercial or industrial development, subdivisions,
partitions, or parking lots fronting on a public roadway which has a designated curb-side
planting strip or planting island shall be required to plant street trees in accordance with
the standards listed in Section 17.58.090.

17.58.100 Street Tree Plans

A. Subdivisions and Partitions: Street tree planting plans shall be submitted to the
Landscape Review Committee for review and approval prior to the filing of a final
subdivision or partition plat.

17.58.110 Street Tree Planting

A. Subdivisions and Partitions: Street trees required of residential subdivisions and
partitions shall be installed prior to submittal of a final subdivision plat or partition
plat. As an alternative the applicant may file a surety bond or other approved
security to assure the planting of the required street trees, as prescribed in
Section 17.53.153.

APPLICANT’S RESPONSE: Sections 17.58.090, 17.58.100(A) and 17.58.110(A) are satisfied in that
the subdivision application is subject to the requirements for the planting of street trees in accordance
with adopted standards. Following approval of these combined applications, a street tree planting plan
shall be submitted to the Landscape Review Committee for review and approval prior to the filing of the
final subdivision plat. Additionally, such trees as identified on the approved street tree planting plan
shall either be installed or sufficiently bonded prior to recording of the final residential subdivision plat;
this is equally applicable to both Phase 1 and Phase 2.

FINDING (CHAPTER 17.58): SATISFIED WITH CONDITIONS.

e The application references trees on the west side of Tax Lot 100. These were on property
outside City limits and were removed prior to the annexation agreement.

o Page 7 of 7 of the tentative plan shows the remaining existing trees and whether they are
proposed to be retained or removed. As a condition of approval, trees shall not be removed
without prior written approval by the Planning Director. The applicant shall demonstrate that
trees proposed for removal meet criteria in 17.58.050.

e Prior to final plat, and submitted to allow coordination with the design of the utility plans, the
applicant shall submit a street tree plan for review and approval that meets the requirements of
17.58.100.
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Chapter 17.60. Off-Street Parking and Loading

Section
17.60.060 Parking — Spaces Required
A. Residential Land Use Category:
4. Single detached

Two spaces per dwelling with four or fewer bedrooms, and one
additional space for every two additional bedrooms.

6. Middle Housing - Duplexes, Triplexes, Quadplexes, Cottage Clusters,
Townhomes, Tiny Homes.

One space per dwelling unit.

8. Affordable Housing — Two-bedroom or less, serving households of 80% Area
Median Income (AMI) or less (AMI is calculated PER Yamhill County as
determined by the State Housing Council based on information from the United
States Department of Housing and Urban Development.) Income levels will
need to be certified.

0.5 spaces per dwelling unit. Property owner must agree to have the
units identified that are serving households of 80% AMI or less to be
deed restricted for that type of housing for at least 20 years. The deed
restriction must be recorded on the property at the expense of the
property owner. Language of the recorded document to be approved
by the Planning Director.

APPLICANT’S RESPONSE: Section 17.60.060(A) (4, 6 and 8) are satisfied in that it is our intent to
provide on-site vehicle parking in excess of these stated minimum requirements for each dwelling unit
and, as such, the number of such spaces provided would exceed the number required in all cases. All
parking spaces shall meet or exceed the City’s minimum dimensional requirements for on-site
residential parking. This shall be verified by the City as part of the standard required building plan
review and approval process prior to the issuance of building permits for any lot.

FINDING (CHAPTER 17.60): SATISFIED/NOT APPLICABLE. Off-street parking standards are not a
criterion for approval of the subdivision.

Chapter 17.65. Historic Preservation

Sections

17.65.010 Purpose. Districts, buildings, objects, structures, and sites in the City having
special historical, architectural, or cultural significance should be preserved as a
part of the City’s heritage. To this end, regulatory controls and administrative
procedures are necessary [..].

17.65.030 Historic Resources Inventory. The McMinnville Historic Resources Inventory,
compiles in 1983/84 and as subsequently updated, is hereby adopted, and shall
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be maintained and updated as required. The inventory shall be used to identify
historic districts, buildings, structures, sites, and objects for the purposes of this
ordinance [..].

APPLICANT’S RESPONSE: Sections 17.65.010 and 17.65.030 are satisfied as follows. According to
Yamhill County Assessor data, the existing residence that sits at the northeast corner of the subject site
was constructed circa 1909. The other house located on the southern parent parcel was constructed
in 1946. Neither of these residences or their properties appear in the City’s adopted Historic Resources
Inventory in any of the four identified resource subcategories; “A” Distinctive, “B” Significant, “C”
Contributory or “D” Environmental. Neither are these residences and/or properties found on the US
Department of the Interior's National Register of Historic Places. Therefore, in an historic regulatory
sense, neither of these parcels nor their improvements are historically, culturally, architecturally, or
archeologically significant to the City of McMinnville and the requirements and obligations of Chapter
17.65 of the McMinnville zoning ordinance do not apply in this instance.

FINDING (CHAPTER 17.65): NOT APPLICABLE. There are no historic resources subject to Chapter
17.65 on the property.

Chapter 17.72. Applications and Review Process

Section
17.72.095 Neighborhood Meetings
A. A neighborhood meeting shall be required for:
1. All applications that require a public hearing as described in Section

17.72.120, except that neighborhood meetings are not required for the
following applications:

a. Comprehensive plan text amendment; or

b. Zoning ordinance text amendment; or

C. Appeal of a Planning Director’s decision; or

a. Application with Director’s decision for which a public hearing is
requested.

2. Tentative Subdivisions (up to 10 lots)
3. Short Term Rental
APPLICANT’S RESPONSE: As the proposed applications are not exempted by this Section, a

neighborhood meeting is required and has been held as evidenced by the materials provided in this
application submittal. Section 17.72.095 has been satisfied.

Section
17.72.095 Neighborhood Meetings

B. Schedule of Meeting.
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1. The applicant is required to hold one neighborhood meeting prior to
submitting a land use application for a specific site. Additional meetings
may be held at the applicant’s discretion.

2. Land use applications shall by submitted to the City within 180 calendar
days of the neighborhood meeting. If an application is not submitted in
this time frame, the applicant shall be required to hold a new neighborhood
meeting.

APPLICANT’S RESPONSE: One neighborhood meeting was held prior to the submittal of this
combined land use application for the subject site. The neighborhood meeting was held on Thursday,
June 6, 2024, and this land use submittal has been received by the City within 180 days of June 6,
2024. The requirements of Section 17.72.095(B) are satisfied.

Section

17.72.095 Neighborhood Meetings

C. Meeting Location and Time.
1. Neighborhood meetings shall be held at a location within the city limits of the City
of McMinnwville.
2. The meeting shall be held at a location that is open to the public and must be

ADA accessible.

3. An 8 ¥z x 117 sign shall be posted at the entry of the building before the meeting.
The sign will announce the meeting, state that the meeting is open to the public
and that interested persons are invited to attend.

4. The starting time for the meeting shall be limited to weekday evenings between
the hours of 6 p.m. and 8 p.m. or Saturdays between the hours of 10 a.m. and 4
pm. Neighborhood meetings shall not be held on national holidays. If no one
arrives within 30 minutes after the scheduled starting time for the neighborhood
meeting, the applicant may leave.

APPLICANT’S RESPONSE: The neighborhood meeting was held at 6:00 p.m. on Thursday, June 6,
2024, which is not a day recognized by the United States Federal Government as a national holiday.
The neighborhood meeting was held in the Fellowship Hall of the Praise Assembly Church which is
located within the city limits of the City of McMinnville at 930 NE 3™ Street, McMinnville, Oregon. Both
the Praise Assembly Church and its Fellowship Hall are ADA accessible. Two identical 8 /2" x 11” signs
were posted at the exterior entry door of the Fellowship Hall (one on each side of the door) before the meeting
announcing the meeting, stating the date and time of the meeting, and stating that the meeting is open to the
public and that interested persons are invited to attend. The criteria of Section 17.72.095(C) are satisfied.

Section
17.72.095 Neighborhood Meetings

D. Mailed Notice.
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1. The applicant shall mail written notice of the neighborhood meeting to surrounding
property owners. The notices shall be mailed to property owners within certain distances
of the exterior boundary of the subject property. The notification distances shall be the
same as the distances used for the property owner notices for the specific land use
application that will eventually be applied for, as described in Section 17.72.110.

2. Notice shall be mailed not fewer than 20 calendar days nor more than 30 calendar days
prior to the date of the neighborhood meeting.

3. An official list for the mailed notice may be obtained from the City of McMinnville for an
applicable fee and within 5 business days. A mailing list may also be obtained from other
sources such as a title company, provided that the list shall be based on the most recent
tax assessment rolls of the Yamhill County Department of Assessment and Taxation. A
mailing list is valid for use up to 45 calendar days from the date the mailing list was

generated.
4. The mailed notice shall:

a. State the date, time and location of the neighborhood meeting and invite
people for a conversation on the proposal.

b. Briefly describe the nature of the proposal (i.e., approximate number of
lots or units, housing types, approximate building dimensions and heights,
and proposed land use request)

C. Include a copy of the tax map or a GIS map that clearly identifies the
location of the proposed development.

d. Include a conceptual site plan.

5. The City of McMinnville shall be included as a recipient of the mailed notice of the
neighborhood meeting.

6. Failure of a property owner to receive mailed notice shall not invalidate the neighborhood
meeting proceedings.

APPLICANT’S RESPONSE: The neighborhood meeting notice was mailed to the City of McMinnville
Planning Department and to property owners located within 300 feet of the exterior boundary of the two-
parcel subject property (as required by McMinnville Zoning Ordinance 17.72.120(F)) on May 16, 2024
which was not fewer than 20 calendar days nor more than 30 calendar days prior to the June 6, 2024
date of the neighborhood meeting. The official mailing list for the mailed notice was obtained from First
American Title in McMinnville on May 7, 2024 which was then relied upon to mail the neighborhood
meeting notice within the 45-day window of validity for utilization of the official mailing list. [It is
instructive to note that a separate mailing list was generated by First American Title for each of the two
subject parcels resulting in duplication of intended letter recipients. A neighborhood meeting notice was
mailed to each unique address on these lists and no address received duplicate notices.] The mailed
neighborhood meeting notice contained the date, time and location of the neighborhood meeting and
an invitation for people to converse with the applicant regarding the proposal. Also included in the
notice was a brief description of the proposal including the three companion applications to be
simultaneously submitted. The mailed neighborhood meeting notice also included a copy of a Google
Map vicinity map that clearly identified the location of the proposed annexation, zone change and
development site in addition to the provision of a tentative subdivision plan showing the proposed lot
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layout and subdivision phasing plan. Therefore, the requirements of Section 17.72.095(D) have been
satisfied.

Section
17.72.095 Neighborhood Meetings
E. Posted Notice.

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

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

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

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

APPLICANT’S RESPONSE: Two 18 x 24” waterproof signs notifying individuals of the June 6, 2024
neighborhood meeting were posted in easily viewable and readable locations within 20 feet of the two
adjacent rights-of-way (one sign per right-of-way edge). Specifically, one sign was posted at the
northern edge of the site and attached to the temporary terminus barricade at the current southern edge
of NW Emily Drive, and the other sign was posted at the site’s northeast corner on a wooden fence
located adjacent to the site’s SW Cypress Lane right-of-way frontage. These signs were posted on May
16, 2024 which is not fewer than 20 calendar days nor more than 30 calendar days prior to the date of
the neighborhood meeting. We have made every effort to ensure that the signs remained posted until
the neighborhood meeting which ensured that these two signs did, in fact, remain continuously posted.
The requirements of Section 17.72.095(E) are satisfied.

Section
17.72.095 Neighborhood Meetings
F. Meeting Agenda.

1. The overall format of the neighborhood meeting shall be at the discretion of the
applicant.

2. At a minimum, the applicant shall include the following components in the
neighborhood meeting agenda:

a. An opportunity for attendees to view the conceptual site plan;

b. A description of the major elements of the proposal. Depending on the
type and scale of the particular application, the applicant should be
prepared to discuss proposed land uses and densities, proposed building
size and height, proposed access and parking, and proposed
landscaping, buffering, and/or protection of natural resources;
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C. An opportunity for attendees to speak at the meeting and ask questions
of the applicant. The applicant shall allow attendees to identify any issues
that they believe should be addressed.

APPLICANT’S RESPONSE: An agenda for the neighborhood meeting was prepared and provided to
attendees of the neighborhood meeting that included an opportunity for attendees to view the proposed
development and phasing plan for the site. The agenda also indicated that a description of the proposal
would be presented including the major elements of the plan, and that there would be opportunity for
attendees to speak at the meeting and ask questions and to communicate any issues that they believe
should be addressed. This Neighborhood Meeting started at 6:00 p.m. and, after a presentation
followed by questions and comments from the attendees and general discussion, concluded at 7:00
p.m.; a summary of this discussion is provided in the attachments below. The requirements of Section
17.72.095(F) have been met.

Section
17.72.095 Neighborhood Meetings
G. Evidence of Compliance. In order for a land use application that requires a neighborhood

meeting to be deemed complete, the following evidence shall be submitted with the land
use application:

1. A copy of the meeting notice mailed to surrounding property owners;
2. A copy of the mailing list used to send the meeting notices;
3 One photograph for each waterproof sign posted on the subject site, taken from the

adjacent right-of-way;

4 One 8 ¥ x 117 copy of the materials presented by the applicant at the neighborhood
meeting; and

5 Notes of the meeting, which shall include:

a. Meeting date;

b. Meeting time and location;

C. The names and addresses of those attending;

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

e. A summary of any revisions made to the proposal based on comments received

at the meeting.

APPLICANT’S RESPONSE: Evidence of compliance with Section 17.72.095 (G(1-5(a-€))) above is
provided by the attachments to this submittal inclusive of copies of the graphic display at the June 6,
2024, Neighborhood Meeting. Also provided as evidence of compliance with these requirements are
the names and contact information as shared by those in attendance at the Neighborhood Meeting and
a summary of oral comments received at the Neighborhood Meeting; there were no revisions made to
the proposed plan based on comments received at the meeting.
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FINDING (CHAPTER 17.72): SATISFIED/NOT APPLICABLE. This section provides a procedural
requirement, and not a substantive criterion for the subdivision. The applicant submitted the required
documentation of the neighborhood meeting with the application.

Comprehensive Plan

APPLICANT’S REPSONSE:
The following citation from Volume | Background Element of the McMinnville Comprehensive Plan is applicable
to the request:

Chapter V. Housing and Residential Development — Additional Design Considerations:

Two specific areas of concern were examined by the Citizens’ Advisory Committee’s
subcommittees in relation to residential development designs.

The incorporation of solar access review into the land division ordinance received favorable
reaction. Such review could require that all subdivision designs seek to maximize access to the
sun through orientation of both streets and lots. This requirement has been used in other cities
without causing major development problems. By orienting streets and lots towards the optimal
access to the sun, the City would not be requiring the installation of active solar energy systems,
but would instead encourage and allow the use of both passive and active solar systems. The
large size of future areas proposed for residential development further enhances the applicability
of this design requirement in McMinnville.

Pedestrian paths (sidewalks) are required by ordinance to be constructed in all new residential
developments. Bike paths, however, have only been constructed in a few selected areas. The
City should encourage the development of bike paths and foot paths to activity areas, such as
parks, schools, and recreation facilities, in all development designs. Close attention to
maintenance costs to the public will, however, have to be monitored.

Based on the information presented on residential development design considerations, the City
finds that:

1. A minimum level of public facilities and services including, but not limited to, sanitary sewer,
storm drainage systems, water services, and improved streets should continue to be required
for all residential developments. The standards for these facilities and services should be
periodically examined to insure the services are commensurate with, but do not exceed, the
density of development projected.

2. Open space is required in all residential developments in several ways. Traditional zoning
setbacks reserve a large portion of each individual lot for potential open space. [..]

3. Parkland requirements in the land division ordinance provide for either the dedication of
parkland to the public or payment of money in lieu of land to develop the city park system. The
requirements of the ordinance need to be examined to see that all future residential
developments, including mobile home parks and newly created parcels through partitioning,
contribute equitably to the park program.

4. The incorporation of solar access review into the land division ordinance should be
undertaken. Such review would require the orientation of streets and lots towards the sun in a
manner which would best utilize access to solar energy. The requirement should not be
designed to lessen the density of development available on any parcel of land.
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5. The City should encourage the provision of bike and foot paths within residential
developments to connect to public and/or private parks, or recreation facilities and to connect to
any paths which currently abut the land.

APPLICANT’S RESPONSE: This proposal meets the intent of this portion of Volume | of the
Comprehensive Plan. This is evident in that all requisite public facilities and services can and shall be
sufficiently provided to adequately serve this site and the proposed development as articulated further
in additional Findings provided below. The standards for these facilities and services are periodically
examined and amended by the City.

As described by the Chapter V, criterion 2 above, the open space provided by this proposed tentative
subdivision plan is comprised of the “traditional zoning setbacks” which “reserve a large portion of each
individual lot for potential open space.” Additionally, and as addressed by criterion 3 above,
commensurate fee-in-lieu-of park fees shall be assessed to the developer by the City as deemed
appropriate.

Regarding criterion 4 above, while the City does not have a specific, adopted solar access code, Section
17.53.101(A)(3) (Streets — General) of the McMinnville Zoning Ordinance speaks to maximizing the
“potential for unobstructed solar access to all lots or parcels.” Also, that “streets providing direct access
to abutting lots shall be laid out to run in a generally east-west direction to the maximum extent feasible,
within the limitations of existing topography, the configuration of the site, predesigned future street
locations, existing street patterns of adjacent development, and the preservation of significant natural
features.” Additionally, that “the east-west orientation of streets shall be integrated into the design.”
McMinnville has also adopted one Policy (Policy 83.00) regarding solar access which states: The City
of McMinnville shall review the design of residential developments to insure site orientation that
preserves the potential for future utilization of solar energy.

The proposed tentative subdivision plan complies with this Comprehensive Plan Volume | criterion,
Policy 83.00 and Section 17.53.101(A)(3) of the McMinnville Zoning Ordinance in that this plan
proposes to align the site’s new internal local public street with the current temporary terminus of SW
Emily Drive which is located at the northern edge of Parcel 1. Due to the location and configuration of
the site, a predesignated future street location (Exhibit 2-1 of McMinnville’s adopted Transportation
System Plan as addressed further in findings below) and the existing street pattern of the adjacent
development to the north, SW Emily Drive will be extended southward to served future lots on this site
which will suffice and satisfy Volume I's encouragement of solar access for this proposed subdivision.
Opportunities for an alternative east-west street layout are not viable or otherwise possible on this site.
The proposed street layout promotes a compliant street alignment and increased local street
connectivity to currently underserved land and the proposed lots are provided the potential for
unobstructed solar access to the maximum extent feasible.

There are no public and/or private parks or recreational facilities, or paths leading to such, currently
abutting the subject site as referenced in criterion 5 above. Therefore, pedestrian mobility through this
development will be provided by the construction of public sidewalks as required by City standards to
provide pedestrian mobility within this neighborhood and the surrounding network of public sidewalks
similar to that found in all other adjacent residential neighborhoods and throughout the city. In addition,
a five-foot wide paved pedestrian pathway located within a 10-foot wide pedestrian tract will be
constructed as part of Phase 2 of this subdivision connecting the proposed SW Emily Drive extension
with SW Cypress Lane for enhanced pedestrian access beyond the neighborhood. Therefore, these
criteria have been satisfied.
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Comprehensive Plan Volume Il Goals and Policies

APPLICANT’S RESPONSE: The following Goals and Policies from Volume Il of the McMinnville
Comprehensive Plan are applicable to this request:

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

Policies:

1.00 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 characteristic, and natural hazards.

5.00 The quality of the air resources in McMinnville shall be measured by the standards
established by the Oregon Environmental Quality Commission and the Federal
Environmental Protection Agency.

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.

12.00 The City of McMinnville shall insure that the noise compatibility between different land
uses is considered in future land use decisions and that noise control measures are
required and instituted where necessary.

APPLICANT’S RESPONSE: Goal Il 1 and Policies 2.00, 5.00, 9.00 and 12.00 are satisfied by this proposal
in that there is no portion of this site that is identified with building constraints such as excessive slope, limiting
soil characteristic(s) and/or natural hazards. Any and all infrastructure and right-of-way improvements shall be
designed, proposed, reviewed and permitted as per standards and requirements administered and supported
by the City of McMinnville. While there are no residential development requirements or standards specifically
addressing the quality of air resources in the McMinnville Zoning Ordinance, the City is cognizant of standards
established by the Oregon Environmental Quality Commission and the Environmental Protection Agency (EPA)
as they relate to impactful commercial or industrial uses within the city. Additionally, there are no lands being
proposed for development that are identified as Floodplain on the McMinnville Comprehensive Plan Map or as
being located within the 100-year flood zone of the associated Federal Emergency Management Association
(FEMA) Flood Insurance Rate Map (FIRM - 41071C0403D) as illustrated in the graphic and legend on the
following page from FEMA'’s Flood Map Service Center website.
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Noise compatibility between adjacent single-family residential developments is established in that there are no
adopted policies that address adjacent same-type development as being potentially noise incompatible. The
intent of this proposal is to allow the creation of residential development to be located adjacent to existing
residential development of the same base zoning designation and is therefore not an incompatible proposed
use to those adjacent neighborhoods. The adjacency of this proposed subdivision to that of the R-3 PD zoned
neighborhoods to the north is equivalent to that which would occur if this neighborhood were developed to R-1
standards instead. This is because the full buildout of this proposed neighborhood would place only four lots
against the site’s northern property line. These four lots (one of which has been improved with a single-family
residence since around 1909) will abut six existing developed lots to the north. The resulting potential noise
impact upon these two established adjacent neighborhoods to the north is not demonstrably greater, and
potentially less, than that which already currently exists in those neighborhoods. Other developed parcels to
the west and south are larger and generally have commensurately larger existing residential setbacks.

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

Policies
58.00 City land development ordinances shall provide opportunities for development of
a variety of housing types and densities.
Attachments:
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60.00 Attached single-family dwellings and common property ownership arrangements
(condominiums) shall be allowed in McMinnville to encourage land-intensive,
cost-effective, owner-occupied dwellings.

APPLICANT’S RESPONSE: Goal V 1 and Policies 58.00 and 60.00 are met by this proposal in the R-
3 zone provides opportunities for dwelling unit construction of many different types. We appreciate that
this zone allows a wide range of housing type choice for construction on each of the proposed lots.
While, at the time of this application submittal, we have not determined the specific dwelling type(s) intended
for each of the proposed subdivision lots, a number of the dwelling types permitted by the R-3 zone can be
accommodated on many of the proposed lots which provides a potential wide range of dwelling type options
responsive to market needs at the time of development. This opportunity to provide such variation of
residential dwelling types and sizes at varying price points will add to the variety of potential housing
choices to be made available within the local community.

GOALV 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.

Policies

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.

71.00 The City of McMinnville shall designate specific lands inside the urban growth boundary

as residential to meet future projected housing needs. Lands so designated may be
developed for a variety of housing types. All residential zoning classifications shall be
allowed in areas designated as residential on the Comprehensive Plan Map.

APPLICANT’S RESPONSE: Goal 2 and Policies 68.00 and 71.00 are satisfied by the subdivision
proposal in that the Residential comprehensive plan designation, which is carried by the two parcels
that are the subject of this subdivision application, allows for development of a variety of housing
types and densities within this area which is already substantially committed to urban development.
Along with approval of the companion annexation and zone change applications, approval of this
subdivision application would add additional buildable land to the City’s land inventory which would
then be residentially developed to help meet identified residential dwelling unit needs as projected
by the City. The lots, as shown on the companion submitted tentative subdivision plan, would
provide medium-density residential development opportunities within and for the community.

Policies

71.09 Medium and Medium-High Density Residential (R-3 and R-4) - The majority of
residential lands in McMinnville are planned to develop at medium density range (4— 8
dwelling units per net acre). Medium density residential development uses include
small lot single dwelling detached uses, single dwelling attached units, duplexes,
triplexes, quadplexes, townhouses, and cottage clusters. High density residential
development (8 — 30 dwelling units per net acre) uses typically include
townhouses, condominiums, and apartments:
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1. Areas that are not committed to low density development;

2. Areas that have direct access from collector or arterial streets; or a local collector street
within 600’ of a collector or arterial street;

3. Areas that are not subject to development limitations such as topography, flooding, or
poor drainage;
4. Areas where the existing facilities have the capacity for additional development;
5. Areas within one-quarter mile of existing or planned public transportation.
71.10 The following factors should be used to define appropriate density ranges allowed

through zoning in the medium density residential areas:

1. The density of development in areas historically zoned for medium and high density
development;
2. The topography and natural features of the area and the degree of possible buffering

from established low density residential areas;

3. The capacity of the services;

4. The distance to existing or planned public transit;

5. The distance to neighborhood or general commercial centers; and
6. The distance from public open space.

APPLICANT’S RESPONSE: Policies 71.09 (1-5), and 71.10 (1-6) are met by this residential
subdivision proposal in that the range of proposed residential lot sizes makes possible a range of
potential dwelling unit types which could be constructed within this proposed subdivision. These
opportunities are made possible by application of the R-3 zone to the site which intentionally promotes
an energy-efficient and land intensive development pattern. As shown on the submitted tentative
subdivision plan, the 10 proposed lots range in size from 6,153 square feet (Lot 7) to 31,119 square
feet (Lot 8) with an average lot size of approximately 9,752 square feet. [Lot three is proposed to be
platted at 7,913 square feet. However, due to how “lot area” is defined in Section 17.06.015, the portion
of Lot 3 over which the access easement to serve Lot 4 will be created cannot be counted as part of
the lot area of Lot 3 when calculating minimum lot size. With that adjustment, Lot 3 yet remains
compliant with the minimum lot size requirement of the R-3 zone.

After accounting for the proposed right-of-way dedication for the southerly extension of SW Emily Drive, the net
density of this proposed subdivision is 4.39 dwelling units per net acre. Therefore, this proposed subdivision
complies with the net density requirement for a subdivision proposal on land zoned R-3.

2.7 acres (117,612 square feet)
- 0.425 acres (18,510 square feet of Right-of-Way and Tract designation)
= 2.275 net acres (99,102 square feet)

10 Lots / 2.275 net acres = 4.4 Dwelling Units per Net Acre
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Removing the 1,583 square feet for the access easement that will cross Lot 3 for the benefit of Lot 4 from this
calculation makes this proposal even more density compliant at 4.47 DU/net acre.

Although the text and graphics provided in the findings above are relevant to the requested zone change, this
information is also relevant to Policies 71.09 and 71.10 for this subdivision application and are reproduced here.
While this site is not located close to the city center, it is located in an urbanizing area where utilities are already
available; all of which are stubbed at the northern edge of the site within the SW Emily Drive right-of-way and/or
available within the SW Cypress Lane right-of-way. The surrounding area is not committed to low density
development as can be seen on the City’'s zoning map depicting adjacent R-3 PD zoned residential
developments to the north and R-4 zoned residential development located across SW Cypress Lane to the
east; the few R-1 zoned parcels within the city limits to the west and south are currently developed in more of a
rural residential style and are not “committed” to urban low density use at this time.

Policy 71.09 (2) directs R-3 (and R-4) zoned lands to be in locations having direct access from collector or
arterial streets (or within 600 feet of a collector street). However, Exhibit 2-1 (provided below for graphic
reference) of McMinnville’s adopted TSP (Transportation System Plan) designates the Future Local
Street Connection to serve this site as being the southerly extension of the current temporary terminus
of SW Emily Drive (a local street), with no direct public right-of-way connection to the adjacent SW
Cypress Lane (a minor collector street). This development proposal complies with the local street
connection identified in McMinnville’'s adopted TSP.
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Below is an enlarged portion of the Future Local Street Connections map provided above showing the
intended southerly extension of SW Emily Drive to serve the site rather than a direct public street

connection to SW Cypress Lane.
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This site is virtually flat and there are no onsite flooding or poor drainage issues, and therefore no
development limitations on this site. Existing public facilities have the capacity to accommodate future
residential development of this site.

Being located adjacent to SW Cypress Lane, this site is located less than one-quarter mile from existing
or planned public transportation as shown on Figure 3-4 of the Yamhill County Transit Development
Plan’s Figure 6-17; additional numerous Figures within this Transit Plan also identify SW Cypress Lane
as an existing public transit route. Further, this plan also identifies a public transit stop along the east
side of SW Cypress Lane at the corner of SW Cypress Lane and SW Alexandria Street located some
500 feet north of the northeast corner of the site. Figure 6-17 is provided below for ease of reference.
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Commercial shopping opportunities exist located along Highway 99W located some %2 mile distance
from the development site such that commercial walking opportunities exist and that owning a vehicle
can be optional. Community recreation opportunities are also readily available nearby this site since
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the established Discovery Meadows Park is located approximately 300 feet north of the site’s
northeastern corner; actual walking distance of approximately 900 feet (0.17 miles) from the current
southern terminus of SW Emily Drive.

Low density adjacent residential land is comprised of a handful of R-1 zoned parcels to the immediate west and
south; only four of which abut the site. Five of the proposed subdivision lots will abut these four adjacent parcels.
One of the proposed lots (Lot 8) which is currently developed with a single-family residence, which will remain
upon subdivision development, maintains an existing setback of approximately sixty feet (60-feet) from the
adjacent offsite R-1 zoned parcel to the south. Additionally, the context of Policy 71.10 (2) speaks of the
buffering of medium density development from established low density areas. Since some of the nearby R-1
zoned residential lots are fairly large and have developed in a more rural residential style, it is understood that
this is not an established low density area, rather an area where some infill or partitioning opportunity may yet
remain (however, it is not within the scope nor obligation of this proposal to shadow plat potential offsite
partitioning opportunities). Rather It is the applicant’'s position that the lot setbacks (buffers) required of
residential development on lots zoned R-3 are sufficient so as to not negatively impact the four adjacent R-1
zoned parcels.

While a finding addressing FEMA flood zone property was provided in findings above relative to the zone
change application, it is also relevant for this subdivision finding and provided here. There are no lands being
proposed for development that are identified as Floodplain on the McMinnville Comprehensive Plan Map or as
being located within the 100-year flood zone of the associated Federal Emergency Management Association
(FEMA) Flood Insurance Rate Map (FIRM - 41071C0403D) as illustrated in the graphic below from FEMA’s
Flood Map Service Center website.
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As noted above, the topography and natural features of the site are not prohibitive to development according to
R-3 zoning and density standards or other applicable McMinnville land development standards.

The requested zoning designation on the subject site is that of the base zone of the adjacent
neighborhood to the north eliminating the need for employment of additional residential buffers beyond
that of traditional R-3 zoned residential yard requirements. The urban-rural interface that exists along
the western edge of the annexation area and the rural land beyond is limited to a distance of
approximately 75-feet. The rural land beyond the site’s western edge is a small, captured area located
between this application’s proposed development area, Peavey Reservoir and the Kathleen Manor
Manufactured Home neighborhood. As the R-3 PD zoned Kathleen Manor Manufactured Home
neighborhood abuts this captured piece of rural land for a distance of some 450 feet along its subdivision
boundary, and no additional buffer or design requirements were assessed to that development along
this edge, it is our position that no such additional buffers or design requirements would be required of
this annexation, zone change and development proposal so as to achieve a cohesive and consistent
residential design and pattern with that of the existing adjacent residential development.

Existing public facilities have the capacity to adequately serve the proposed development of this site as
neither the adopted Waste Water Conveyance Master Plan or the adopted Stormwater Drainage Master
Plan have identified any insufficiencies in their respective Cozine basins which serve this area or
impactful future projected service deficiencies toward meeting the needs of the development of this site.

Policies

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

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.

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

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

APPLICANT’S RESPONSE: Policies 79.00, 80.00, 81.00, 82.00 and 83.00 are met by this proposal in
that the proposed residential density of 4.4 dwelling units per acre is commensurate with that prescribed
by the requested R-3 zoning designation and all proposed lots demonstrate compliance with the lot size
requirements of this zoning designation. A Planned Development designation is not needed and is not
requested as part of this land use proposal. There are currently no distinctive or unique natural features
on this site that would impinge on the target density range of the R-3 zone being realized inclusive of
the capabilities of sewer, water and other public services to adequately meet the development needs
of this site.

Although this discussion relative to retention of wooded areas is provided in findings above relative to
the annexation request, that discussion is also relevant to Policy 80.00 and is reproduced here as part
of these subdivision findings. While there are no landmark trees identified on this site, there is a stand
of fir trees located in the westernmost portion of the property that measures some 75 x 130 feet in size.
Given their dense spacing and the age of the rural residential use of this site, it is difficult to determine
if these trees are native to this property or if they were planted in the early 1900’s commensurate with
construction of the existing residence. Preservation of this stand of trees would result in the loss of
about 1.5 building lots from the proposed subdivision; given the location of the southerly extension of
SW Emily Drive that is proposed and would be required by the City, preservation of this tree stand would
eliminate residential development from the west side of the SW Emily Drive extension on this annexation
site. In light of this policy however, the applicant proposes to work with the City on potential individual
tree retention without the loss of these proposed building lots which would equate to a loss of one-fifth
(1/5") of the proposed subdivision’s buildable lots.

The street layout proposes to connect with the existing surrounding public street network. This is to be
accomplished through the dedication and improvement of the southerly extension of SW Emily Drive to
serve the two subdivision phases as described above in these findings and terminating in a local
residential cul-de-sac in the southern portion of the site. Dedication and construction of this street extension
would complete this portion of the surrounding local street network as envisioned in McMinnville’s adopted TSP
and would provide additional mobility opportunities for automobiles, pedestrians and bicyclists within the area
and would also comply with Policies 118.00(5) and 132.41.05 described elsewhere in these Findings.
Existing residential development to the south of the subject site makes the southerly extension of SW
Emily Drive south of this site unfeasible.

The proposed tentative subdivision plan complies with the City’s encouragement of solar access in that
this plan proposes to align the site’s new internal local public street with the current temporary terminus
of SW Emily Drive which is located at the northern edge of Parcel 1. Due to the configuration of the
site, a predesignated future street location (Exhibit 2-1 of McMinnville’s adopted Transportation System
Plan as addressed further in other findings herein) and the existing street pattern of the adjacent
development to the north, SW Emily Drive will need to be extended southward to served future lots on
this site. Opportunities for an alternative east-west street layout providing enhanced solar access are
not viable or possible on this site. The proposed street layout promotes a municipally compliant street
alignment and increased local street connectivity to currently underserved land and the proposed lots
are provided the potential for unobstructed solar access to the maximum extent feasible.

Policy
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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:

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

Adequate municipal waste

Storm sewer and drainage facilities (as required).

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

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

APPLICANT’S RESPONSE: Policy 99.00 (1-4) is satisfied by this proposal as adequate levels of
sanitary sewer collection, storm sewer and drainage facilities, municipal water distribution systems and
supply, and the proposed public street (additional street detail is provided elsewhere within these
submitted findings and applicable here) within the development either presently serve or can be made
available to adequately serve the site. Additionally, the Water Reclamation Facility has the capacity to
sufficiently accommodate flow resulting from development of this site. Neither the adopted Waste Water
Conveyance Master Plan or the adopted Stormwater Drainage Master Plan have identified
insufficiencies in their respective Cozine basins which serve this site nor identified future projected

service deficiencies.

The graphics below are provided to demonstrate adjacency of public sanitary and storm utilities
available to serve this site.
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Policy

99.10 The City of McMinnville recognizes the value to the City of encouraging the sale
of lots to persons who desire to build their own homes. Therefore, the City
Planning staff shall develop a formula to be applied to medium and large size
subdivisions that will require a reasonable proportion of lots be set aside for
owner-developer purchase for a reasonable amount of time which shall be made
a part of the subdivision ordinance.

APPLICANT’S RESPONSE: Policy 99.10 is not applicable to this application and yet is addressed to
increase transparency and so as to not have the appearance of oversight on our part. While Policy
99.10 does not define how many lots comprise a “medium” or a “large” subdivision, a ten (10) lot
subdivision remains on the smaller side of subdivisions given the history of such residential subdivision
developments in McMinnville. Although there have not been many smaller residential subdivision plans
submitted or approved in McMinnville in recent years, a fairly recent example of this scale of
development not being considered either medium or large, and therefore Policy 99.10 not being either
relevant or applied during the land use review and approval process, is the approved land use
application for the 17-lot Monika residential subdivision (S 2-19), the approved 20-lot Heiser Addition
residential subdivision (S 1-16), as well as the approved land use application for the Minor Modification
of the Heiser Addition subdivision (S 1-17). While Policy 99.10 was not found to be applicable to the
residential scale of these developments. similarly, this current proposal would result in the platting of a
total of ten subdivision lots and this Policy is similarly found to not be applicable to this review.

FINDING (CHAPTER V): SATISFIED WITH CONDITIONS. Subject to conditions of approval, the
applicant’s narrative and plans demonstrate the proposed subdivision tentative plans complies with the
goals and policies for Chapter V. A condition of approval specifies that a sewer capacity analysis my be
required.

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.

Policies
117.00 The City of McMinnville shall endeavor to insure that the roadway network
provides safe and easy access to every parcel.
Attachments:
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118.00 The City of McMinnville shall encourage development of roads that include the
following design factors:
1. Minimal adverse effects on, and advantageous utilization of, natural features of
the land.
2. Reduction in the amount of land necessary for streets with continuance of safety,

maintenance, and convenience standards.

3. Emphasis placed on existing and future needs of the area to be serviced. The
function of the street and expected traffic volumes are important factors.

4, Consideration given to Complete Streets, in consideration of all modes of
transportation (public transit, private vehicle, bike, and foot paths). (Ord.4922,
February 23, 2010)

5. Connectivity of local residential streets shall be encouraged. Residential cul-de-
sac streets shall be discouraged where opportunities for through streets exist

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

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

3. Local Streets

- Designs should minimize through-traffic and serve local areas
only.

- Street widths should be appropriate for the existing and future
needs of the area.

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

APPLICANT’S RESPONSE: Goal VI 1 and Policies 117.00, 118.00 (1-5), 119.00 and 122.00(3) are
satisfied by this proposal in that most of the proposed lots will legally abut a local residential public
street for a distance of at least 25 feet. This street will be developed to current City standards with
adequate capacity to safely accommodate the expected trip generation resulting from this development
and its connection to the surrounding street network. Lots 6 and 7 will be provided vehicular access by
way of a 20-foot wide private access tract with a paved improvement 15-feet in width leading eastward
from SW Emily Drive to the west edge of Lot 7 and located adjacent to the northern edge of Lots 5 and
6. Lot 4 will be provided vehicular access by way of a 15-foot wide private access easement extending
westward from the southerly extension of SW Emily Street and across the northern length of Lot 3 for
the benefit of Lot 4.

The local residential public street (SW Emily Drive) that is to be extended south to serve this subdivision
will be designed to Complete Streets standards as required by the City. Nine of the ten proposed lots
will be provided vehicular access to this new street extension with Lot 1 retaining its singular vehicular
access to SW Cypress Lane (Lot 8 will also retain access to its garage from SW Cypress Lane as well
as abutting the proposed cul-de-sac for a distance of at least 25-feet in length.). It is informative to note
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that SW Emily Drive will carry subdivision generated vehicle trips for a distance of three-blocks north of
the proposed subdivision where SW Emily Drive connects with the City’s larger transportation network
atits intersection with SW Alexandria Street providing a through direct connection between SW Cypress
Lane and SW Hill Road; a minor collector and minor arterial, respectively.

While residential cul-de-sac streets are discouraged where opportunities for through streets exist,
extension of SW Emily Drive through to the southern edge of the site for future continuation southward
to serve other properties is problematic in that those properties are already developed as large lot single
family residences. With that extension not being viable, this development plan proposes to terminate
SW Emily Drive in a cul-de-sac design within the subdivision with on-site vehicle traffic exiting the site
to the north. Construction of the proposed street to the required City standards for local streets will
result in minimal impact on natural features while providing safe and sufficient access to each lot.
Further, this alignment and compliance with City requirements relative to complete streets incorporates
prescribed consideration of all modes of transportation.

Policies

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

127.00 The City of McMinnville shall encourage the provision of off-street parking where

possible, to better utilize existing and future roadways and right-of-ways as
transportation routes.

APPLICANT’S RESPONSE: Policies 126.00 and 127.00 are satisfied by this proposal in that the
required off-street parking will be provided for all residences as specified by the McMinnville Zoning
Ordinance. Such off-street parking (a minimum of two on-site parking spaces for each single-family
residence as per 17.60.060(A)(5) is the most exacting standard among potential dwelling unit types).
Regarding single-family residences that may be constructed on one or more of these lots, four paved
off-street parking spaces will be provide for each residence (two-car driveways with two-car garages)
which is 200% of that which is required by the applicable standard of the McMinnville Zoning Ordinance.
The only exception to this will be Lot 1 which, due to the necessary removal of the existing garage in
order to avoid creation of a side yard setback encroachment upon approval of these applications, may
be provided with an R-3 setback compliant single-wide carport rather than a garage.

Policies

130.00 The City of McMinnville shall encourage implementation of the Bicycle System
Plan that connects residential areas to activity areas such as the downtown core,
areas of work, schools, community facilities, and recreation facilities.

132.00 The City of McMinnville shall encourage development of subdivision designs that
include bike and foot paths that interconnect neighborhoods and lead to schools,
parks, and other activity areas.

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.

APPLICANT’S RESPONSE: Policies 130.00, 132.00 and 132.15 are satisfied by this proposal in that
the public sidewalks that will be constructed as part of the required street improvements will provide
pedestrian connections within this subdivision and to locations beyond this subdivision. Public streets
designed to implement the requirements of the Bicycle System Plan (Chapter 6) of the McMinnville
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Transportation System Plan (TSP) provide for enhanced bicycle connection of residential areas to
activity areas throughout town such as the downtown core, areas of work, schools, community facilities,
and recreation facilities. Dedicated bicycle street design elements of the Bicycle System Plan are
specifically applicable to collector and arterial streets and, as identified in Exhibit 2-4 of the TSP
(Complete Street Design Standards), are not part of the street design standards of either Neighborhood
Connector or Local Residential streets such as the proposed extension of SW Emily Drive. Exhibit 2-4
of the McMinnville TSP also demonstrates that bike facilities are noted as being Shared Lanes for
Neighborhood Connector and Local Residential streets; SW Emily Drive is identified in Exhibit 2-3
(Street Functional Classification) of the McMinnville TSP as a Local Street. The street proposed as part
of this subdivision request is a continuation of SW Emily Drive and will accommodate bike facilities in
the form of Shared Lanes as prescribed by adopted City plans. These referenced exhibits are provided
below. By designing and constructing the proposed local residential street to the applicable
requirements of the TSP’s Complete Streets Design Standards, and by the findings presented above,
these Policies have been met.
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Exhibit 2-4 Complete Streets Design Guideline

Complete Street Design Standards ‘
| Arterial [ = collecor  [Neighborhood| Local
| Major [ Minor | Major | Minor | Connector [Residential
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= Median / Center Turn Lane 14 fr. 12ft 12f 10 fr. None None None
W| e 2 Lane
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S o Curb-to-curb Street Width *
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i 6% 6% 10% 10% 12% 12% 12%
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Right-of-Way: 104 fr. % fr. 741 P s 50t s0f 201
Ceneral Design Notes:
1 Lane widshs Bormimial i bel2 femt
2 i 5 i i ! width.
3 Y
4 Sidewalks 10-1 i e : . : ADA
5 dmﬁ'h‘ my be 20-25mph. Traffic " - i i Class. Desi
& None with on-strsst paking.
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Policy

132.26.05 New street connections, complete with appropriately planned pedestrian and
bicycle features, shall be incorporated in all new developments consistent with the
Local Street Connectivity map. (Ord. 4922, February 23, 2010)

APPLICANT’S RESPONSE: Policy 132.26.05 is satisfied by this proposal in that the proposed street
connection and the associated pedestrian and bicycle features prescribed by City requirements and
provided in this proposal and its exhibits are consistent with the applicable local street connectivity
elements outlined in the McMinnville Transportation System Plan (TSP). The southerly extension of SW
Emily Drive to serve this site is specifically identified on the Future Local Street Connections graphic
identified in McMinnville’s TSP as Exhibit 2-1 (provided below for graphic reference) and is implemented
by this proposal.

Attachments:
1-2ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD



ZC 2-24 & S 2-24 — Decision Document Page 88

/ J
by Y - };
A S T
S J Z
L L\ e e
Sy ;
b X \x
| : :
J Logend
A > Future Local Street Connections |
Hwy 18 Plan
{ Tax Lots
City Streets & State Highways
= = City limits (2003)
[J UGB (Adopted - 2003)
S
— I £
[} (
= B 8 ‘
ey [ - ) |
i ( .
5 ~ 1 |
I /
! / \ j l ‘
P \ \\ / —
— \
12 S
L Y -
I ! Sy e
B s ’ i
(LIRS B - f |
== - [ =N _l L} L | 4
] e {
A ‘ i
k 1 |
=i . e § |/ St {
L 4%, f i, M I
A A K B Al [ S A (
IR
‘,i 87 I ] [
- /.';/ > B \ - 7 -y [
® \ \ . - B | f
'y z . oy I
-y | \ 7 Y |
74 : ,v’/ f \ (/ //
ciry o 5 W Future Local Street Connections
MGl
o McMinnville TSP /-transpo SROU

Policy
132.27.00 The provision of transportation facilities and services shall reflect and support the
land use designations and development patterns identified in the McMinnville

Comprehensive Plan. The design and implementation of transportation facilities
and services shall be based on serving current and future travel demand - both

short-term and long-term planned uses.

APPLICANT’S RESPONSE: Policy 132.27.00 is satisfied by this proposal in that the proposed
transportation facilities reflect and support this Residential McMinnville Comprehensive Plan

designation and supports the established residential development patterns within the surrounding area.
The proposed transportation facilities and services for this 10-lot subdivision are appropriate to serve
the needs of the proposed development and are supportive of adjacent neighborhoods as demonstrated

by these associated findings and submitted graphics.

Policy
132.32.00 The safe, rapid movement of fire, medical, and police vehicles shall be an integral
part of the design and operation of the McMinnville transportation system (Ord.

4922, February 23, 2010)

APPLICANT’S RESPONSE: Policy 132.32.00 is satisfied by this proposal through the construction of
the proposed local street connecting with the current southerly temporary terminus of SW Emily Drive.
This connection would allow vehicular entry into the proposed subdivision from the north. This street
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dedication and improvement will also allow for the removal of the temporary vehicle barricade currently
installed on SW Emily Drive thereby allowing improved fire, medical and police vehicle circulation and
emergency access times into this site.

Policy

132.35.00 Transportation facilities in the McMinnville planning area shall be, to the degree
possible, designed and constructed to mitigate noise, energy consumption, and
neighborhood disruption, and to encourage the use of public transit, bikeways,
sidewalks, and walkways.

APPLICANT’S RESPONSE: Policy 132.35.00 is satisfied by this proposal in that the City’s
transportation design and construction standards and requirements have been adopted to satisfy and
implement this and other related Comprehensive Plan policies, and to preserve and enhance livability
in McMinnville. Through this proposal’s compliance and implementation of these applicable policies,
standards and requirements and those applicable portions of the City’s adopted Transportation System
Plan as addressed by this proposal and these submitted findings of fact, this Policy is satisfied.

Policies

132.41.00 Residential Street Network — A safe and convenient network of residential streets
should serve neighborhoods. When assessing the adequacy of local traffic
circulation, the following considerations are of high priority:

1. Pedestrian circulation,

2. Enhancement of emergency vehicle access,

3. Reduction of emergency vehicle response times,

4. Reduction of speeds in neighborhoods, and

5. Mitigation of other neighborhood concerns such as safety, noise, and aesthetics.

132.41.05 Cul-de-sac streets — Cul-de-sac streets in new development should only be
allowed when connecting neighborhood streets are not feasible due to existing
land uses, topography, or other natural and physical constraints.

132.41.20 Modal Balance — The improvement of roadway circulation must not impair the
safe and efficient movement of pedestrians and bicycle traffic.

132.41.25 Consolidate Access — Efforts should be made to consolidate access points to
properties along major arterial, minor arterial, and collector roadways.

132.41.30 Promote Street Connectivity — The City shall require street systems in
subdivisions and development that promote street connectivity between
neighborhoods.

APPLICANT’S RESPONSE: Policies 132.41.00 (1-5), 132.41.05, 132.41.20, 132.41.25 and 132.41.30
are satisfied by this request in that the proposed public street connects to an established safe,
interconnected and efficient system of existing residential streets. There are no arterial streets within
or adjacent to this development site. SW Cypress Lane, a minor collector street, is adjacent to the east
edge of the site however, due to the preferred connection established by the McMinnville TSP, the
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proposed local street extension will not connect with SW Cypress Lane. The proposed street is
designed to promote a balance of safe and efficient movement of vehicles, pedestrians and bicycles as
required by the McMinnville TSP and as required by the applicable portions of the McMinnville Zoning
Ordinance Chapter 17.53 (Land Division Standards) which are further addressed in findings provided
below. Vehicular access to the connecting street system promotes safe street connectivity to the
surrounding transportation network. Additionally, the vehicular travel speed within this site is based on
an adopted street classification scheme identified in the McMinnville TSP. The proposed street is
designed to be a local residential street and, as such, is limited to a legal vehicular travel speed of 25
miles per hour as is the vehicular travel speed of the local streets in the adjacent residential
neighborhoods. This residential vehicle speed limitation and the adopted local street design standards
have been successful in McMinnville in mitigating matters related to noise, pedestrian and bicycle
movement, and aesthetics as can be seen in the adjacent residential neighborhoods and others
throughout the city. This proposed local residential street connection also implements and supports
Policy 118.00(5) and McMinnville’s Future Local Street Connections plan (Exhibit 2-1 of McMinnville’s
TSP) as also addressed elsewhere in these findings.

Additional information relative to potential concerns related to safety are found in Chapter 4 of the
McMinnville TSP; Chapter 4 then refers to Appendix | of the TSP to provide details and addresses
implementation. Appendix | provides the specifics of the Neighborhood Traffic Calming Program
(NTCP) which provides three major types of traffic calming devices for local residential streets: vertical
deflection, horizontal deflection, and obstruction. The Program outlines policies and procedures by
which problem areas are studied and possible neighborhood traffic calming measures are identified and
applied as warranted by the findings of such a study. Since the public street to serve this development
site does not yet exist on-site, there are no existing or known on-site problem areas that need or warrant
studies in order to consider the effectiveness of implementing any of the various neighborhood traffic
calming measures provided in Appendix | of the adopted TSP.

Policies

132.43.056 Encourage Safety Enhancements — In conjunction with the residential street
improvements, the City should encourage traffic and pedestrian safety
improvements that may include, but are not limited to, the following safety and
livability enhancements:

1. Traffic circles;

2. Painted or raised crosswalks (see also recommended crosswalk designation in
Chapter 4);

3. Landscaping barriers between roadway and non-motorized uses;

4. Landscaping that promotes a residential atmosphere;

5. Sidewalks and trails; and

6. Dedicated bicycle lanes. (Ord. 4922, February 23, 2010)

132.43.10 Limited Neighborhood Cut-Through Traffic — Local residential streets should be
designed to prevent or discourage their use as shortcuts for through traffic. Local
traffic control measures should be coordinated with the affected neighborhood.
(Ord. 4922, February 23, 2010)
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APPLICANT’S RESPONSE: Policies 132.43.05 (1-6) and 132.43.10 are satisfied by the proposal for
reasons previously provided in findings addressing Policies 132.41.00, 132.41.05, 132.41.20,
132.41.25 and 132.41.30 above. In addition, traffic circles (or roundabouts) are specific traffic control
and enhancement design solutions for application in specific circumstances warranting their
construction.  Two possible traffic circle locations were identified in McMinnville’s adopted
Transportation System Plan (TSP) Appendix D — TSP Project Summaries, to potentially be located
along SW Fellows Street and along NW Baker Creek Road. McMinnville’s first two traffic circles have
been constructed at the intersections of NW Hill Road and NW Baker Creek Road, and NW Hill Road
and NW Wallace Road. The construction and dedication of the currently proposed extension of SW
Emily Drive, a local residential street, does not warrant the construction of a traffic circle.

The proposed local residential street is shown on the attached graphic exhibits to be designed with a
five-foot wide curbside planter strip separating the roadway from the pedestrian uses along both sides
of the street within the future right-of-way dedication. The existing blocks of SW Emily Drive are
designed to this standard and the proposed street will be an extension of this design. These planter
strips will be landscaped to promote a residential atmosphere as shall be approved by the McMinnville
Landscape Review Committee upon submittal and successful review of a public right-of-way planter
strip landscape plan. The design of the proposed cul-de-sac street complies with the Complete Street
Design Standards of the McMinnville TSP in that the street is designed with a curb-to-curb width of 28-
feet within a 50-foot right-of-way and a bulb radius of 45-feet with a curb-to-curb radius dimension of 33
feet as per the McMinnville TSP Section 30 Streets, Subsection A 2.  Within the cul-de-sac bulb, the
sidewalk shall be curb tight with no planting strip as required in the McMinnville TSP Section 30 Streets,
Subsection S. Designated bike lanes or raised or painted crosswalks are not warranted within this
proposed subdivision as per City requirements.

Policy

132.46.00 Low impact street design, construction, and maintenance methods should be
used first to avoid, and second to minimize, negative impacts related to water
quality, air quality, and noise in neighborhoods.

APPLICANT’S RESPONSE: Policy 132.46.00 is satisfied by the proposal in that the street design,
construction and maintenance methods required by the City were adopted to, in part, implement each
element of this policy. These design, construction and maintenance methods administered by the City
are satisfied as demonstrated in this proposal and as will be adhered to through the entirety of the
design, construction, inspection and approval process prior to the platting of this subdivision.

Policy

132.46.05: Conservation — Streets should be located, designed, and improved in a manner
that will conserve land, materials, and energy. Impacts should be limited to the
minimum necessary to achieve the transportation objective.

APPLICANT’S RESPONSE: Policy 132.46.05 is satisfied through this proposal’s compliance with the
applicable elements of the McMinnville Transportation System Plan and the McMinnville Zoning
Ordinance as addressed in these Findings. The street is proposed to be located in an efficient manner
as described in this proposal and designed in a manner compliant with the McMinnville TSP and all City
requirements for local residential streets as shown in the attached graphics and as shall be required by
associated conditions of approval of this subdivision request.
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Policy

132.54.00:  Promoting Walking for Health and Community Livability — The City will encourage
efforts that inform and promote the health, economic, and environmental benefits
of walking for the individual and McMinnville community. Walking for travel and
recreation should be encouraged to achieve a more healthful environment that
reduces pollution and noise to foster a more livable community.

APPLICANT’S RESPONSE: Policy 132.54.00 is satisfied by this proposal in that, through its approval,
the City will have demonstrated support and encouragement of efforts that promote health and the
environmental benefits of walking for the individual and for the broader McMinnville community. This
would be achieved by the City’'s support for the creation of the proposed local residential street
extension of SW Emily Drive to serve new residences with biking and walking opportunities. This is
further demonstrated by the City’s support for the proposed creation of a 10-foot wide pedestrian
pathway (with a hard surface width of 5-feet) connecting the southerly extension of SW Emily Drive with
SW Cypress Lane to serve residents of this subdivision. These opportunities created by this proposed
local street and sidewalk system and connecting pedestrian pathway will enhance pedestrian circulation
within this residential portion of the city. A municipal endorsement of this vehicular and pedestrian plan
through the approval of this proposal not only promotes walking for health and community livability, but
also helps to preserve a healthier environment by providing an additional opportunity for pedestrian and
bicycle movement as opposed to only vehicular movement.

FINDING (CHAPTER VI): SATISFIED WITH CONDITIONS. Compliance with these goals and policies
is predominately satisfied through construction of transportation facilities built to city standards and
specifications and through the lot and access layout, as well as through development standards that
apply at the time lots are developed. The proposed plan, subject to conditions of approval, satisfies
the goals and policies of Chapter VI.

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.

Policies

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 within the framework outlined below:

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

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

3. Public water service is extended or planned for extension to service the area at the
proposed development densities by such time that sanitary sewer services are to be
utilized.
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142.00

143.00

144.00

145.00

147.00

151.00

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:

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

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

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

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

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
fo urban growth boundary, comprehensive plan amendment, zone changes, and
subdivisions using the criteria outlined below:

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

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

APPLICANT’S RESPONSE: Goal VIl 1 and Policies 136.00, 139.00 (1-4), 142.00, 143.00, 144.00,
145.00 (1-4), 147.00 and 151.00 (1-5) are satisfied by the request as 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 and its
future residential use. Additionally, the Water Reclamation Facility has the capacity to sufficiently
accommodate flow resulting from development of this site as proposed. The City’s administration of all
municipal water and sanitary sewer systems according to the Goals and Policies of the McMinnville
Comprehensive Plan and Implementing Ordinances guarantees adherence to federal, state, and local
quality standards. The City of McMinnville is required to continue to support coordination between city
departments, other public and private agencies and utilities, and McMinnville Water and Light to ensure
the coordinated provision of utilities to developing areas and in making land-use decisions to fulfill peak
demands and ensure fire flow requirements and emergency situation needs. Additionally, the subject
site will be converted in an orderly manner to urbanizable standards through the coordinated extension
of utilities as shown on the submitted tentative subdivision plan, and as shall be conditioned through
approval of this residential subdivision and companion land use applications.

Policies

1563.00 The City shall continue coordination between the planning and fire departments
in evaluating major land use decisions.

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.

APPLICANT’S RESPONSE: Policies 153.00 and 155.00 are satisfied in that emergency service
departments will be provided with the opportunity to review this proposal. Additionally, a public street
designed to meet all applicable City of McMinnville requirements will provide directly to every lot, or by
way of a compliant private access tract serving Lots 6 and 7, and a compliant access easement serving
Lot 4.

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

Policies

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

163.05 The City of McMinnville shall locate future community and neighborhood parks
above the boundary of the 100-year floodplain. Linear parks, greenways, open
space, trails, and special use parks are appropriate recreational uses of floodplain
land to connect community and other park types to each other, to neighborhoods,
and services, provided that the design and location of such uses can occur with
minimum impacts on such environmentally sensitive lands.
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166.00 The City of McMinnville shall recognize open space and natural areas, in addition
to developed park sites, as necessary elements of the urban area.

167.00 The City of McMinnville shall encourage the retention of open space and scenic
areas throughout the community, especially at the entrances to the City.

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

169.00 Drainage ways in the City shall be preserved, where possible, for natural areas
and open spaces and to provide natural storm run-offs.

170.05 For purposes of projecting future park and open space needs, the standards as
contained in the adopted McMinnville Parks, Recreation, and Open Space Master
Plan shall be used.

APPLICANT’S RESPONSE: Goal VIl 3 and Policies 163.00, 163.05, 166.00, 167.00, 168.00, 169.00
and 170.05 are satisfied in that park fees shall be paid for each housing unit at the time of each building
permit application as required by McMinnville Ordinance 4282, as amended. There is no portion of this
site that is located within the 100-year floodplain for utilization as greenways or special use parks, nor
are there distinctive natural features or areas for retention as open space. Additionally, while the
McMinnville Parks, Recreation, and Open Space Master Plan does not call for the development of a
community or neighborhood park in this location, this site is well served by utilization of the recreational
space provided by the nearby Discovery Meadows park located along SW Cypress Lane approximately
300 feet north of this site’s northeastern corner.

FINDING (CHAPTER VII): SATISFIED WITH CONDITIONS. Subject to conditions of approval, the
applicant’s narrative and plans demonstrate compliance with the community facilities and services goals
and policies.

GOAL VIl 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.
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’S RESPONSE: Goal VIl 1 and Policies 173.00 and 177.00 are satisfied in that McMinnville
Water and Light and Northwest Natural Gas will be provided opportunity to review and comment regarding this
proposal prior to the issuance of the Planning Department’s staff report.

Goal VIl 2: TO CONSERVE ALL FORMS OF ENERGY THROUGH UTILIZATION OF LAND USE
PLANNING TOOLS.

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

APPLICANT’S RESPONSE: Goal VIII 2 and Policy 178.00 are satisfied by this request as the
development proposes a compact form of urban development commensurate with the requested R-3
zoning designation of the subject site. This zoning designation allows residential uses inclusive of small
lot single-family detached uses, single family attached units, duplexes and triplexes, and townhouses. While,
at the time of this application submittal, we have not determined the specific dwelling type(s) intended for each
of the proposed subdivision lots, most of the dwelling types permitted by the R-3 zone can be accommodated
on each of the proposed lots which provides a potential wide range of dwelling type options which we will assess
responsive to market needs at the time of development. The southerly extension of SW Emily Drive as shown
on the submitted residential tentative subdivision plan will provide safe and efficient access opportunities to
each of the residences with limited code compliant alternative accesses noted above in previous findings.

All of the lots designed for single-family detached use exceed the 6,000 square foot minimum lot size
as required by the R-3 zone. Utilities presently abut the site and can be extended in a cost effective
and energy efficient manner commensurate with this proposal, and as shall be required as conditioned,
by the approval of these land use requests.

FINDING (CHAPTER VII): SATISFIED WITH CONDITIONS. Subject to conditions of approval, the
applicant’s narrative and plans demonstrate compliance with the community facilities and services goals
and policies. In part, these policies are also addressed through the prerequisite rezone application.

GOALIX1: TO PROVIDE ADEQUATE LANDS TO SERVICE THE NEEDS OF THE
PROJECTED POPULATION TO THE YEAR 2023, AND TO ENSURE THE
CONVERSION OF THESE LANDS IN AN ORDERLY, TIMELY MANNER TO URBAN
USES.

APPLICANT’S RESPONSE: Goal IX 1 is satisfied in that the entirety of the subject site is located within
both the McMinnville urban growth boundary and designated as Residential on the City’s
Comprehensive Plan Map and with the majority of this subdivision site also being located within the
McMinnville city limits (the balance of which is the subject of the companion annexation request) and
therefore identified for urban development according to applicable standards and requirements. As
stated in Policy 71.00, all residential zoning classifications shall be allowed in areas designated as
Residential on the Comprehensive Plan Map and the subject site is so designated. Additionally, all
urban services are currently available and adjacent to the site making the conversion of this site to
urban uses orderly and timely.

Policy

183.00 The City of McMinnville, with the cooperation of Yamhill County, shall establish
three categories of lands within the Urban Growth Boundary. Future urbanizable
lands are those lands outside the city limits, but inside the Urban Growth
Boundary. These lands shall be retained in agricultural resource zones until
converted to urbanizable lands by annexation to the City of McMinnville.
Urbanizable lands are those lands within the city limits which are not yet
developed at urban densities. Conversion of these lands to the urban
classification shall involve fulfillment of the goals and policies of this plan,
provision of urban services, and application of appropriate implementation
ordinances and measures. Urban lands are those lands within the city limits
developed at urban densities.
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APPLICANT’S RESPONSE: Policy 183.00 is satisfied in that the City of McMinnville coordinated with
Yamhill County on establishment of the McMinnville Urban Growth Boundary (UGB) and that UGB was
acknowledged by the Oregon Land Conservation and Development Commission (LCDC). At that time
the land that is the subject of this subdivision application was designated Residential on the McMinnville
Comprehensive Plan Map; the Residential designation covers all the zoning designations from R-1
through R-5. The applications combined in this submittal propose to residentially develop this site to
an R-3 urban density and, in doing so, fulfil the applicable Goals and Policies of the McMinnville
Comprehensive Plan.

Policies:

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

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

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

APPLICANT’S RESPONSE: Policies 187.10, 187.20 and 187.30 are satisfied by this proposal in that
the City of McMinnville adopted Great Neighborhood Principles as part of Volume Il of the
Comprehensive Plan in 2019. The adoption of such principles found in the following policies fully
articulate the aspirations of the three policies referenced in this finding.

Policy:

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

APPLICANT’S RESPONSE: Policy 187.40 specifies that McMinnville’s Great Neighborhood Principles
shall guide applicable current land use and development applications such as this subdivision request.
As Great Neighborhood Principles are addressed in findings below, this policy is satisfied. Additional
findings relevant to Great Neighborhood Principles previously provided as part of the annexation and
zone change findings above are also incorporated into the Great Neighborhood Principles findings
provided for this subdivision application by this reference.

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

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

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

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

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

APPLICANT’S RESPONSE: There are no watercourses, sensitive lands, steep slopes or wetlands
within this subdivision site. Peavey Reservoir and the southwest branch of Cozine Creek to the
southwest is not located within the subdivision site. There are also no significant onsite natural features
or landscapes since this site is virtually flat and has been used as rural residential yards since the
existing homes were constructed. Regarding vistas or skylines, the territorial view from this property is
to the west over adjacent rural land which recently burned as the result of a local brush fire. Views to
the north and east will be of urban residential neighborhoods while views to the south and west will be
of the currently existing larger lot residential development. While there are no landmark trees identified
on this site, there is a stand of fir trees located in the northwesternmost portion of the property that
measures some 75 x 130 feet in size. Given their dense spacing and the age of the rural residential
use of this site, it is difficult to determine if these trees are native to this property or if they were planted
in the early 1900’s commensurate with construction of the existing residence in the northeast corner of
the site, abutting SW Cypress Lane. Preservation of this stand of trees would result in the loss of
approximately 1.5 building lots from this proposed subdivision; given the location of the southerly
extension of SW Emily Drive that is proposed and would be required by the City, preservation of this
tree stand would eliminate residential development from the west side of the SW Emily Drive extension
within the annexation parcel. In light of this policy however, we propose to work with the City on potential
individual tree retention without the loss of these two proposed building lots which would equate to a
loss of one-fifth (1/5™) of the proposed subdivision’s buildable lots. Policy 187.50 (1) and (2) has been
satisfied.

Policy:
187.50
3. Parks and Open Spaces. Great Neighborhoods have open and recreational
spaces to walk, play, gather, and commune as a neighborhood.
a. Parks, trails, and open spaces shall be provided at a size and scale that is variable
based on the size of the proposed development and the number of dwelling units.
b. Central parks and plazas shall be used to create public gathering spaces where
appropriate.
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C. Neighborhood and community parks shall be developed in appropriate locations
consistent with the policies in the Parks Master Plan.

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

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

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

5. Bike Friendly. Great Neighborhoods are bike friendly for people of all ages and abilities.
a. Neighborhoods shall include a bike network that provides for a safe and enjoyable

biking experience, and that encourages an increased use of bikes by people of
all abilities for a variety of reasons, including, but not limited to, health,
transportation, and recreation.

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

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

a. Streets shall be designed to function and connect with the surrounding built
environment and the existing and future street network, and shall incorporate
human scale elements including, but not limited to, Complete Streets features as
defined in the Comprehensive Plan, grid street networks, neighborhood traffic
management techniques, traffic calming, and safety enhancements.

b. Streets shall be designed to encourage more bicycle, pedestrian and transit
mobility with a goal of less reliance on vehicular mobility.

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

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

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

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

a. The size, form, and proportionality of development is designed to function and be
balanced with the existing built environment.
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10.

b.

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

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

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

a.

C.

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

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

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

Urban-Rural Interface. Great Neighborhoods complement adjacent rural areas and
transition between urban and rural uses.

a.

Buffers or transitions in the scale of uses, buildings, or lots shall be provided on
urban lands adjacent to rural lands to ensure compatibility.

APPLICANT’S RESPONSE: We propose to make fee-in-lieu payments to the City for each residence
at the time of construction rather than dedicating parkland from this site. The current McMinnville Parks,
Recreation, and Open Space Master Plan (1999) does not call for the development of a community or
neighborhood park in this location. “Pocket parks”, which have become more popular in recent years
were not a projected park type need in the Parks Master Plan nor a park type to be required of residential
subdivisions unless through the mechanism of a Planned Development which is not part of this
combined application submittal. Moreover, this site is well served by utilization of the recreational space
provided by the established Discovery Meadows Park located approximately 300 feet north of the site’s
northeastern corner; actual walking distance of approximately 900 feet (0.17 miles) from the current
southern terminus of SW Emily Drive. The current Parks Master Plan projected park needs map is
reproduced here for your convenience and does not indicate the need for a park at this site.
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An enlargement of a portion of that park plan map is provided here demonstrating that there are no
projected parkland needs that directly impact the subject site.
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While this development plan does not propose a trail system such as that referenced in Policy 187.50 (3)(a) a
paved pedestrian pathway is proposed to connect the proposed extension of SW Emily Drive with SW Cypress
Lane for enhanced pedestrian connectivity within the immediate area.

The proposed residential development will see the southerly extension of SW Emily Drive from its
current temporary southerly terminus to serve the undeveloped portion of the project site. This public
street extension will be designed and constructed to city standards resulting in an extension of the
existing public street network that is pedestrian, bike and other transit friendly in order to provide ease
of use for people of all ages and abilities such that owning a vehicle can be optional.

Additionally, Policy 187.50 (4)(b) states that a pedestrian connection is to be provided from cul-de-sacs
to commercial areas, schools, community facilities, parks, trails and open spaces and between streets
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that are disconnected (such as cul-de-sacs or blocks with lengths greater than 400 feet). While this
site would not create a cul-de-sac with a length exceeding 400 feet, and this site does not have the
ability to provide a direct pedestrian connection to a commercial area, school, community facility, park,
trail or open space, such a pedestrian connection is still included as part of this subdivision design. As
mentioned above relative to Policy 187.50 (3)(a), a paved pedestrian pathway is proposed to connect
the proposed extension of SW Emily Drive with SW Cypress Lane for enhanced pedestrian connectivity
within the immediate area. This five-foot wide paved pathway will be located within a 10-foot wide tract
and serve to enhance non-vehicular movement between this neighborhood and the surrounding area.

The lot sizes and dwelling types allowed by the R-3 zone, by design, elicit a human scale to
neighborhood design. The location of this development site, and the larger project area, provide easy
and convenient access to nearby recreational activities (Discovery Meadows Park), educational
opportunities (Columbus Elementary School) and convenient access to the city’s broader transportation
network leading to commercial and professional areas (Highway 99W located some 2 mile distance
from the development area) such that owning a vehicle can be optional. These opportunities and the
design of the proposed street and pedestrian connection are bike friendly and will provide a safe and
enjoyable experience that encourages the use of bikes by people of all ages. This proposed
development will connect to the existing street grid system as directed by the McMinnville TSP and shall
be non-exclusive and shall be accessible and allow the ease of use by all.

By proposing lot sizes and a street design commensurate with that of existing adjacent urban scale
residential development, this subdivision provides for a compatible human scale that fosters human
interaction with the built environment, particularly through the provision of public sidewalks, street trees,
a dedicated pedestrian connecting pathway in addition to future dwelling unit types with compliant
building heights that either exist or are becoming more common in nearby neighborhoods as
encouraged by the City.

Policy 187.50 (8)(c) specifically encourages application of the principles of CPTED (Crime Prevention
through Environmental Design). CPTED started domestically and has now gained wide international
acceptance due to law enforcement efforts to embrace it. Policy 187.50 specifically cites CPTED
standards as applicable for public spaces which technically includes public rights-of-way design and
their improvements since public streets are open for use by the general public. CPTED
recommendations that are employed in this proposal include:

e A public street extension and creation of a pedestrian connecting path to increase both
pedestrian and bicycle traffic.

¢ Residential windows that will look out onto sidewalks.

e Approved “crime-safe” landscape design for the soft-scape portions of the 10-foot wide
pedestrian tract.

o Approved street tree planting plan with resilient, scale appropriate trees in locations so as to
not create clear-vision obstructions.

e A cul-de-sac street which will provide multiple viewpoints to residential entrances.

o Natural vehicular access control as there are no street intersections within this neighborhood.

The requested rezoning of this site to R-3 is consistent with the base zone of the adjacent
neighborhoods to the north eliminating the need for employment of additional residential buffers beyond
that of traditional R-3 zoned residential yard requirements. The only true urban-rural interface that
exists with this subdivision is located along the western edge of the annexation area and is limited to a
distance of approximately 75-feet. The rural land beyond that portion of the site’s western edge is a
small captured area located between this portion of the proposed subdivision, Peavey Reservoir and
the Kathleen Manor Manufactured Home neighborhood. As the R-3 PD zoned Kathleen Manor
Manufactured Home neighborhood abuts this captured piece of rural land for a distance of some 450

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD



ZC 2-24 & S 2-24 — Decision Document Page 103

feet along its subdivision boundary, and no additional buffer or design requirements were assessed to
that development along this edge, it is our position that no such additional buffers or design
requirements would be required of this subdivision’s urban-rural edge in order to achieve a cohesive
and consistent residential design and pattern with that of the existing adjacent residential development.

It is prudent at this point to mention the City’s current, ongoing public review of the draft McMinnville
Parks, Recreation and Open Space Plan (2024). At the time of the preparation of this application
submittal, it is unclear if this new draft parks plan will have already been adopted by the City and
therefore applicable to this application. In the interest of transparency and potential park or other
recreational compliance obligations, we address the relationship between that draft plan and this
development site.

The development area that is the subject of these combined applications is shown on Map 4-1
(Developed Parks Service Area) of the Draft McMinnville Parks, Recreation and Open Space Plan to
be both within a ¥2 Mile Walk and also within a 2 Mile Walk from the Developed Park Service Area of
Discovery Meadows Park (both distances are referenced by this Plan). This Plan makes clear that the
public park recreation needs of the entire subject development site is well served by Discovery
Meadows Park. Regarding any future park location that might directly impact this development site,
Map 5-1 (Future Parks & Recreation System) of the draft Plan do not identify any portion of this site as
being needed for any identified future park type. Map 5-1 is provided here for your reference.
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An enlargement of a portion of Map 4-1 near the proposed development site is provided on the following
page (please refer to the legend above for graphic orientation).
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1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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The requirements of Policy 187.50 (3-10), as applicable to this subdivision application, have been
satisfied.

Policy:
187.50

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

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

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

a. Neighborhoods shall have several different housing types.

b. Similar housing types, when immediately adjacent to one another, shall provide
variety in building form and design.

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

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

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

C. Neighborhood elements and features including, but not limited to, signs, benches,

park shelters, street lights, bike racks, banners, landscaping, paved surfaces, and
fences, with a consistent and integrated design that are unique to and define the
neighborhood.

APPLICANT’S RESPONSE: Policy 187.50 (11-13) is satisfied by this request since the companion
annexation and zone change applications propose that this subdivision site annexed to the City and
zoned R-3 which supports almost all residential dwelling types available through the McMinnville zoning
scheme. This makes housing opportunities possible for people and families with a wide range of
incomes, and for people and families of all generations and in all stages of life. Development of this
residential land will demonstrate residential construction exhibiting variety in building form and design
employing environmentally friendly construction techniques and energy efficiency consistent with Great

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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Neighborhood Design Principles as required by the City. We also endorse and agree that similar
housing types, when immediately adjacent, will exhibit a variety in building form and design.
Neighborhood design elements and features (e.g., street lights and paved surfaces) will be consistent
in design and complementary to those found within the adjacent Cypress Meadows First Addition
neighborhood to the north through which one will travel to access nine of these proposed ten lots if arriving by
vehicle. Upon final approval of this combined joint proposal, we endeavor to work with the City regarding
individual Great Neighborhood Design elements as appropriate.

FINDING (CHAPTER VIl): SATISFIED WITH CONDITIONS. Subject to conditions of approval, the
applicant’s narrative and plans demonstrate compliance with the urbanization goals and policies.

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

GOAL X 2: TO MAKE EVERY EFFORT TO ENGAGE AND INCLUDE A BROAD CROSS
SECTION OF THE COMMUNITY BY MAINTAINING AN ACTIVE AND OPEN
CITIZEN INVOLVEMENT PROGRAM THAT IS ACCESSIBLE TO ALL MEMBERS
OF THE COMMUNITY AND ENGAGES THE COMMUNITY DURING
DEVELOPMENT AND IMPLEMENTATION OF LAND USE POLICIES AND CODES.

Policy

188.00 The City of 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.

APPLICANT’S RESPONSE: Goals X 1, X 2, and Policy 188.00 are satisfied in that the City of McMinnville
has adopted a Neighborhood Meeting program that requires that the applicant of most types of land use
applications to hold at least one public Neighborhood Meeting prior to submittal of a land use application; this
is further addressed under findings relative to McMinnville Zoning Ordinance Section 17.72.095 and is
addressed in findings below. Additionally, the City of McMinnville continues to provide opportunities for the
public to review and obtain copies of the application materials and completed staff report prior to the McMinnville
Planning Commission and/or McMinnville City Council review of the request at an advertised public hearing.
All members of the public with standing are afforded the opportunity to provide testimony and ask questions as
part of the public review and hearing process.

FINDING (CHAPTERIX): SATISFIED. The application is subject to neighborhood meeting requirements, and
the concurrent review of this application together with the rezone is being reviewed through the procedure type
that provides the greatest opportunity for public involvement.

Annexation Agreement (Instrument #202506840)
https://www.mcminnvilleoregon.qov/sites/default/files/fileattachments/community development/page/2
6596/7 annexation agreement b. cook city of mcm - final recorded agreement.pdf

APPLICANT’S RESPONSE: N/A.

FINDING: SATISFIED WITH CONDITIONS. The conditions of approval require compliance with all
conditions of the annexation agreement.

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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State Law
OAR 660-012-0060. Transportation Planning Rule, Plan and Land Use Requlation Amendments
https://secure.sos.state.or.us/oard/viewSingleRule.action?rule VrsnRsn=292996

APPLICANT’S RESPONSE: For the same reasons articulated in the annexation and zone change
findings provided above, this proposed rezoning request must be found to be in compliance with the
Oregon Administrative Rule (OAR) 660-012-0060, the Transportation Planning Rule (TPR). The intent
of the TPR is to ensure that future land use and traffic growth is consistent with local transportation
system planning and does not create a “significant effect” on the surrounding transportation beyond
currently allowed potential uses on the site.

As this TPR analysis is specific to the subdivision development plan proposed by way of these
companion applications, it is the most relevant and meaningful TPR test provided in this submittal.
Incorporating and utilizing the same type of analysis and comparison as above, it remains helpful to
note that current conditions on these two parcels are each developed with one single-family detached
residence. The ITE manual identifies 9.43 daily trips for each residence which brings the current total
daily trips being generated from this site to 19.

This subdivision application requests approval of a ten-lot residential subdivision. For the purposes of
establishing the theoretical maximum potential daily trip generation from this site for this TPR analysis
we assume Quadplex development for each of the ten lots. [The TPR methodology employed for Zone
Change findings above is incorporated and relied on here by this reference.]

For ten lots, there would be a theoretical maximum of 40 Quadplex dwellings possible for this
subdivision site; 10 lots X 4 dwellings per lot = 40 dwellings. Using the ITE average daily trip rate for
single-family attached homes of 7.2 trips per unit (which is a higher trip generation than single family
attached / Quadplex and therefore a more rigorous TPR test) yields a projected maximum of 288 daily
trips that could be generated from this site based on 40 theoretical Quadplex units. Subtracting the 19
current-conditions trips from this total yields a proposed increase of 269 new daily trips. These 269
theoretical daily trips are substantially less than the 400 daily trip threshold that would trigger a
“significant effect” identified by the Transportation Planning Rule. that could potentially be realized if this
site was rezoned devoid of a specific development proposal such as this subdivision request.

As shown through the TPR analysis provided at each stage of this proposal (annexation, zone change
and subdivision), this combined proposal remains within the TPR compliance threshold at every step.
The requirements of Oregon’s Transportation Planning Rule have been satisfied by this analysis and
this combined proposal fully complies with those requirements and does not trigger any transportation
system enhancement or development related transportation mitigation under TPR regulation.

FINDING: NOT APPLICABLE. OAR 660-012-0060, Transportation Planning Rule, Plan and Land
Use Regulation Amendments, applies to plan and land use regulation amendments. It is not
applicable to subdivision applications.

Attachments:
1—ZC 2-24 & S 2-24 Application and Attachments; 2 — Annexation Agreement; 3- Letter from Yamhill SWCD
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This request is for a:

[1 Comprehensive Plan Amendment Bl 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.

See. Dlizches

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).

ﬂ-_f- %&L\ﬁb

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

N /A




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.

N A

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

_ See Pocrew

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

_ Bee Piedher




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.

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

generation?
Loe. Phiechner

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

[9 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 properly 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.

El A legal description of the parcel(s), preferably taken from the deed.

E/ Compliance of Neighborhood Meeting Requirements.

EA 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.

"’LE ﬂ LAg 2
Applicant’s Signat Date
v m

“Wile. Csof %q{ /24

Property Owner's Signature Date
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Total site acres: 2.7 acres
Zoning: EF-80 - Exclusive Farm Use - 80-acre minimum
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R-1 - Single-Family Residential
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L Executive Summary

I am pleased to submit this land use proposal for consideration and approval. This proposal is
comprised of an Annexation application, a Zone Change application and a Residential
Subdivision application. The aim of this proposal is to bring 0.9 acres of land into the
McMinnville city limits and to rezone this and other adjacent land (2.7 total acres) to R-3 (Two-
Family Residential} consistent with nearby residential zoning to allow for additional urban
residential development within the McMinnville City Limits.

The submitted companion applications of this proposal are:
« Approval of an annexation application on approximately 0.9 acres of land.

+ Approval of a zone change application on approximately 2.7 acres of land from the
site’s current zoning designations of EF-80 (Exclusive Farm Use — 80-acre
Minimum) (0.9 acres and approximately 33% of the site) and R-1 (Single-Family
Residential) (1.8 acres and approximately 67% of the site) to an R-3 {Two-Family
Residential) zoning designation.

« Approval of a two phase 10 lot tentative residential subdivision plan on
approximately 2.7 acres of land that would provide the opportunity for urban
residential development.

The submitted tentative plan proposes a southerly extension of SW Emily Drive to serve the
site.

IL Site and Vicinity Description

The project site which is the subject of these companion applications totals approximately 2.7
acres in size and is generally located west of SW Cypress Lane and south of the Cypress
Meadows First Addition residential subdivision. The site is currently comprised of two parcels
of land, each of which is improved with a single-family residence and outbuildings. Both of the
existing residences are currently provided direct vehicular access from SW Cypress Lane.
Three offsite parcels improved with residences and located west of the project site are currently
provided vehicular access to SW Cypress Lane by way of access easements crossing the project site.
Future vehicular access to one of these offsite parcels will be provided directly by SW Emily Drive with
the other two continuing to be accessed through an existing private access easement that does not
impact and is not within the boundary of the proposed subdivision. The joint use access currently
crossing the subject site will be extinguished commensurate with the development of this
proposed subdivision. Numerous utility and access easements extend through the subject site
that will also be extinguished and/or modified as necessary as part of the development of this
subdivision. While a tributary to Cozine Creek lies offsite and west of the project area, there
are no wetlands or other sensitive lands on the site and no portion of the project site lies within
the 100-year floodplain.

The comprehensive plan designation of the portion of the project site that is proposed for
annexation is identified as Residential on the McMinnville Comprehensive Plan Map. The area

Bruce Cook June 2024
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of the project site proposed to be annexed is identified as EF-80 (Exclusive Farm Use — 80-
acre Minimum) on the Yamhill County Zoning Map with the balance of the development site
being identified as R-1 {Single-Family Residential) on the McMinnville Zoning Map.

The Cypress Meadows First Addition residential subdivision and the southeast corner of the
Kathleen Manor Manufactured Home neighborhood, both zoned R-3 PD (Two-Family
Residential, Planned Development) lie adjacent to the full northern edge of the project area.
Adjacent to the site’s eastern edge is SW Cypress Lane beyond which is the Harmony Fields
Addition residential subdivision as well as residentially developed unannexed land. Adjacent
rural residential style development exists to the west and along the site’s southern edge.

An aerial view of the project site and structures is provided below.

The existing zoning of the project site and surrounding lands are depicted in the graphic
below.

Bruce Cook June 2024
Annexation / Zone Change / Subdivision Page 3
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It is noted that the online electronic version of the McMinnville Comprehensive Plan Map
appears that it may contain an erroneous graphic artifact. This artifact depicts this site’s
annexation area as having no comprehensive plan designation whereas this area is actually
and historically designated as Residential on the City's Plan map. It is not the case that this
annexation area remains undesignated (uncolored) because it is intended as future public right-
of-way since the City’s adopted Transportation System Plan (2010) shows the intended public
access to serve this area to be by way of a southerly extension of SW Emily Drive and not a

westerly extension of SW Shirley Ann Drive.

KAMMA DR E

SHIRLEY

7
3

Legend

op

Comprehensive Plan

EMILY cr= :

B uman soomk Bor

3

Bruce Cook
Annexation / Zone Change / Subdivision

June 2024
Page 4



IIL Requests

«  Approval of an annexation application on approximately 0.9 acres of land.

« Approval of a zone change application on approximately 2.7 acres of land from the
site’s current zoning designations of EF-80 (Exclusive Farm Use — 80-acre
Minimum) (0.9 acres and approximately 33% of the site) and R-1 (Single-Family
Residential) (1.8 acres and approximately 67% of the site) to an R-3 (Two-Family
Residential) zoning designation.

« Approval of a two phase 10 lot tentative residential subdivision plan on
approximately 2.7 acres of land that would provide the opportunity for urban
residential development.

For general orientation to the site and the main elements of the proposed tentative subdivision plan,
there are two existing residences on the site; both of which are currently provided direct individual
vehicular access to SW Cypress Lane. These two residences are visible along the site’s eastern edge
adjacent to SW Cypress Lane as can be seen in the aerial site graphic provided above. Three offsite
residences located west of the project site are currently provided vehicular access to SW Cypress
Lane by way of access easements crossing the project site. Future vehicular access to one of these
offsite parcels will be provided directly by SW Emily Drive with the other two continuing to be accessed
through an existing private access easement that does not impact and is not within the boundary of
the proposed subdivision.

All of the proposed ten lots comply with the R-3 zane minimum lot size requirements and applicable
dimensional land division standards of Chapter 17.53 of the McMinnville Zohing Ordinance. While the
specific future dwelling unit type intended for each of these proposed lots is yet to be determined, most
of the lots are designhed to accommodate a number of dwelling unit types permitted within the R-3 zone.
As part of the phased design of the submitted subdivision plan, four lots are proposed to be platted in
Phase | with the remaining six lots and a pedestrian pathway to be platted in Phase 2.

The materials contained in the narrative and conclusionary findings of fact of this proposal
address the relevant criteria for approval of the annexation request, zone change request and
the residential subdivision request. Individual applications for the proposed Annexation, Zone
Change and the Residential Subdivision request have been prepared and filed with the City to
run concurrently. Each of these three applications require separate decisions by the
McMinnville Planning Commission and/or the McMinnville City Council and each of those
decisions are to be based on distinct findings of fact for each application. This proposal
provides such findings of fact for each of these applications supporting a decision far approval
far each.

IV. Development Concept Statement
In addition to this submittal's addressing of the McMinnville Goals and Policies of Volume Il of

the Comprehensive Plan and the requirements provided in the McMinnville Zoning Ordinance
{Volume Il of the Comprehensive Plan), which are provided in findings below, McMinnville’s

Bruce Cook June 2024
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Annexation application form also requests that the applicant provide a Development Concept
Statement addressing numerous elements within eight categories summarizing the overall
development concept and methods by which the physical and related social environment of the
site, surrounding area, and the community will be enhanced. This section provides that
statement.

This annexation request is paired with other cempanion applications to provide an opportunity
to develop currently underutilized land at an urban density for residential use. McMinnville’s
Housing Needs Analysis {2023) demonstrates that McMinnville is in need of additional housing of all
types including those dwelling unit types permitted by the R-3 zone to meet projected dwelling unit
needs through the year 2041. Further, that Analysis also demonstrates that McMinnville is also in need
of additional R-3 zoned land in order to provide opportunities for that housing need to be met. This
proposed annexation, when paired with its attendant zone change request, will bring approximately
0.9 acres of land into the city limits and rezone that land te R-3. Approval of that zone change request
will also rezone the site’s remaining 1.8 acres of land currently zoned R-1 to an R-3 designation. These
approvals paired with the companion subdivision application will provide the opportunity for the
applicant to move forward with infrastructure development and platting of a two-phased residential
subdivision to make additional medium-density housing available to current and, perhaps, future
McMinnville residents and subsequently provide some of the needed housing units identified by the
City.

Through the infrastructure construction and residential building phases of this project, employment
opportunities in McMinnville will be enhanced as opportunities will exist for employment of members
of the local work force to complete these development phases which enhances McMinnville’s economy
and will have a positive impact on the livelihood of those gainfully employed. McMinnville will also
benefit from increased tax revenues upon completion of the residences that are to be constructed
within the proposed 10-lot subdivision.

The livability of McMinnville will be enhanced by the provision of medium density residences on
Residentially Planned land which is currently underutilized; the proposed zoning and development of
which is consistent with adjacent and nearby neighborhoods. More specifically, the livability achieved
through this annexation and the future development of this land is the same as that of existing
developed adjacent R-3 PD zoned neighborhcods to the north. Being developed to a typical
R-3 zone density, this 0.9 acre annexation site would blend completely with those existing
adjacent R-3 PD zoned neighborhoods yielding no negative impacts on them in terms of density,
uses, building heights, noise or other characteristics of typical R-3 style development.

Through the future development phase of this 0.9 acre site there will be no negative
environmental impacts since there are no wetlands, riparian areas or other sensitive lands,
drainage swales or waterways on this site. Additionally, environmentally sound construction
and building techniques will be employed throughout as required by the City. Energy
conservation will be realized through the completion of this residential development plan in that
additional housing opportunities will be made available within walking distance to a public transit
stop currently located on SW Cypress Lane just south of its intersection with SW Emily Drive
and located some 300 feet from the northeast corner of this annexation site. This transportation
efficiency opportunity results in a potential reduction of vehicle miles traveled within the broader
community. The Discovery Meadows public park is also located on SW Cypress Lane some
300 feet north of the annexation site’'s northeastern corner which provides public recreation
opportunities within a short distance from the annexation site; actual walking distance of

Bruce Cook June 2024
Annexation / Zone Change / Subdivision Page 6



approximately 900 feet (0.17 miles) from the current southern terminus of SW Emily Drive.
Such walking, recreational and public transit opportunities go toward enhancing the social fabric
of our neighborhoods and the broader community.

Locating a small, newly designated R-3 zoned medium density housing opportunity adjacent to
neighborhoods already developed to R-3 allowable densities will not elicit negative physical,
aesthetic or social impacts to surrounding development or the larger nearby area. Rather, this
proposed density and development will blend with and complement the density and design of
nearby urban development already approved and supported by the City. As to the small amount
of rural style residential development south of the proposed subdivision area, the closest house
to this site lies some 20-feet south of the subdivision boundary’s southern edge. Considering
this approximate 20-foot existing side yard setback, when added to the 20-foot rear yard
setbacks that would be required of proposed lots 9 and 10, yields an approximate 40-feet of
residential building separation which is greater than is required of most of the City’s approved
Planned Development neighborhoods and their adjacent neighborhoods. We contend that the
impacts of this grouped set of applications results in a desirable neighborhood consistent with
nearby and adjacent development and helps positively meet residential needs identified by the
City.

The subdivision application that is part of this combined submittal proposes a two-phase
residential subdivision. Phase one would see the southerly extension of SW Emily Drive some
75 feet to the southern edge of the annexation parcel. Proposed Lots 2-4 would be served by
this extension while Lot 1 would continue to retain its existing vehicular access onto SW
Cypress Lane.

Southwest Emily Drive would be further extended south in Phase two terminating in a cul-de-
sac and would provide vehicular access to proposed Lots 5-10; Lot 8 will also retain its existing
vehicular access onto SW Cypress Lane in order to access the existing attached garage. As
part of Phase 2, a 10-foot wide pedestrian tract will be provided adjacent to the south side of
Lots 1 and 2 leading eastward from the southerly extension of SW Emily Drive to the eastern
edge of the subdivision. This 10-foot wide, paved path will provide a direct pedestrian
connection between SW Emily Drive and SW Cypress Lane and will be owned by and will be
the maintenance responsibility of all lots within this platted subdivision. Additionally, a 20-foot
wide private paved vehicular access tract will be provided along the north edge of propesed
Lots 5 and € leading eastward from the southerly extension of SW Emily Drive to provide
vehicular access to Lots 6 and 7; this tract will also be owned and maintained in common. [t
is relevant to note that while the submitted tentative subdivision plan labels the 10-foot wide
pedestrian access tract as an easement, it is in fact proposed to be a commonly held tract.]

While residential cul-de-sac streets are discouraged where opportunities for through streets
exist, extension of SW Emily Drive to the southern edge of the site for future continuation
southward to serve other properties is highly problematic and ill-advised in that those properties
are already developed as large lot single family residences. With that extension being non-
viable, this proposed development plan is designed to terminate SW Emily Drive in a cul-de-
sac design within the proposed subdivision with vehicle traffic exiting the site to the north. [The
residences to the south of the proposed subdivision have already redesigned and consolidated
their vehicular access to SW Cypress Lane into one access point as part of the City’s redesign
of the SW Cypress Lane — Old Sheridan Road intersection realignment project.]

Bruce Cook June 2024
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In addressing future impacts to the existing nearby street network of potential new vehicle trips
that could be generated by this proposed development, we rely on trip generation data supplied
by the current Edition of the ITE Manual {Institute of Traffic Engineers Trip Generation Manual)
and the range of possible dwelling unit types allowed by both current and proposed zoning;
allowing a “before and after” comparison to assess potential impact. This traffic analysis is
provided elsewhere in findings below and incorporated here by this reference.

Generally, it is instructive to note that McMinnville's local residential public streets are designed
with a daily carrying capacity of 1,200 vehicle trips as identified in Exhibit 2-4 — Complete
Streets Design Guidelines of the adopted McMinnville Transportation System Plan. As is
demonstrated in findings provided below the local residential public street (SW Emily Drive) that
is to be extended south to serve 9 of the 10 lots in this proposed subdivision (Lot 1 will retain
its sole current access to SW Cypress Lane) will sufficiently accommodate the maximum
potential number of new vehicle trips that could be generated by these companion land use
applications without triggering noncompliance with TPR (Transportation Planning Rule)
requirements.

It is of interest to note that SW Emily Drive will carry these future vehicle trips northward for a
distance of three-blocks north of the proposed subdivision where SW Emily Drive currently
connects with the City’s larger transportation network at its intersection with SW Alexandria
Street providing a through direct connection to SW Cypress Lane and to SW Hill Road; a miner
collector and minor arterial, respectively. These collector and arterial streets will similarly not
be overburdened by the addition of these new daily vehicle trips to the network.

Adjacent public facilities will be extended to serve this development site. Generally, and prior
to platting, sanitary and storm sewer services will be extended southward within the proposed
public right-of-way from their current locations at the SW Emily Drive temporary terminus. From
the proposed subdivision these systems will generally flow northward and enter the existing
public systems at the north edge of the proposed subdivision. This subdivision’s utility
extensions will be the financial responsibility of the applicant to complete prior to platting; as
this is a phased subdivision, these improvements will occur in two sequential phases. Other
services such as Northwest Natural Gas, water and electricity which serve the adjacent
subdivision to the north and are readily available at the north edge of the project area will
similarly be phased and provided by the applicant.

Bruce Cook June 2024
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V. Conclusionary Findings for Approval of the requested Annexation

The Conclusionary Findings are the findings regarding consistency with the applicable criteria
for the application. The applicable criteria for an Annexation are specified in the McMinnville
Municipal Code {(MMC).

The goals, policies, and proposals in Volume |l of the Comprehensive Plan are to be applied to
all land use decisions as criteria for approval, denial, or modification of the proposed request.
Goals and policies are mandated; all land use decisions must conform to the applicable goals
and policies of Volume Il

Volume | Background Element is the main body or text of the McMinnville Comprehensive Plan.
Historically in this volume are the inventories and research documentation on which the goals
and policies were based. The requirements of the statewide goals for inventory information
and land use related projections {e.g. population and housing) have also been contained in this
volume. Volume | informed Volumes Il and Il of the McMinnville Comprehensive Plan and is
often not directly applicable to land use development applications.

1. Bruce Cook is requesting:
« Approval of an annexation application on approximately 0.9 acres of land.

2. The subject site is approximately 0.9 acres in size and is generally located west of SW
Cypress Lane and south of the Cypress Meadows First Addition residential subdivision
and is mare spegcifically described as R4430AD 00100. The site is currently zoned EF 80
— 80-acre minimum) on the Yamhill County Zohing Map and designated as Residential on
the McMinnville Comprehensive Plan Map.

3. Sanitary sewer and municipal water and power can sufficiently serve the site. The municipal
water reclamation facility has sufficient capacity to accommodate expected flows resulting from
development of the property as proposed. Northwest Natural Gas, Comeast, Recology,
McMinnville School District 40 and the McMinnville Police and Fire Departments can also
sufficiently serve this site.

4, The following Goals and Policies of Volume Il of the McMinnville Comprehensive Plan are
applicable to the request.

The implementation of most goals, policies, and proposals as they apply to this application are
accomplished through the provisions, procedures, and standards in the city codes which are
sufficient to adequately address applicable goals, policies, and proposals as they apply to this
application.

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

Chapter || Natural Resources

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

Bruce Cook June 2024
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Policy

1.00 Urbanizable lands outside the city limits, but inside the Urban Growth
Boundary, shall be retained, whenever possible, in agricultural use until
such time as they are needed for urban development.

Findings:

Goal Il 1 and Policy 1.00 are satisfied in that the subject site has been retained in a largely rural
setting with only one single-family house and small outbuildings located on the 0.9 acre site. As
such, the impact on the quality of air, water and land resources within the planning area has been
minimal while retaining opportunities for urban density residential development upon approval of
the necessary land use applications.

Chapter ¥ Housing and Residential Development

GOALV1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY
HOUSING FOR ALL CITY RESIDENTS.

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, to
designated neighborhood activity centers, and to those areas where
urban services are already available before committing alternate areas
to residential use.

Findings:

Goals V 1 and V 2 and Policy 68.00 are satisfied by this annexation request in that approval of
this application would make possible the review and approval of the companion zone change
and subdivision applications to provide the opportunity for additional housing stock to be added
to the City. Upon development approval, the application of the Uniform Building Code
guarantees the quality of the housing. An urban level of services can be made available to
adequately serve development on the site. The subject site is located within the urban growth
boundary and is adjacent to established residential development thereby promoting a compact
urban form.
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Policies:

58.00

71.00

71.05

Findings:

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

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

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.

Policies 58.00, 71.00 and 71.05 are satisfied by this annexation request in that the Residential

comprehensive plan designation, which is carried by the subject site, allows for development
of a variety of housing types and densities within the area. Approval of this annexation
application would add additional buildable land to the City's land inventory which, when
accompanied by the companion zone change and subdivision applications, would be
residentially developed to help meet identified residential needs. The lots, as shown on the
companion submitted tentative development plan, would provide medium-density residential
development opportunities within the community.

Policy
99.00 An adequate level of urban services shall be provided prior to or
concurrent with all proposed residential development. Services shall
include, but not be limited to:
1. Sanitary sewer collection and disposal lines. Adequate Municipal waste
treatment plant capacities must be available.
2. Storm sewer and drainage facilities (as required).
3. Streets within the development and providing access to the development,
improved to city standards {as required).
4. Municipal water distribution facilities and adequate water supplies (as
determined by City Water and Light).
5. Energy distribution facilities and adequate energy resource supplies.
Bruce Cook June 2024
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Chapter VI Transportation System

Policy:

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

Chapter VIl Community Facilities and Services

GOAL VIl 1:  TO PROVIDE NECESSARY PUBLIC AND PRIVATE FACILITIES AND
UTILITIES AT LEVELS COMMENSURATE WITH URBAN
DEVELOPMENT, EXTENDED IN APHASED 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.

Paolicy

Sanitary Sewer System:

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.

Storm Drainage:

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.

Water System:

Policy

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

145.00 The City of McMinnville, recognizing the City Water and Light
Department as the agency responsible for water system services, shall
extend water services within the framework below:
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1. Facilities are placed in locations and in such a 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 Department, are adhered to.

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

Findings:

Goal VIl 1 and Policies 99.00, 117.00, 136.00, 144.00, 145.00 and 147.00 are satisfied by this
request as 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 adequately available to serve the proposed annexation area.
This site would be provided vehicular access from the southerly extension of SW Emily Drive;
an internal local public residential street system that would be constructed at the time of
infrastructure development and prior to platting. Additionally, the water reclamation facility has
adequate capacity to serve and accommodate additional future residential use on this site. All
municipal water and sanitary sewer systems guarantee adherence to federal, state, and local
quality standards. All affected municipal agencies and utility providers will be provided
opportunity to review and comment on this annexation request thereby ensuring the
coordinated provision of utilities to the annexation area as well as being provided the
opportunity to review and comment on the companion applications.

The graphics below are provided to demonstrate adjacency of public sanitary and storm utilities
available to serve this site.

Bruce Cook June 2024
Annexation / Zone Change / Subdivision Page 13



Sanitary Sewer

Legend

Sanitary Force Mains

Sanitary Manholes

Sanitary Mainlines
Tux Lus
City Limits
Municipality
City
: County

https:/Amww. meminnvilleoregon.gov/sites/defaultfiles/fileattachments/engineering/page/364/sanitary. pdf

Storm Sewer

Legend

- Storm Manholes

Etorm Mains
Inlet/Qutlet
Type

Inlet

¢« Oulall

Catch Basing

Tax Luls
City Limits
Municipality
[ ciy
| County

hitps:fwww.meminnvilleoregon.gov/sites/defaultfiles/fileattachments/engineering/page/364/storm.pdf

Policy 142.00 will be satisfied in that this annexation site and the balance of the proposed
development area will be converted in an orderly manner to urban standards through the
coordinated extension of utilities as addressed in the companion subdivision application. Prior
to future infrastructure construction, an adequate storm water drainage system will be designed
to specifications as determined and approved by the City Engineering Department.

Police and Fire Protection:

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
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evaluating annexation, subdivision proposals, and other major land use
decisions.

Finding:

Policy 155.00 is satisfied since the annexation of this 0.9 acre site will not overburden existing
police and fire service facilities.

Chapter IX_Urbanization

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

Finding:

Goal 1X 1 is satisfied since this property is located within the McMinnville Urban Growth
Boundary and all urban services are available or can be made available to sufficiently serve the
site. Inclusion of this land within the city limits of McMinnville will assist in meeting projected
residential land use needs by providing increased opportunities for urban residential
development within the city limits. The orderliness of this application’s request is further
demonstrated in that the subject site has been identified for future urban residential
development since its inclusion into the McMinnville Urban Growth Boundary {UGB) and
adjacent land to the north and east have already similarly residentially developed. Baoth the
City of McMinnville and the Land Conservation and Development Commission {LCDC) have
deemed this land necessary and appropriate for urban development by its location within
McMinnville's present UGB.

Policy:

183.00 The City of McMinnville, with the cooperation of Yamhill County, shall
establish three categories of lands within the Urban Growth Boundary.
Future urbanizable lands are those lands outside the city limits, but inside
the Urban Growth Boundary. These lands shall be retained in agricultural
resource zones until converted to urbanizable lands by annexation to the
City of McMinnville. Urbanizable lands are those lands within the city
limits which are not yet developed at urban densities. Conversion of
these lands to the urban classification shall involve fulfillment of the goals
and policies of this plan, provision of urban services, and application of
appropriate implementation ordinances and measures. Urban lands are
those lands within the city limits developed at urban densities.

Finding:

Policy 183.00 is satisfied in that this annexation site is identified by the City as Future
Urbanizable Land {FUL) since this praperty is located within the McMinnville UGB yet outside
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the current McMinnville city limits. In keeping with this designation, the City has not supported
or endorsed any additional rural development on this site since it was first made part of the
McMinnville UGB with it's already established existing rural home {circa 1908) ensuring that its
original rural character has been preserved.

Policy:

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

Finding:

Policy 187.40 specifies that McMinnville’s Great Neighborhood Principles shall guide, in part,
annexation requests. While Great Neighborhood Principles are required by this policy to be
addressed as part of an annexation request, a number of these principles are best suited to be
addressed in the findings provided with the companion subdivision application and are so
provided there and are also incorporated in these annexation findings by this reference in
addition to certain findings for Great Neighborhood Principles presented below.

Policy:

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

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

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

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

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

Findings:

There are no watercourses, sensitive lands, steep slopes or wetlands located within this
annexation site. Peavey Reservoir and the southwest branch of Cozine Creek to the southwest
are not located within the annexation area; nor are any portions located within the area
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represented by the companion zone change or subdivision applications. There are also no
significant onsite natural features or landscapes since this site is virtually flat and has been
used as a rural residential “yard” for over 100 years. Regarding vistas or skylines, the territorial
view from this property is to the west over adjacent rural land which recently burned as the
result of a local brush fire. Views to the north, east and south are, or will be, that of urban
residential neighborhoods. While there are no landmark trees identified on this site, there is a
stand of fir trees located in the westernmost portion of the property that measures some 75 x
130 feet in size. Given their dense spacing and the age of the rural residential use of this site,
it is difficult to determine if these trees are native to this property or if they were planted in the
early 1900’'s commensurate with construction of the existing residence. Preservation of this
stand of trees would result in the loss of about 1.5 building lots from the proposed subdivision.
Given the location of the southerly extension of SW Emily Drive that is proposed and would be
required by the City, preservation of this tree stand would eliminate residential development
from the west side of the SW Emily Drive extension on this annexation site. In light of this policy
however, the applicant proposes to work with the City on potential individual tree retention
without the loss of these proposed building lots which would equate to a loss of one-fifth (1/5'")
of the proposed subdivision's buildable lots. Policy 187.50 (1) and (2) has been satisfied.

Policy:
187.50
3. Parks and Open Spaces. Great Neighborhoods have open and

recreational spaces to walk, play, gather, and commune as a

neighborhood.

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

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

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

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

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

b. Pedestrian connections shall be provided to commercial areas,
schools, community facilities, parks, trails, and open spaces, and
shall alsc be provided between streets that are disconnected
(such as cul-de-sacs or blocks with lengths greater than 400 feet).
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5. Bike Friendly. Great Neighborhoods are bike friendly for people of all
ages and abilities.

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

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

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

a. Streets shall be designed to function and connect with the
surrounding built environment and the existing and future street
network, and shall incorporate human scale elements including,
but not limited to, Complete Streets features as defined in the
Comprehensive Plan, grid street networks, neighborhood traffic
management techniques, traffic calming, and safety

enhancements.

b. Streets shall be desighed to encourage more bicycle, pedestrian
and transit mobility with a goal of less reliance on vehicular
mobility.

7. Accessibility. Great Neighborhoods are designed to be accessible and

allow for ease of use for people of all ages and abilities.

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

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

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

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

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

10.

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

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

a.

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

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

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

Urban-Rural Interface. Great Neighborhoods complement adjacent rural
areas and transition between urban and rural uses.

a.

Buffers or transitions in the scale of uses, buildings, or lots shall
be provided on urban lands adjacent to rural lands to ensure
compatibility.

While the topic of parkland dedication or a fee-in-lieu payment will be addressed further in
findings provided as part of the subdivision application submittal, it is important to note here
that the current McMinnville Parks, Recreation, and Open Space Master Plan (1999) does not
call for the development of a Community or Neighborhood Park in this location. Moreover, this
site is well served by utilization of the recreational space provided by the established Discovery
Meadows Park located approximately 300 feet north of the annexation site’s northeastern
corner; actual walking distance of approximately 900 feet {(0.17 miles) from the current southern
terminus of SW Emily Drive. The current Parks Master Plan Projected Park Needs map is
reproduced here for your convenience.

Bruce Cook
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As is detailed in the companion subdivision application submitted as part of this application package,
the proposed residential development will see the extension of SW Emily Drive from its current
temporary southerly terminus to serve the undeveloped portion of the project site. This public street
extension will be designed and constructed to city standards resulting in an extension of the public
street network that will be pedestrian, bike and other transit friendly to provide ease of use for people
of all ages and abilities. Additionally, as part of Phase 2, a 10-foot wide pedestrian access tract with
a hard surface five-feet in width will be provided adjacent to the south side of Lots 1 and 2
leading eastward from the southerly extension of SW Emily Drive to the eastern edge of the
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subdivision connecting SW Emily Drive with SW Cypress Lane with a pedestrian safe —
pedestrian only walkway.

The requested zoning designation for the 2.7 acre site is R-3. The lot sizes and dwelling types
allowable within the R-3 zone, by design, elicit a human scale to neighborhood design. The
location of this annexation site, as well as the entire subdivision site, provide easy and
convenient access to nearby activities {Discovery Meadows Park), education opportunities
{Columbus Elementary School) and convenient access to the city’s broader transportation
network leading to commercial and professional areas {Highway 99W located some 2 mile
distance from the development area) such that owning a vehicle can be optional.

The requested zoning designation for the subdivision site is that of the base zone of the
adjacent residential neighborhood to the north thereby eliminating the need for additional
residential buffers beyond that of the City’s traditional R-3 zoned residential yard requirements.
The urban-rural interface that exists along the western edge of the annexation area and the
rural land beyond is limited to a distance of approximately 75-feet. The rural land beyond the
annexation site’s western edge is a small, captured area located between the annexation site,
Peavey Reservoir and the Kathleen Manor Manufactured Home neighborhood. As the R-3 PD
zoned Kathleen Manor Manufactured Home neighborhood abuts this captured rural piece of
land for a distance of some 450 feet, and no additional buffer or design requirements were
assessed to that development along this edge, it is our position that no such additional buffers
or desigh requirements would be required of this annexation and development proposal and
therefore achieve and maintain a cohesive and consistent residential design and pattern with
the existing adjacent residential development.

It is prudent to mention the City’s current, ongoing public review of the draft McMinnville Parks,
Recreation and Open Space Plan {2024). At the time of the preparation of this application
submittal, it is unclear if this new draft parks plan will have already been adopted by the City
and therefore applicable to this application. In the interest of transparency and potential
compliance obligations, we address the relationship between that draft plan and this
development site here.

The development area that is the subject of these combined applications is shown on Map 4-1
{Developed Parks Service Area) of the Draft McMinnville Parks, Recreation and Open Space
Plan to be located within a Y4 Mile Walk and also within a %2 Mile Walk from the Developed Park
Service Area of Discovery Meadows Park. This signifies that the public park recreation needs
of the entire subject development site is well served by Discovery Meadows Park. Regarding
future park locations that might directly impact this development site, Map 5-1 (Future Parks &
Recreation System) of the draft plan do not identify any portion of this site as being needed for
any identified future park type.

The requirements of Policy 187.50 (3-10) as applicable to this annexation application have been
satisfied.
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Policy:

187.50

Findings:

1.

12.

13.

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

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

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

a. Neighborhoods shall have several different housing types.

b. Similar housing types, when immediately adjacent to one another,
shall provide variety in building form and design.

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

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

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

c. Neighborhood elements and features including, but not limited to,
signs, benches, park shelters, street lights, bike racks, banners,
landscaping, paved surfaces, and fences, with a consistent and
integrated design that are unique teo and define the neighborhood.

Policy 187.50 (11-13) is satisfied by this request since the area proposed for annexation is

designated Residential on the McMinnville Comprehensive Plan Map which supports all
residential zoning designations inclusive of housing opportunities for people and families with
a wide range of incomes, and for people and families in all stages of life. Upon approval of the
companion zone change and subdivision applications, development of this residential land will
demonstrate residential construction exhibiting variety in building form and design employing
environmentally friendly construction techniques and energy efficiency consistent with Great
Neighborhood Design Principles as required by the City. Upon final approval of this combined
application, we endeavor to work with the City regarding Great Neighborhood Designh elements
as appropriate.
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Master Planning
Policy

187.90.030 Lands less than 10 acres in size may be annexed without the completion
of the Master Planning process. Development of these lands shall be
consistent with the land uses identified in the adopted Area Plan that is
applicable to the land in question. Development of these lands shall be
consistent with the land use development tools and requirements of the
McMinnville Comprehensive Plan and the McMinnville Zoning Ordinance.

Finding:

The proposed annexation site is less than 10 acres in size and is not required to complete the
Master Planning process as allowed by this policy. Therefore, Policy 187.90.030 is satisfied by
this annexation proposal.

Chapter X Citizen Involvement and Plan Amendment

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

GOAL X 2: TO MAKE EVERY EFFORT TO ENGAGE AND INCLUDE ABROAD CROSS
SECTION OF THE COMMUNITY BY MAINTAINING AN ACTIVE AND OPEN
CITIZEN INVOLVEMENT PROGRAM THAT IS ACCESSIBLE TO ALL
MEMBERS OF THE COMMUNITY AND ENGAGES THE COMMUNITY
DURING DEVELOPMENT AND IMPLEMENTATION OF LAND USE

POLICIES AND CODES.

Policy:

188.00 The City of 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.

Findings:

Goals X 1, X 2, and Policy 188.00 are satisfied by this annexation proposal in that the City of
McMinnville has adopted a Neighborhood Meeting program that requires applicants of most types of
land use applications to hold at least one public Neighborhood Meeting prior to submittal of a land use
application; this annexation application is subject to those requirements. A Neighborhood Meeting for
this, and companion applications, was successfully held on June 6, 2024. While detailed findings
demonstrating compliance with these requirements is provided relative to McMinnville Zoning
Ordinance Section 17.72.095 as found the findings provided for the proposed subdivision below, they
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are relevant here and are incorporated into this finding by this reference. [The reason for locating the
full text of these findings with those provided for the subdivision application is that most of the
comments and guestions received at the Neighborhood Meeting were specific to the proposed
subdivision and it is our position is that they are most helpful for review to be provided as part of the
subdivision findings. In either case, this reference for their inclusion here does suffice in providing
sufficient findings for these requirements relative to this annexation request.]

Additionally, the City of McMinnville continues to provide opportunities for the public to review and
obtain copies of the application materials and a completed staff report prior to the McMinnville Planning
Commission and/or McMinnville City Council review of these requests at an advertised public meeting.
All members of the public with standing are afforded the opportunity to provide testimony and ask
guestions as part of the public review and hearing process.

7. The following Sections of the McMinnville Municipal Code Section 16 (Ordinance No. 5106)
are applicable to this request as decision-making criteria:
16.10.030 Applicability

The following conditions must be met prior to or concurrent with City
processing on any annexation request:

A. The subject site must be located within the McMinnville urban growth
boundary.
B. The subject site must be contiguous to the existing City limits.

Finding:

The proposed annexation property is located within the McMinnville Urban Growth Boundary
and is contiguous to the existing McMinnville City limits along its northern, eastern and southern
edges. This proposal satisfies Section 16.10.030.

16.20.020 Anhnexation Application
An annexation application shall include the following:

A. A list of owners, including partial holders of owner interest, within the
affected territory, indicating for each owner:

1. The affected tax lots, including the township, section and range
numbers;
2. The street or site addresses within the affected territory as shown

in the Yamhill County Records;
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3. A list of all eligible electors registered at an address within the
affected territory; and

4. Signed petitions as may be required in Subsection B below.

B. Written consents on City-approved petition forms that are:

1. Completed and signed, in accordance with ORS 222.125, by:
a. All of the owners within the affected territory; and
b. Not less than 50 percent of the eligible electors, if any,

registered within the affected territory; or
2. Completed and signed, in accordance with ORS 222.170, by:

a. More than half the owners of land in the territory, who also
own more than half the land in the contiguous territory and
of real property therein representing more than half the
assessed value of all real property in the contiguous
territory (ORS 222.170(1)); or

b. A majority of the electors registered in the territory
proposed to be annexed and a majority of the owners of
more than half the land {ORS 222.170(2)).

3. Publicly owned rights-of-way may be added to annexations
initiated by these two methods with consent(s) from the property
owner(s).

C. In lieu of a petition form described in Subsection B above, an owner's
consent may be indicated on a previously executed Consent to Annex form
that has not yet expired as specified in ORS 222.173.

D. Verification of Property Owners form signed by the Yamhill County
Assessor/Tax Collector Department.

E. A Certificate of Electors form signed by the Yamhill County Clerk and
Elections Department.

F. An ORS 195.305 waiver form signed by each owner within the affected
territory.

G. A waiver form signed by each owner within the affected territory as allowed
by ORS 222.173.

H. A legal description of the affected termitory proposed for annexation
consistent with ORS 308.225 that will include contiguous or adjacent right-
of-way to ensure contiguity as required by ORS 222.111.
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Findings:

A map stamped by a licensed surveyor that is to scale and highlights the
affected territory and its relationship to the city limits.

A list of the districts currently providing services to the affected territory.

. An adequate level of urban services must be available, or made available,

within three (3) years of annexation. An adequate level of urban services is

defined as:

1.

Municipal sanitary sewer and water service meeting the
requirements enumerated in the McMinnville Comprehensive
Plan for provision of these services. The sanitary sewer service
overall will be considered adequate if the municipal operations
are in accordance with federal and state regulations, permits, and
orders.

Roads with an adequate design capacity for the proposed use
and projected future uses. Where construction of the road is not
deemed necessary within the three-year time period, the City will
note requirements such as dedication of rights-of-way and
easements, waivers of remonstrance against assessment for
road improvement costs, and/or participation in other
transportation improvement costs, for application at the
appropriate level of the planning process. The City will also
consider public costs of the improvements.

Documentation of the availability of police, fire, parks, and school
facilities and services shall be made to allow for conclusionary
findings either for or against the proposed annexation. The
adequacy of these services shall be considered in relation to
annexation proposals.

A written narrative addressing the proposal’s consistency with the approval
criteria specified in Chapter 16.30, if applicable.

. Afee as established by Council resolution.

. If applicable, a concept master plan as required in MMC Chapter 17.10.060.

This annexation application meets and satisfies all of the applicable requirements of 16.20.020
{A-N) as follows. The site of this annexation request is identified as 1465 SW Cypress Lane
{more specifically referred to as R44 30AD 00100). Mapping and graphics have been submitted
as part of this annexation application indicating the affected tax lot, including the township,
section and range numbers, and street address. There are no public rights-of-way located
within the annexation area nor are there any private or public easements granting any access
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rights to this annexation site to adjacent landowners. One hundred percent of the owners of
the annexation area have signed the City approved annexation petition form.

A legal description for the annexation site including adjacent right-of-way has been provided
with this application as well as a map stamped by a licensed surveyor that is to scale and
highlights the affected territory and its relationship to the McMinnville city limits. The list of
districts currently providing services to this site is provided in appropriate locations in the
findings submitted to support approval of this application. Additionally, an adequate level of
urban services are available or can be made available within three years of annexation to serve
future residential development on this site; additional related findings in support are provided in
findings below in this submittal and are incorporated here by this reference.

As part of this combined application submittal, a two-phase tentative residential subdivision
plan has been provided showing an adequate public right-of-way extension of SW Emily Drive
to serve the full development site inclusive of this proposed annexation parcel. This tentative
plan also shows proposed right-of-way improvements satisfying current City standards for
dedication and construction of local public streets. A written narrative including sufficient
findings of fact to justify this annexation request is part of this application submittal; as
articulated in these findings, this proposal is not subject to concept master planning
requirements found in MMC Chapter 17.10.060. Adequate fees as established by Council
resolution have been paid for submittal of this annexation application.

16.40.020 Annexation Agreement

Properties subject to this Chapter 16.30 must enter into an annexation
agreement with the City. The City Council may adopt by resolution an
annexation agreement with the owner{(s) of property that is proposed for
annexation to the City. The annexation agreement shall address, at a minimum,
provisions for connection to and extensicn of public facilities and services to the
annexed property. Connection to public facilities and services shall be at the
discretion of the City, unless otherwise required by the Oregon Revised Statutes.
Where public facilities and services are available and can be extended, the
applicant shall be required to do so. The annexation agreement shall also
describe a process and timeframe for compliance with the McMinnville
Comprehensive Plan. The annexation agreement can also have additional
requirements for annexation into the city at the discretion of the City Council that
responds to overall future growth and development needs of the community.

Finding:

Section 16.40.020 is satisfied in that the applicant agrees to and shall enter into an annexation
agreement with the City as directed by the City.

16.40.030 Review Process

A. Annexation Application Submittal. The applicant must submit an
annexation application consistent with the requirements of Section
16.20.020.
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B. The property owner will sign an annexation agreement to be considered
for approval by the City Council either concurrently with or after the
annexation application.

Finding:
This annexation application has been submitted to the City consistent with the requirements of

Section 16.20.020 and we (the applicant) agree to and shall enter into an annexation agreement
with the City as directed by the City.

General Provisions:
17.03.020 Purpose.

The purpose of this ordinance is to encourage appropriate and orderly physical
development in the City through standards designed to protect residential,
commercial, industrial, and civic areas from the intrusions of incompatible uses;
to provide opportunities for establishments to concentrate for efficient operation
in mutually beneficial relationship to each other and to shared services; to
provide adequate open space, desired levels of population densities, workable
relationships between land uses and the transportation system, and adequate
community facilities; to provide assurance of opportunities for effective utilization
of the land resource; and to promote in other ways public health, safety,
convenience, and general welfare.

Finding:

Section 17.03.020 is satisfied by this annexation request for the reasons enumerated in the findings
presented above.

Transportation Planning Rule

The Oregon Transportation Planning Rule (TPR) is more directly applicable to and most
meaningful to the analysis of the potential traffic impacts of the combined submittal of these
three companion applications. However, findings must be adopted to support approval of each
of these three applications individually {(annexation, zone change and subdivision). Therefore,
while we direct the public and decision makers to the TPR analysis provided as part of the
findings supporting approval of the subdivision application as being the most relevant, individual
TPR analysis of each individual application is provided should the City choose to consider the
TPR component for each application individually. Additionally, where analysis options were
available, we have taken the more rigorous approach to demonstrate TPR compliance under
any possible development scenario of these parcels.

This proposed annexation request must be in compliance with the Oregon Administrative Rule
{OAR) 660-012-0060, the Transportation Planning Rule (TPR). The intent of the TPR is to
ensure that future land use and traffic growth is consistent with local transportation system
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planning and does not create a “significant effect” on the surrounding transportation system
beyond currently allowed uses. The definition of a “significant effect” varies by jurisdiction and
no such definition is provided in the McMinnville code. According to the Oregon Highway Plan
{OHP) a net increase of 400 daily vehicle trips qualifies as a “significant effect” on a State
Highway facility (Action 1F.5, Oregon Highway Plan, 2015). This definition is also commonly
applied to local roadways and streets when the local governing agency does not provide an
alternate definition. Therefore, this definition of “significant effect” shall apply here.

Part of what the TPR test assesses is the impact of the maximum increase of daily vehicle trips
when comparing possible daily vehicle trips resulting from maximum development opportunities
under current conditions to the number of trips resulting from the proposed development, and
whether that difference exceeds 400 average daily trips and if there is a “significant effect” on
the transportation system. This discussion provides the City with the expected vehicle trip
generation based on the reasonable “worst case” development potential given current
conditions and also upon approval of these combined land use applications, and an
assessment of whether this joint proposal will create a “significant effect” on the transportation
system.

The two subject parcels are each currently developed with one single family residence. The
northern parcel remains under the jurisdiction of Yamhill County zoning as it is unannexed and
its dwelling unit potential has already been maximized under current applicable zoning
regulations. The Institute of Transportation Engineers {ITE) Trip Generation Manual (11t
edition) provides that a single-family residence (category 210) generates 9.43 daily trips which
is the existing and also the total possible trips which can be generated from this site under
current conditions.

If this annexation reguest was not paired with its companion zone change and subdivision
requests, approval of the annexation alone would see this parcel continue its current Yambhill
County EF — 80 zoning designation; in which case the maximum daily trips would remain at
9.43 trips. However, the City's Residential comprehensive plan designation supports all
residential zones and, with this site coming within the McMinnville city limits would potentially
make all residential zoning designations possible on this parcel.

If this annexation request was not paired with the attendant zone change and residential
subdivision applications, it would be necessary to calculate the maximum potential traffic impact
as per density requirements of the highest density zoning designation in completing the TPR
test. In that situation, the maximum allowable density of the R-5 zone states that the lot area
shall not be less than fifteen hundred square feet for each unit. At 0.9 acres, this equates to a
maximum dwelling unit count for the site of 26 potential multiple-family dwelling units. Utilizing
ITE Trip Generation data, multi-family housing {category 220) generates 6.74 daily vehicle trips
per dwelling unit. Applying this, a total of 175 average daily vehicle trips would be generated
by the theoretical development of this annexation site to the maximum allowable R-5 density.
Subtracting the maximum current conditions vehicle trip count of 9.43 from this brings the total
daily trip difference to 166 trips which is far less than the 400 trip threshold for a significant
effect under the TPR.

Bruce Cook June 2024
Annexation / Zone Change / Subdivision Page 29



VL Conclusionary Findings for Approval of the requested Zone Change

Some of the Comprehensive Plan Policies or other City requirements that are applicable to this zone
change application are also applicable to annexation applications. In those instances where the
findings already provided above apply here and would be duplicative, it will be noted that they are
incorporated into this section by reference along with additional findings provided as may be necessary.

References in these findings to the “subject site,” “development site” or “development area” refer to
both of the subject parcels together (R44 30AD 00100 and R44 30AD 00201).

1. Bruce Cock is requesting approval of:

s Approval of a zone change application on approximately 2.7 acres of land from the
site’s current zoning designations of EF-80 (Exclusive Farm Use — 80-acre
Minimum) {0.9 acres and approximately 33% of the site) and R-1 {Single-Family
Residential) (1.8 acres and approximately 67% of the site) to an R-3 {Two-Family
Residential) zoning designation.

2. The subject site is comprised of two parcels of land totaling some 2.7 acres; R44 30AD
00100 at 0.9 acres representing approximately 33% of the site and R44 30AD 00201
at 1.8 acres in size representing approximately 67% of the site. The larger southern
parcel of the project site abuts the southern edge of the northern parcel and is
contiguous. The subject site {the two-parcel project site) is generally located south of
the Cypress Meadows First Addition residential subdivision and the southeastern corner
of the Kathleen Manor Manufactured Home neighborhood and west of SW Cypress
Lane. Both of these parcels are identified as being designated Residential on the
McMinnville Comprehensive Plan Map.

3. Sanitary sewer and municipal water and power can sufficiently serve the site. The
municipal water reclamation facility has sufficient capacity to accommodate expected
flows resulting from development of the property as proposed. Northwest Natural Gas,
Comcast, McMinnville School District 40, Recology, and the McMinnville Police and Fire
Departments can also sufficiently serve future urban residential development of this site.

4, The following Goals and Policies from Volume |l of the McMinnville Comprehensive Plan
are applicable to this request:

Chapter V Housing and Residential Development

GOALV1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY
HOUSING FOR ALL CITY RESIDENTS.

Policy:

60.00 Attached single dwellings and common property ownership
arrangements {condominiums) shall be allowed in McMinnville to
encourage land-intensive, cost-effective, owner-occupied dwellings.
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GOALV2: TO PROMOTE A RESIDENTIAL DEVELOPMENT PATTERN THAT IS
LAND-INTENSIVE AND ENERGY-EFFICIENT, THAT PROVIDES FOR
AN URBAN LEVEL OF PUBLIC AND PRIVATE SERVICES, AND THAT
ALLOWS UNIQUE AND INNOVATIVE DEVELOPMENT TECHNIQUES
TO BE EMPLOYED IN RESIDENTIAL DESIGNS.

Policy:

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

Findings:

Goals V 1 and V 2 and Policies 60.00 and 68.00 are satisfied by this zone change request in
that its approval would make possible the review and approval of the companion subdivision
application to provide the opportunity for additional housing stock to be added to the City. Upon
development approval, the application of the Uniform Building Code guarantees the quality of
the new, resultant housing. An urban level of services can be made available to adequately
serve development on the site which is located within the urban growth boundary and adjacent
to established residential development thereby promoting a compact urban form. Medium
density residential development is also consistent with the adjacent and nearby development
pattern as there are numerous R-3 and R-3 PD zoned residential neighborhoods located
directly north of the subject site.

Policies:

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

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

71.09 Medium and High-Density Residential (R-3 and R-4) — The majority of
residential lands in McMinnville are planned to develop at medium
density range (4 — 8 units per net acre). Medium density residential
development uses include small lot single dwelling detached uses, single
dwelling attached units, duplexes, triplexes, quadplexes, townhouses,
and cottage clusters. High density residential development (8 — 30
dwelling units per net acre) uses typically include townhouses,
condominiums, and apartments.
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1. Areas that are not committed to low density development;

2. Areas that have direct access from collector or arterial streets; or a local
collector street within 600" of a collector or arterial;

3. Areas that are not subject to development limitations such as topography,
flooding, or poor drainage;
4, Areas where the existing facilities have the capacity for additional
development;
5. Areas within one-quarter mile of existing or planned public transportation;
and,
71.10 The following factors should be used to define appropriate density ranges

allowed through zoning in the medium density residential areas:

1. The density of development in areas historically zoned for medium and
high density development;

2. The topography and natural features of the area and the degree of
possible buffering from established low density residential areas;

3. The capacity of the services;

4, The distance to existing or planned public transit;

5. The distance to neighborhood or general commercial centers; and
6. The distance from public open space.

Findings:

Policies 58.00, 71.00, 71.09 (1-5) and 71.10 (1-6) are satisfied by this zone change request in that
McMinnville’s land development ordinance provides opportunities for development of a variety of
housing types and densities; most of which are permitted within the requested R-3 zonhing desighation
including single dwellings and common property ownership arangements. The subject site is
designated R (Residential) on the McMinnville Comprehensive Plan Map and R-3 is a supported
zohing designation within the Residential Plan designation.

Permitted uses within the R-3 zone include small lot single-family detached uses, single family attached
units, duplexes, triplexes, and townhouses. While, at the time of this application submittal, we have
not determined the specific dwelling type(s) intended for each of the proposed subdivision lots, most
of the dwelling types permitted by the R-3 zone can be accommodated on many of the proposed lots
which provides a wide range of potential dwelling type options in order to be responsive to market
needs and realities at the time of development.

While this site is not located close to the city center, it is located in an urbanizing area where public
utilities are already available; all of which are stubbed at the northern edge of the site within the SW
Emily Drive right-of-way and/or within the SW Cypress Lane right-of-way as shown below.
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The surrounding area is not committed to low density development as can be seen on the City's zoning
map depicting adjacent R-3 PD zoned residential developments to the north and R-4 zoned residential
development located across SW Cypress Lane to the east; the few R-1 zohed parcels within the city
limits to the west and south of the site are cumrently developed in more of a rural residential style and
are not generally fully committed to urban low density use at this time.

Although Policy 71.09 (2) directs R-3 (and R-4) zoned lands to be in locations having direct access
from collector or arterial streets (or within 800 feet of a collector street), McMinnville’s adopted TSP
{Transportation System Plan) Exhibit 2-1 (provided below for graphic reference) designates the
Future Local Street Connection to serve this site as being the southerly extension of the current
temporary terminus of SW Emily Drive (a local street), with no direct public right-of-way
connection to the adjacent SW Cypress Lane (a minor collector street). This development
proposal complies with the local street connection identified in McMinnville's adopted TSP.
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Below is an enlarged portion of the Future Local Street Connections map provided above
showing the intended southerly extension of SW Emily Drive to serve the site rather than a

direct public street connection to SW Cypress Lane.

- Afn . =

This site is virtually flat and there are no onsite flooding or poor drainage issues, and therefore
no development limitations on this site. As will be shown in findings provided with the
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companion subdivision application {(and incorporated here by this reference), existing adjacent
facilities have the capacity to accommodate future residential development of this site.

Being located adjacent to SW Cypress Lane, this site is located less than one-quarter mile
from existing or planned public transportation as shown on Figure 3-4 of the Yamhill County
Transit Development Plan {2018) Figure 6-17; additional numerous Figures within this Transit
Plan also identify SW Cypress Lane as an existing public transit route. Further, this plan also
identifies a public transit stop along the east side of SW Cypress Lane at the corner of SW
Cypress Lane and SW Alexandria Street located some 500 feet north of the northeast corner
of the site. Figure 6-17 is provided below for ease of reference.

Figure 817  YCTA McMirnville and Newberg Local Service - Inctuding Summaer 2018 Immediate Changes
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Commercial shopping opportunities exist located along Highway 99W located some % mile
distance from the development site such that cammercial walking opportunities exist within a
reasonable distance and owning a vehicle can be optional. Community recreation opportunities
are also readily available nearby this site since the established Discovery Meadows Park is
located approximately 300 feet north of the site’s northeastern corner; actual walking distance
of approximately 900 feet (0.17 miles) from the current southern terminus of SW Emily Drive.

Low density adjacent residential land is comprised of a handful of R-1 zoned parcels to the immediate
west and south; only four of which abut the site. Five of the proposed subdivision lots (Lots 3, 4, and
8-10) will abut these four adjacent parcels. One of the proposed lots {Lot 8) is currently developed with
a single-family residence and maintains an existing setback of approximately sixty feet (60-feet) from
the adjacent offsite R-1 zoned parcel to the immediate south. Additionally, the context of Policy 71.10
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{2) speaks to the buffering of medium density development from established low density areas. Since
some of the nearby R-1 zoned residential lots are fairly large and have developed in a more rural
residential style, it is understood that this is not an established low density area, rather an area where
some infill or partitioning opportunity may yet remain {however, it is not within the scope nor obligation
of this proposal to shadow plat potential offsite partitioning opportunities). Rather It is our position that
the lot setbacks (buffers) required of residential development on lots zoned R-3 are sufficient so as to
not negatively impact the four adjacent R-1 zoned parcels.

Policy
99.00 An adequate level of urban services shall be provided prior to or
concurrent with all proposed residential development. Services shall
include, but not be limited to:
1. Sanitary sewer collection and disposal lines. Adequate Municipal waste
treatment plant capacities must be available.
2. Storm sewer and drainage facilities (as required).
3. Streets within the development and providing access to the development,
improved to city standards (as required).
4, Municipal water distribution facilities and adequate water supplies (as
determined by City Water and Light).
5. Energy distribution facilities and adequate energy resource supplies.

Finding:

Policy 99.00 (1-5) is satisfied by this proposal as adequate levels of sanitary sewer collection, storm
sewer and drainage facilities, and municipal water distribution systems and supplies either presently
serve or can be made available to adequately serve the site. Additionally, the Water Reclamation
Facility has the capacity to accommodate flaw resulting from development of this site. Required street
improvements shall be provided prior to platting. Graphics demonstrating storm and sanitary sewer
locations adjacent to this site have been provided in findings above for the annexation request and are
incorporated here by this reference.

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

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

3. Local Streets

Designs should minimize through-traffic and serve local areas only.

- Street widths should be appropriate for the existing and future needs
of the area.

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

Goal VI 1 and Policies 117.00, 119.00 and 122.00 are satisfied by this proposal in that,
consistent with the McMinnville TSP, the submitted subdivision plan proposes to connect to the
existing public street network by way of a southerly extension of SW Emily Drive (a local street)
to serve the development site. Through using SW Emily Drive and having convenient access
to SW Alexandria Street and SW Cypress Lane, this proposed development will be utilizing
existing established transportation corridors. In line with the McMinnville TSP, direct access to
SW Cypress Lane (a minor collector) will be limited to the two currently existing onsite
residences and their existing driveways which currently connect directly to SW Cypress Lane.
While the street design of the proposed SW Emily Drive extension will be addressed in more
detail in findings provided for the subdivision application below, it is sufficient here to state that
all City requirements for right-of-way improvement and street tree planting will be adhered to
prior to the time of platting and 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.

127.00 The City of McMinnville shall encourage the provision of off-street parking
where possible, to better utilize existing and future roadways and rights-of-
way as transportation routes.

Findings:

Policies 126.00 and 127.00 are satisfied by these zone change proposals in that off-street parking
will be provided equal to or in excess of the minimum number required to serve each residence at
the time of residential construction.
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Policy

130.00 The City of McMinnville shall encourage implementation of the Bicycle
System Plan that connects residential areas to activity areas such as the
downtown core, areas of work, schools, community facilities, and recreation
facilities.

Finding:

Policy 130.00 is satisfied by this zone change proposal in that designated exclusive bicycle facilities
are not required by the Bicycle System Plan for this development. The TSP directs that local public
streets are shared streets where vehicles and bicycles share the curb-to-curb dimension of the right-
of-way. Additionally, public sidewalks will be required to be installed inclusive of Public Right-of-Way
Accessibility Guidelines (PROWAG) as a condition of subdivision approval which will provide
pedestrian connections between the site and the surrounding area.

GOALVII1:  TO PROVIDE NECESSARY PUBLIC AND PRIVATE FACILITIES AND
UTILITIES AT LEVELS COMMENSURATE WITH URBAN DEVELOPMENT,
EXTENDED IN APHASED MANNER, AND PLANNED AND PROVIDED IN
ADVANCE OF OR CONCURRENT WITH DEVELOPMENT, INORDER 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
conhected 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 collecticn lines with the framework outlined below:

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 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
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storm drainage systems, and through requirements for connection to
the municipal storm drainage system, or to natural drainage ways,
where required.

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

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 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.

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.

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
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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.

Findings:

Goal VIl 1 and Policies 136.00, 139.00 {1-4), 142.00, 143.00, 144.00, 145.00 (1-4), 147.00
and 151.00 (1-5) are satisfied by the request as, based on comments received from staff
during our pre development meeting along with subsequent conversations regarding utility
extension and facility capacity, 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 residential development of
this site. Additionally, the Water Reclamation Facility has the capacity to adequately
accommodate flow resulting from development of this site. Additional findings relative to these
policies are found in those provided relative to the companion subdivision application below
and are incorporated here by this reference. 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 coardination 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 inh making land-use decisions.

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

Policy 155.00 is satisfied in that emergency services departments presently and adequately
serve the two existing residences on the existing development site in addition to adjacent
residential development to the north, east and south of this site. Providing the same services
to this site when developed to an R-3 density will hot overburden or diminish the ability of local
emergency service departments to meet the needs of adjacent sites or McMinnville’s urban
area.
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GOAL VI 3: TO PROVIDE PARKS AND RECREATION FACILITIES, OPEN
SPACES, AND SCENIC AREAS FOR THE USE AND ENJOYMENT
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.
Findings:

Goal VIl 3 and Policy 163.00 are satisfied in that park fees shall be paid for each dwelling unit
at the time of building permit application as required by McMinnville Ordinance 4282.

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.

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.

Findings:

Policies 173.00 and 177.00 are satisfied in that McMinnville Water and Light and Northwest
Natural Gas will be provided an cpportunity to review and comment on this zone change
proposal during this review process. In addition, ho concerns have currently been raised by
these service providers.

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 in that we are proposing to amend the current zoning designations
of this site from EF-80 and R-1 to R-3 to allow for increased urban residential density and
opportunities for a wider choice of housing type thereby achieving a more compact form of
urban development and energy conservation than would otherwise be possible.
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Policy:

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

Finding:

Policy 187.40 specifies that McMinnville's Great Neighborhood Principles shall guide, in part,
applicable current land use and development applications. While Great Neighborhood
Principles are not explicitly required by this policy to be addressed as part of a zone change
request, it is prudent and greater public transparency is achieved to proceed as though they
do. It is noted that most of these principles are more widely suited to be addressed in the
findings provided with the companion subdivision application and are so provided.

Additional Finding:

With the substitution of the phrase “zone change” for the word “annexation,” findings relative
to McMinnville’'s Great Neighborhood Principles to be provided here for the zone change
request are essentially identical to the findings addressing the Great Neighborhood Principles
{subsections 1 — 10} already provided specific to the companion annexation request above.
Rather than duplicating those policies and findings at this location, they are incorporated and
applicable here by this reference; this action is specific to Policy 187.50 {1-10) and its findings
previously provided. These findings also incorporate Great Neighborhood Principle findings
offered as part of the findings provided for the companion subdivision application below and
are by this reference also incorporated here.

Policy:
187.50

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

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

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

a. Neighborhoods shall have several different housing types.

b. Similar housing types, when immediately adjacent to one
another, shall provide variety in building form and design.
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13. Unigue and Integrated Design Elements. Great Neighborhoods have unique
features, designs, and focal points to create neighborhood character and
identity. Neighborhoods shall be encouraged to have:

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

b. Opportunities for public art provided in private and public
spaces.
c. Neighborhood elements and features including, but not limited

to, signs, benches, park shelters, street lights, bike racks,
banners, landscaping, paved surfaces, and fences, with a
consistent and integrated design that are unique to and define
the neighborhood.

Findings:

Policy 187.50 {11-13) is satisfied by this request since the area proposed to be rezoned to R-
3 would afford the opportunity for a variety of housing types to be constructed on this site upon
subdivision approval and subsequent platting. The permitted residential dwelling unit types
allowed by the R-3 zone, by design, provide housing opportunities for people and families with
a wide range of incomes, and for people and families in all stages of life. Upon approval of
the companion annexation and subdivision applications, development of this residential land
will demonstrate residential construction exhibiting variety in building form and design
employing environmentally friendly construction techniques and energy efficiency consistent
with Great Neighborhood Design Principles as required by the City. Upon final approval of this
combined application, we endeavor to work with the City regarding Great Neighborhood
Design elements as appropriate.

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

McMINNVILLE.
Palicy
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.

Findings:

Goal X1 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
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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
processes. Additionally, a public neighborhood meeting was held on June 6, 2024 to share
the intent of these combined applications and to listen to attendee’s ideas and concerns and
to answer questions regarding this proposal. Detailed information regarding the neighborhood
meeting is found in findings provided as part of the companion subdivision application and its
findings and are incorporated here by this reference.

5. The following Sections of the McMinnville Zoning Ordinance are applicable to this request
as decision-making criteria:

17.18.010 Permitted Uses. In an R-3 zone, the following uses and their accessory
uses are permitted:
A. Tiny Houses, Single detached dwelling;
B. Middle Housing

1. Plexes: Duplex Dwelling, Triplex Dwelling, Quadplex Dwelling
{minimum lot size of seven thousand square feet)

2. Cottage Clusters
3. Townhouses
C. Single Room Occupancy — Small Housing

D. Accessory Dwelling Unit (ADU)

Finding:

Section 17.18.010 (A-D} is satisfied by this zone change request in that each of the two subject
parcels are greater than the 6,000 square foot minimum lot size required by the R-3 zone and could
each accommodate all of the dwelling unit types listed by this Section. Additionally, the development
aim of this combined application submittal is to provide additional housing opportunities serving the
broader community through development of the proposed subdivision. While the specific dwelling
unit types and designs for each of the proposed lots have not been determined at this time, the Iot
size and dimensional standards of the R-3 zone make possible a range of dwelling unit types
provided by 17.18.010 {A-D), most of which can be realized on each of the proposed R-3 lots.

17.18.030 Lot Size. In an R-3 zone the lot size shall not be less than six thousand
square feet except as provided in Section 17.11.070{C), Table 1(C),
Townhouses.

17.18.040 Yard Requirements. In an R-3 zone, each lot shall have vards of the
following size unless otherwise provided for in Section 17.54.050:
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A A front yard shall not be less than fifteen feet, except as provided in
Section 17.11.030(C), Table 1(d), Cottage Clusters.

B. A rear yard shall not be less than twenty feet, except as provided in
Section 17.11.030(C), Table 1(f), Cottage Clusters.

C. A side yard shall not be less than seven and one-half feet. An exterior
side yard on the street side of a corner lot shall be not less than fifteen
feet, except as provided in Section 17.11.030(C), Table 1(c), Cottage
Clusters.

17.18.050 Building Height. In an R-3 zone, a building shall not exceed a height of
thirty-five feet.

17.18.060 Density Requirements. In an R-3 zone, the maximum density for single
attached dwellings may not exceed four dwelling units per 6,000 square
feet, whichever is less. Density maximums may not apply to any other
permitted housing types, including accessory dwelling units.

Findings:
Sections 17.18.030, 17.18.040 (A-C), 17.18.050 and 17.18.060 are satisfied by this rezoning request

in that each of the two subject parcels are greater than the 6,000 square foot minimum lot size
required by the R-3 zone.

Both of the existing single-family residences that are to remain on this development site are less than
the maximum allowed building height of 35 feet. All other current on-site structures, except for
incidental, zoning compliant garden shed type structures, will be removed prior to platting. The two
residences and all remaining structures will comply with the setback requirements of the R-3 zone
with one exception which pertains to the existing garage on the northern, annexation parcel. This
garage currently sits approximately 3.5 feet from the parcel’s north property line {an interior side lot
line). Section 17.18.040 (C) of the McMinnville Zoning Ordinance reguires a minimum side yard
setback of 7.5 feet. With approval of this parcel’s attendant zone change application or subdivision
application, the current garage placement immediately becomes a setback encroachment {a zoning
non-conformity) and would violate the R-3 side yard setback requirements. The Comprehensive
Plan prohibits approval of land use actions that create new zoning violations. To remedy this situation,
this subject garage will be removed so as to not create a zoning viclation and we welcome application
of a condition of approval to this effect.

These rezoning requests comply with the R-3 density requirements in that each of the two parcels to
be rezoned are currently improved with only one residence each and are therefore not in excess of
the residential density which the R-3 zone allows. Therefore, the requirements of these policies have
been satisfied.

17.74.020 Comprehensive Plan Map Amendment and Zone Change — Review Criteria.
An amendment to the official zening map may be authorized, provided that
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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 propesed 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.

Finding:
Section 17.74.020 {A-C) is satisfied by this proposed rezoning request in that the proposed zone

change is consistent with the goals and policies of the McMinnville Comprehensive Plan as described
in more detail above in the specific findings for each applicable Comprehensive Plan goal and policy.

This Section exempts the current zone change proposal from addressing sub (B) above since this
submitted set of land use applications proposes to residentially develop the two subject parcels with
needed housing. As demonstrated in Exhibit 85 of the McMinnville Housing Needs Analysis {2023),
McMinnville is in need of additional housing of all types including those dwelling unit types permitted
by the R-3 zone to meet projected dwelling unit needs through the year 2041. Table 85 is reproduced
here for your reference.
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An understanding of how those needed dwelling units are proposed to be allocated through the
application of McMinnville’s local land use program is informative and goes to the question of whether
more R-3 zoned land is needed within the McMinnville city limits. Exhibits 113 and 114 of the
McMinnville Housing Needs Analysis {2023) demonstrate that, yes, in fact, additional R-3 land, such
as that proposed by this rezoning request, is needed to meet projected housing needs within
McMinnville. Exhibits 113 and 114 of the McMinnville Housing Needs Analysis {2023) demonstrate

Exhibit 85. Forecast of Demand for New Dwelling Units by Type,

McMinnville UGB, 2021 to 2041

Source: Caleulaticrs by ZCONerthwest. hote: DU is dwelling unit.

Variable Needed Mix
Needed new dwelling units (2021-2041}) 4,657
Dwelling units by structure type
Single-family detached
Percent single-family detached DU 55%
equals Total new single-family detached DU 2,561
Single-family attached
Percent single-family attached DU 12%
equals Total new single-family attached DU 559
Multifamily
Percent multifamily 33%
equals total new multifamily 1,537
Total new dwelling units {2021-2041) 4,857

this and are provided here for your convenience.
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Exhibit 113. Scenario Model: Comparison of Capacity of Existing Residential Land with Need for
New Dwelling Units and Land Surplus or Deficit, Existing Mix, McMinnville UGB, 2021 to 2041

SoLree: Bulldat & Lands vertey: Calzdlations sy ECChorttwest, hots DU s dwell ng Lt

. . Capacity Demand Gapacity minus Approx. Lang )
Zoning Districts (Dwelling Units) (Dwelling Units) Demand Surplus or { Deficit)
{Dwelling Units) <Gross Acres-

R-15ingle Family Residential 449 o8y r238 I
R-2 Single Family Residential 651 1954 Z.423; 1331
R-3 Two Family Residential 28 247 219 I Xy
R-4 Multiple-Family Residential 127 1506 12374 (2260
0-R Office/Residential 3 0 3 0
C-3 General Cammercial - Q o 0
County Zoning 1.753 v] 1,753 358
Total 291 4424 {1.503) (321}

Exhibit 114, Scenario Model, Comparison of Capacity of Existing Residential Land with Need for
New Dwelling Units and Land Surplus or Deficit, Historical Mix, McMinnville UGB, 2021 to 2041

Savree; Buildahb 2 Lands Inver Ly Calcalations sy BCChortvwest, hole DU s dwell ng it

Zoning Districts Capacity Demand > p;:rtnyar:;nw Surpl;TLF;O:I: (L ;;?cit)
{Dwelling Units) {Dwelling Units) (Dwelling Units) -Gross Aores-
R-1Single Family Residential 449 687 Hlc]=¥ 17T
R-2 Single Family Residential 561 1968 2.d0T 327
R-3 Two Family Residential 28 247 219 4G
R-4 Multiple-Family Residential 127 1522 395 229
0O-R Office/Residential 3 0 3 o
C-3 General Commercisl - o] 4] o]
County Zoning 1,753 0 1,753 358
Tatal 2,921 4424 (1,503) (3200

Through realization of R-3 development opportunities on this site, additional dwelling units will be
added to McMinnville’s housing supply and will help meet the residential needs shown in Exhibit 85.
Although these rezoning requests are not subject to sub (B) it is yet instructive to note that the
proposed zone changes are orderly and timely based on the pattemn of development in the
surrounding area and McMinnville’s stated land use need. The development pattern in the
surrounding area is varied. Specifically, adjacent land to the north is developed with the R-3 PD
zoned Cypress Meadows First Addition residential subdivision and the southeastern corner of
the R-3 PD zoned Kathleen Manor Manufactured Home neighborhood. Adjacent to the site’s
eastern edge is SW Cypress Lane beyond which is the R-4 zoned Harmony Fields Addition
residential subdivision as well as other residentially developed unannexed land. Adjacent R-
1 zoned rural residential development exists to the west and along most of the site’s southern
edge. This requested rezoning propases to continue the adjacent R-3 base zoning further to
the south to enable greater and compatible urban residential density than would otherwise be
achievable.

This area is well served by the established, existing sanitary and storm sewer systems as well
as other public utilities which are available at the north and east edges of the project area and
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can be readily extended, as required by the City, to sufficiently serve the proposed residential
development. Please refer to graphic representations of existing adjacent public utility
locations provided earlier in these findings.

Transportation Planning Rule

For the same reasons articulated in the annexation findings provided abcve, this proposed
rezoning request must be found to be in compliance with the Oregon Administrative Rule
{OAR) 660-012-0060, the Transportation Planning Rule {TPR). The intent of the TPR is to
ensure that future land use and traffic growth is consistent with local transportation system
planning and does not create a “significant effect” on the surrounding transportation network;
should a “significant effect” be identified, various action{s) would be required to sufficiently
mitigate the “effect.”

Utilizing the same type of analysis and comparison, it is helpful to note again that current
conditions on the two subject parcels to be rezoned are that they are each currently developed
with one single-family detached residence. The ITE manual identifies 9.43 daily trips for each
single-family residence which brings the current total daily trips being generated from this two-
parcel development site to 19 daily trips.

To establish the current-condition maximum potential daily vehicle trips from the 1.8 acre R-1
zoned parcel, we use the adopted maximum density standard provided by Section 17.11.070
{C) Table 1 (c) of the McMinnville Zoning Ordinance. This standard provides that Townhouse
subdivision development allows a minimum lot size of 1,500 square feet. For this traffic
calculation, we use Townhouse development since that is the most intensive residential land
use allowed in the R-1 zone. At 1.8 acres in size, this parcel would theoretically be able to
accommodate 55 Townhouse dwellings {78,408 square feet {1.8 acres) / 6,000 square feet X
four townhouse dwellings = 55 dwellings).

Using the ITE average daily trip rate for single-family attached homes of 7.2 trips per unit
yields a projected maximum of 396 daily trips from this site based on 55 theoretical Townhouse
units. Adding this total to the maximum potential trip generation under current conditions on
the annexation parcel {one single family residence) yields a total potential number of daily
vehicle trips from the 2.7 acre development site under its two current zoning designations of
415 theoretical trips. This establishes the maximum number of potential trips from this
development site based on current zoning conditions.

The other “bookend” of the TPR test is to calculate maximum transportation impact based on
the requested rezoning of the site. With the entire 2.7 acre site being rezoned to R-3, the
number of Townhouse dwellings that could thecretically be located on this site is 78
Townhouse dwellings {117,612 square feet (2.7 acres) / 6,000 square feet X four dwellings =
78 dwellings). Using the ITE average daily trip rate for single-family attached homes of 7.2
trips per unit yields a projected maximum of 561 daily trips from this entire site based on 78
theoretically potential Townhouse units.

The difference between the maximum existing conditions potential traffic generation {415 trips)
and the 561 trip post-rezoning total is 146 daily trips. These 146 trips are less than the 400
allowed by the TPR for identifying a “significant effect” on the transportation system and this
rezoning request is therefore within the compliance threshold provided by the TPR.

Bruce Cook June 2024
Annexation / Zone Change / Subdivision Page 49



Conclusionary Findings for Approval of the Subdivision

The subdivision application that is part of this combined submittal proposes a two-phase
residential subdivision. Phase one would see the southerly extension of SW Emily Drive some
75 feet to the southern edge of the annexation parcel. Proposed Lots 2-4 would be served by
this extension while Lot 1 would continue to retain its existing vehicular access onto SW
Cypress Lane.

As part of Phase two, SW Emily Drive would be further extended south terminating in a cul-
de-sac to provide vehicular access to proposed Lots 5-10 with Lot 8 also retaining its existing
vehicular access onto SW Cypress Lane in order to access the existing attached garage.

As part of Phase 2, a 10-foot wide pedestrian tract will be provided adjacent to the south side
of Lots 1 and 2 leading eastward from the southerly extension of SW Emily Drive to the eastern
edge of the subdivision. This 5-foot wide paved path within the 10-foot wide pedestrian access
tract will provide a direct pedestrian connection between SW Emily Drive and SW Cypress
Lane and will be owned by and will be the maintenance responsibility of all lots within this
platted subdivision. Additionally, a 20-foot wide private paved vehicular access tract will be
provided along the north edge of proposed Lots 5 and 6 leading eastward from the southerly
extension of SW Emily Drive to provide vehicular access to Lots 6 and 7; this tract will also be
held in common. [t is relevant to note that while the submitted tentative subdivision plan
labels the 10-foot wide pedestrian access tract as an easement, it is in fact proposed to be a
commenly held tract.]

By way of background, the 1.8 acre parcel of this development site (Parcel 2) has been
granted three previous land use approvals resulting in numercous easements being recorded
on this site for various purposes. Those land use actions are Partition Plats 2001-17 and
2017-10, and Boundary Line Adjustment BLA 4-18. Although these easements will be
extinguished or modified as necessary to support the proposed subdivision plan, their
recorded instruments are provided as attachments to this submittal as reference materials.

1. Bruce Cook is requesting approval of:

s A tentative residential subdivision plan on approximately 2.7 acres of land that, if
approved, would provide opportunity for the platting of a two-phase ten lot residential
subdivision.

2. The subject site is approximately 2.7 acres in size and is generally located west of SW
Cypress Lane and south of the Cypress Meadows First Addition residential
subdivision. The site is comprised of two parcels of land more specifically described
as R44 30AD 00100 {currently zened EF — 80 and representing approximately 33% of the
site) and R44 30AD 00201 {currently zoned R-1 and representing approximately 67% of the
site). The smaller northern parcel {R44 30AD 00100) is currently located outside of the
McMinnville city limits. Both of these parcels are identified as Residential on the McMinnville
Comprehensive Plan Map.
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3. To enable the platting of this proposed subdivision and the residential buildout of these lots,
companion annexation and zone change applications submitted with this subdivision
application propose to:

a. Annex the northern parcel R44 30AD 00100 (hereby referred to as Parcel 1) into the
McMinnville city limits;

b. Rezone Parcel 1 to a City R-3 zone;

¢. Rezone the southemn parcel R44 30AD 00201 (hereby referred to as Parcel 2) to a City
R-3 zone; and,

d. Develop Parcel 1 and Parcel 2 {hereby referred to as the “development site” or “site”)
with a two-phase 10-lot residential subdivision.

4. Sanitary sewer and municipal water and power can sufficiently serve the site. The municipal
water reclamation facility has sufficient capacity to accommodate expected flows resulting
from development of the property as proposed. Northwest Natural Gas, Comcast,
McMinnville School District 40, Recology, and the McMinnville Police and Fire Departments
can also sufficiently serve future urban residential development of this site.

5. The following citation from Volume | Background Element of the McMinnville Comprehensive
Plan is applicable to the request:

Chapter V. Housing and Residential Development — Additional Design
Considerations:

Two specific areas of concern were examined by the Citizens’ Advisory Committee’s
subcommittees in relation to residential development designs.

The incorperation of solar access review into the land division ordinance received
favorable reaction. Such review could require that all subdivision desighs seek to
maximize access to the sun through orientation of both streets and lots. This
requirement has been used in other cities without causing major development
prcblems. By orienting streets and lots towards the optimal access to the sun, the City
would not be requiring the installation of active solar energy systems, but would instead
encourage and allow the use of both passive and active solar systems. The large size
of future areas proposed for residential development further enhances the applicability
of this desigh requirement in McMinnville.

Pedestrian paths (sidewalks) are required by ordinance to be constructed in all new
residential developments. Bike paths, however, have only been constructed in a few
selected areas. The City should encourage the development of bike paths and foot
paths to activity areas, such as parks, schools, and recreation facilities, in all
development designs. Close attention to maintenance costs to the public will, however,
have to be monitored.

Based on the information presented on residential development design considerations,
the City finds that:
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1. A minimum level of public facilities and services including, but not limited to,
sanitary sewaer, storm drainage systems, water services, and improved streets should
continue to be required for all residential developments. The standards for these
facilities and services should be periodically examined to insure the services are
commensurate with, but do not exceed, the density of development projected.

2. Open space is required in all residential developments in several ways. Traditional
zoning setbacks reserve a large portion of each individual lot for potential open space.

[-]

3. Parkland requirements in the land division ordinance provide for either the
dedication of parkland to the public or payment of money in lieu of land to develop the
city park system. The requirements of the ordinance need to be examined to see that
all future residential developments, including mobile home parks and newly created
parcels through partitioning, contribute equitably to the park program.

4. The incorporation of solar access review into the land division ordinance should be
undertaken. Such review would require the crientation of streets and lots towards the
sun in a manner which would best utilize access to solar energy. The requirement
should not be designed to lessen the density of development available on any parcel
of land.

5. The City should encourage the provision of bike and foot paths within residential
developments to connect to public and/or private parks, or recreation facilities and to
connect to any paths which currently abut the land.

Findings:

This proposal meets the intent of this portion of Volume | of the Comprehensive Plan. This is
evident in that all requisite public facilities and services can and shall be sufficiently provided
to adequately serve this site and the proposed development as articulated further in additional
Findings provided below. The standards for these facilities and services are periodically
examined and amended by the City.

As described by the Chapter V, criterion 2 above, the open space provided by this proposed
tentative subdivision plan is comprised of the “traditional zoning setbacks” which “reserve a
large portion of each individual lot for potential open space.” Additionally, and as addressed
by criterion 3 above, commensurate fee-in-lieu-of park fees shall be assessed to the developer
by the City as deemed appropriate.

Regarding criterion 4 above, while the City does not have a specific, adopted solar access
code, Section 17.53.101(A)(3) (Streets — General)} of the McMinnville Zoning Ordinance
speaks to maximizing the “potential for uncbstructed sclar access to all lots or parcels.” Also,
that “streets providing direct access to abutting lots shall be laid out to run in a generally east-
west direction to the maximum extent feasible, within the limitations of existing topography, the
configuration of the site, predesigned future street locations, existing street patterns of
adjacent development, and the preservation of significant natural features.” Additionally, that
“the east-west orientation of streets shall be integrated into the design.” McMinnville has also
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adopted one Policy (Policy 83.00) regarding solar access which states: The City of
McMinnville shall review the design of residential developments to insure site orientation that
preserves the potential for future utilization of solar energy.

The proposed tentative subdivision plan complies with this Comprehensive Plan Volume |
criterion, Policy 83.00 and Section 17.53.101(A)(3) of the McMinnville Zoning Ordinance in
that this plan proposes to align the site’s new internal local public street with the current
temporary terminus of SW Emily Drive which is located at the northern edge of Parcel 1. Due
to the location and configuration of the site, a predesignated future street location {Exhibit 2-
1 of McMinnville’s adopted Transportation System Plan as addressed further in findings below)
and the existing street pattern of the adjacent development to the north, SW Emily Drive will
be extended southward to served future lots on this site which will suffice and satisfy Volume
I's encouragement of solar access for this proposed subdivision. Opportunities for an
alternative east-west street layout are not viable or otherwise possible on this site. The
proposed street layout promotes a compliant street alignment and increased local street
connectivity to currently underserved land and the proposed lots are provided the potential for
unobstructed solar access to the maximum extent feasible.

There are no public and/or private parks or recreational facilities, or paths leading to such,
currently abutting the subject site as referenced in criterion 5 above. Therefore, pedestrian
mobility through this development will be provided by the construction of public sidewalks as
required by City standards to provide pedestrian mobility within this neighborhood and the
surrounding network of public sidewalks similar to that found in all other adjacent residential
neighborhoods and throughout the city. In addition, a five-foot wide paved pedestrian pathway
located within a 10-foot wide pedestrian tract will be constructed as part of Phase 2 of this
subdivision connecting the proposed SW Emily Drive extension with SW Cypress Lane for
enhanced pedestrian access beyond the neighborhood. Therefore, these criteria have been
satisfied.

6. The following Goals and Policies from Volume Il of the McMinnville Comprehensive Plan are
applicable to this request:

GOALII1: TO PRESERVE THE QUALITY OF THE AIR, WATER, AND LAND
RESOURCES WITHIN THE PLANNING AREA.

Policies:

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 characteristic, and natural hazards.

5.00 The quality of the air resources in McMinnville shall be measured by the
standards established by the Oregon Environmental Quality Commission
and the Federal Environmental Protection Agency.

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.
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12.00 The City of McMinnville shall insure that the noise compatibility between
different land uses is considered in future land use decisions and that noise
control measures are required and instituted where necessary.

Findings:

Goal Il 1 and Policies 2.00, 5.00, 9.00 and 12.00 are satisfied by this proposal in that there is no
portion of this site that is identified with building constraints such as excessive slope, limiting soil
characteristic(s) and/or natural hazards. Any and all infrastructure and right-of-way improvements
shall be designed, proposed, reviewed and pemmitted as per standards and requirements
administered and supported by the City of McMinnville. While there are no residential development
requirements or standards specifically addressing the quality of air resources in the McMinnville
Zoning Ordinance, the City is cognizant of standards established by the Oregon Environmental
Quality Commission and the Environmental Protection Agency (EPA) as they relate to impactful
commercial or industrial uses within the city. Additionally, there are no lands being proposed for
development that are identified as Floodplain on the McMinnville Comprehensive Plan Map or as
being located within the 100-year flood zone of the associated Federal Emergency Management
Association (FEMA) Flood Insurance Rate Map (FIRM - 41071C0403D) as illustrated in the graphic
and legend on the following page from FEMA's Flood Map Service Center website.
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Noise compatibility between adjacent single-family residential developments is established in that
there are no adopted policies that address adjacent same-type development as being potentially
noise incompatible. The intent of this proposal is to allow the creation of residential development to
be located adjacent to existing residential development of the same base zoning designation and is
therefare not an incompatible proposed use to those adjacent neighborhoods. The adjacency of this
proposed subdivision to that of the R-3 PD zoned neighborhoods to the north is equivalent to that
which would occur if this neighborhood were developed to R-1 standards instead. This is because
the full buildout of this proposed neighborhood would place only four lots against the site’s northem
property line. These four lots {one of which has been improved with a single-family residence since
around 1909) will abut six existing developed lots to the north. The resulting potential noise impact
upon these two established adjacent neighborhoods to the north is not demonstrably greater, and
potentially less, than that which already currently exists in those neighborhoods. Other developed
parcels to the west and south are larger and generally have commensurately larger existing
residential setbacks.
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GOAL V 1:

Policies

58.00

60.00

Findings:

TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY
HOUSING FOR ALL CITY RESIDENTS

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

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

Goal V 1 and Policies 58.00 and 60.00 are met by this proposal in the R-3 zone provides

opportunities for dwelling unit construction of many different types. We appreciate that this
zone allows a wide range of housing type choice for construction on each of the proposed lots.
While, at the time of this application submittal, we have not determined the specific dwelling type(s)
intended for each of the propesed subdivision lots, a number of the dwelling types permitted by the
R-3 zone can be accommodated on many of the proposed lots which provides a potential wide range
of dwelling type options responsive to market needs at the time of development. This opportunity
to provide such variation of residential dwelling types and sizes at varying price points will add
to the variety of potential housing choices to be made available within the local community.

GOALV 2

Policies

68.00

71.00

Findings:

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.

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.

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

Goal 2 and Policies 68.00 and 71.00 are satisfied by the subdivision proposal in that the

Residential comprehensive plan designation, which is carried by the two parcels that are
the subject of this subdivision application, allows for development of a variety of housing
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types and densities within this area which is already substantially committed to urban
development. Along with approval of the companion annexation and zone change
applications, approval of this subdivision application would add additional buildable land
to the City’s land inventory which would then be residentially developed to help meet
identified residential dwelling unit needs as projected by the City. The lots, as shown on
the companion submitted tentative subdivision plan, would provide medium-density
residential development opportunities within and for the community.

Policies

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

1. Areas that are not committed to low density development;

2. Areas that have direct access from collector or arterial streets; or a local
collector street within 800’ of a collector or arterial street;

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

4, Areas where the existing facilities have the capacity for additional
development;

5. Areas within one-quarter mile of existing or planned public transportation.

71.10 The following factors should be used to define appropriate density ranges
allowed through zoning in the medium density residential areas:

1. The density of development in areas historically zoned for medium and high
density development;

2. The topography and natural features of the area and the degree of possible
buffering from established low density residential areas;

3. The capacity of the services;
4. The distance to existing or planned public transit;

5. The distance to neighborhood or general commercial centers; and

Bruce Cook June 2024
Annexation / Zone Change / Subdivision Page 57



6. The distance from public open space.

Findings:

Policies 71.09 (1-5), and 71.10 (1-6) are met by this residential subdivision proposal in that
the range of proposed residential lot sizes makes possible a range of potential dwelling unit
types which could be constructed within this proposed subdivision. These opportunities are
made possible by application of the R-3 zone to the site which intentionally promotes an
energy-efficient and land intensive development pattern. As shown on the submitted tentative
subdivision plan, the 10 proposed lots range in size from 6,153 square feet (Lot 7) to 31,119
square feet (Lot 8) with an average lot size of approximately 9,752 square feet. [Lot three is
proposed to be platted at 7,913 square feet. However, due to how “lot area” is defined in
Section 17.06.015, the portion of Lot 3 over which the access easement to serve Lot 4 will be
created cannot be counted as part of the lot area of Lot 3 when calculating minimum lot size.
With that adjustment, Lot 3 yet remains compliant with the minimum lot size requirement of
the R-3 zone.

After accounting for the proposed right-of-way dedication for the southerly extension of SW Emily
Drive, the net density of this proposed subdivision is 4.39 dwelling units per net acre. Therefore, this
proposed subdivision complies with the net density requirement for a subdivision proposal on land
zohed R-3.

2.7 acres (117,612 square feet)
- 0.425 acres (18,510 square feet of Right-of-Way and Tract designation)
= 2.275 net acres {99,102 square feet)

10 Lots / 2.275 net acres = 4.4 Dwelling Units per Net Acre

Removing the 1,583 square feet for the access easement that will cross Lot 3 for the benefit of Lot 4
from this calculation makes this proposal even maore density compliant at 4.47 DU/net acre.

Although the text and graphics provided in the findings above are relevant to the requested zone
change, this information is also relevant to Policies 71.09 and 71.10 for this subdivision application
and are reproduced here. While this site is not located close to the city center, it is located in an
urbanizing area where utilities are already available; all of which are stubbed at the northern edge of
the site within the SW Emily Drive right-of-way and/ar available within the SW Cypress Lane right-of-
way. The surrounding area is not committed to low density development as can be seen on the City's
zoning map depicting adjacent R-3 PD zoned residential developments to the north and R-4 zoned
residential development located across SW Cypress Lane to the east; the few R-1 zoned parcels
within the city limits to the west and south are currently developed in more of a rural residential style
and are not "committed” to urban low density use at this time.

Policy 71.09 (2) directs R-3 {and R-4) zoned lands to be in locations having direct access from
collector or arterial streets (or within 600 feet of a collector street). However, Exhibit 2-1 (provided
below for graphic reference) of McMinnville’s adopted TSP (Transportation System Plan}
designates the Future Local Street Connection to serve this site as being the southerly
extension of the current temporary terminus of SW Emily Drive (a local street), with no direct
public right-of-way connection to the adjacent SW Cypress Lane {a minor collector street).
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This development proposal complies with the local street connection identified in

McMinnville's adopted TSP.
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Below is an enlarged portion of the Future Local Street Connections map provided above
showing the intended southerly extension of SW Emily Drive to serve the site rather than a

direct public street connection to SW Cypress Lane.
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This site is virtually flat and there are no onsite flooding or poor drainage issues, and therefore
no development limitations on this site. Existing public facilities have the capacity to
accommeodate future residential development of this site.

Being located adjacent to SW Cypress Lane, this site is located less than one-quarter mile
from existing or planned public transportation as shown on Figure 3-4 of the Yamhill County
Transit Development Plan’s Figure 6-17; additional numerous Figures within this Transit Plan
also identify SW Cypress Lane as an existing public transit route. Further, this plan also
identifies a public transit stop along the east side of SW Cypress Lane at the corner of SW
Cypress Lane and SW Alexandria Street located some 500 feet north of the northeast corner
of the site. Figure 6-17 is provided below for ease of reference.

Figure 817  YCTA MeMirnville and Newberg Local Service — Inctuding Summaer 2018 Immediate Changes
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Commercial shopping opportunities exist located along Highway 99W located some %2 mile
distance from the development site such that commercial walking opportunities exist and that
owning a vehicle can be optional. Community recreation opportunities are also readily
available nearby this site since the established Discovery Meadows Park is located
approximately 300 feet north of the site’s northeastern corner; actual walking distance of
approximately 900 feet (0.17 miles) from the current southern terminus of SW Emily Drive.

Low density adjacent residential land is comprised of a handful of R-1 zoned parcels to the immediate
west and south; only four of which abut the site. Five of the proposed subdivision lots will abut these
four adjacent parcels. One of the proposed lots (Lot 8) which is currently developed with a single-
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family residence, which will remain upon subdivision development, maintains an existing setback of
approximately sixty feet {(60-feet) from the adjacent offsite R-1 zoned parcel to the south. Additionally,
the context of Policy 71.10 (2) speaks of the buffering of medium density development from
established low density areas. Since some of the nearby R-1 zoned residential lots are fairly large
and have developed in a more rural residential style, it is understood that this is not an established
low density area, rather an area where some infill or partitioning opportunity may yet remain (howevet,
it is not within the scope nor obligaticn of this proposal to shadow plat potential offsite partitioning
opportunities). Rather Itis the applicant’s position that the lot setbacks (buffers) required of residential
development on lots zoned R-3 are sufficient so as to not negatively impact the four adjacent R-1
zoned parcels.

While a finding addressing FEMA flood zone property was provided in findings above relative to the
zone change application, it is also relevant for this subdivision finding and provided here. There are
no lands being proposed for development that are identified as Floodplain on the McMinnville
Comprehensive Plan Map or as being located within the 100-year flood zone of the associated
Federal Emergency Management Association (FEMA) Flood Insurance Rate Map (FIRM -
41071C0403D) as illustrated in the graphic below from FEMA's Flood Map Service Center website.
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As noted above, the topography and natural features of the site are not prohibitive to development
according to R-3 zoning and density standards or other applicable McMinnville land development
standards.

The requested zoning designation on the subject site is that of the base zone of the adjacent
neighborhood to the north eliminating the need for employment of additional residential buffers
beyond that of traditional R-3 zoned residential yard requirements. The urban-rural interface
that exists along the western edge of the annexation area and the rural land beyond is limited
to a distance of approximately 75-feet. The rural land beyond the site’'s western edge is a
small, captured area located between this application’s proposed development area, Peavey
Reservoir and the Kathleen Manor Manufactured Home neighborhood. As the R-3 PD zoned
Kathleen Manor Manufactured Home neighberhood abuts this captured piece of rural land for
a distance of some 450 feet along its subdivision boundary, and no additional buffer or design
requirements were assessed to that development along this edge, it is our position that no
such additional buffers or design requirements would be required of this annexation, zone
change and development proposal so as to achieve a cohesive and consistent residential
design and pattern with that of the existing adjacent residential development.

Existing public facilities have the capacity to adequately serve the proposed development of
this site as neither the adopted Waste Water Conveyance Master Plan or the adopted
Stormwater Drainage Master Plan have identified any insufficiencies in their respective Cozine
basins which serve this area or impactful future projected service deficiencies toward meeting
the needs of the development of this site.

Policies

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

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.

81.00 Residential designs which incorporate pedestrian and bikeway paths to
cannect with activity areas such as schools, commercial facilities, parks,
and other residential areas, shall be encouraged.
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82.00 The layout of streets in residential areas shall be designed in a manner
that preserves the development potential of adjacent properties if such
properties are recognized for development on the McMinnville
Comprehensive Plan Map.

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

Findings:

Policies 79.00, 80.00, 81.00, 82.00 and 83.00 are met by this proposal in that the proposed
residential density of 4.4 dwelling units per acre is commensurate with that prescribed by the
requested R-3 zoning designation and all proposed lots demonstrate compliance with the lot
size requirements of this zoning designation. A Planned Development designation is not
needed and is not requested as part of this land use proposal. There are currently no
distinctive or unique natural features on this site that would impinge on the target density
range of the R-3 zone being realized inclusive of the capabilities of sewer, water and other
public services to adequately meet the development needs of this site.

Although this discussion relative to retention of wooded areas is provided in findings above
relative to the annexation request, that discussion is also relevant to Policy 80.00 and is
reproduced here as part of these subdivision findings. While there are no landmark trees
identified on this site, there is a stand of fir trees located in the westernmost portion of the
property that measures some 75 x 130 feet in size. Given their dense spacing and the age of
the rural residential use of this site, it is difficult to determine if these trees are native to this
property or if they were planted in the early 1900’s commensurate with construction of the
existing residence. Preservation of this stand of trees would result in the loss of about 1.5
building lots from the proposed subdivision; given the location of the southerly extension of
SW Emily Drive that is proposed and would be required by the City, preservation of this tree
stand would eliminate residential development from the west side of the SW Emily Drive
extension on this annexation site. In light of this policy however, the applicant proposes to
work with the City on potential individual tree retention without the loss of these proposed
building lots which would equate to a loss of one-fifth (1/5") of the proposed subdivision’s
buildable lots.

The street layout proposes to connect with the existing surrounding public street network.
This is to be accomplished through the dedication and improvement of the southerly extension
of SW Emily Drive to serve the two subdivision phases as described above in these findings
and terminating in a local residential cul-de-sac in the southern portion of the site. Dedication
and construction of this street extension would complete this portion of the surrounding local street
network as envisioned in McMinnville's adopted TSP and would provide additional mobility
opportunities for automobiles, pedestrians and bicyclists within the area and would also comply with
Policies 118.00(5) and 132.41.05 described elsewhere in these Findings. Existing residential
development to the south of the subject site makes the southerly extension of SW Emily Drive
south of this site unfeasible.

The proposed tentative subdivision plan complies with the City’s encouragement of solar
access in that this plan proposes to align the site’s new internal local public street with the
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current temporary terminus of SW Emily Drive which is located at the northern edge of Parcel
1. Due to the configuration of the site, a predesignated future street location (Exhibit 2-1 of
McMinnville’'s adopted Transportation System Plan as addressed further in other findings
herein) and the existing street pattern of the adjacent development to the north, SW Emily
Drive will need to be extended southward to served future lots on this site. Opportunities for
an alternative east-west street layout providing enhanced solar access are not viable or
possible on this site. The proposed street layout promotes a municipally compliant street
alignment and increased local street connectivity to currently underserved land and the
proposed lots are provided the potential for unobstructed solar access to the maximum extent
feasible.

Policy

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

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

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

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

4, Municipal water distribution facilities and adequate water supplies (as
determined by City Water and Light). (as amended by Ord. 47986,
October 14, 2003)

Finding:

Policy 99.00 {1-4) is satisfied by this proposal as adequate levels of sanitary sewer collection,
storm sewer and draihage facilities, municipal water distribution systems and supply, and the
proposed public street {additional street detail is provided elsewhere within these submitted
findings and applicable here) within the development either presently serve or can be made
available to adequately serve the site. Additionally, the Water Reclamation Facility has the
capacity to sufficiently accommodate flow resulting from development of this site. Neither the
adopted Waste Water Conveyance Master Plan or the adopted Stormwater Drainage Master
Plan have identified insufficiencies in their respective Cozine basins which serve this site nor
identified future projected service deficiencies.

The graphics below are provided to demonstrate adjacency of public sanitary and storm
utilities available to serve this site.
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Policy

99.10 The City of McMinnville recognizes the value to the City of encouraging
the sale of lots to persons who desire to build their own homes.
Therefore, the City Planning staff shall develop a formula to be applied
to medium and large size subdivisions that will require a reasonable
propottion of lots be set aside for owner-developer purchase for a
reasonable amount of time which shall be made a part of the subdivision
ordinance.

Finding:

Policy 99.10 is not applicable to this application and yet is addressed to increase transparency
and so as to not have the appearance of oversight on our part. While Policy 99.10 does not
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define how many lots comprise a “medium” or a “large” subdivision, a ten (10) lot subdivision
remains on the smaller side of subdivisions given the history of such residential subdivision
developments in McMinnville. Although there have not been many smaller residential
subdivision plans submitted or approved in McMinnville in recent years, a fairly recent
example of this scale of development not being considered either medium or large, and
therefore Policy 29.10 not being either relevant or applied during the land use review and
approval process, is the approved land use application for the 17-lot Monika residential
subdivision (S 2-19), the approved 20-lot Heiser Addition residential subdivision (S 1-16), as
well as the approved land use application for the Minor Modification of the Heiser Addition
subdivision (S 1-17). While Policy 99.10 was not found to be applicable to the residential
scale of these developments. similarly, this current proposal would result in the platting of a
total of ten subdivision lots and this Policy is similarly found to not be applicable to this review.

GOALVI 1. TO ENCOURAGE DEVELOPMENT OF A TRANSPORTATION
SYSTEM THAT PROVIDES FOR THE COORDINATED MOVEMENT
OF PEOPLE AND FREIGHT IN A SAFE AND EFFICIENT MANNER.

Policies

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

118.00 The City of McMinnville shall encourage development of roads that
include the following design facters:

1. Minimal adverse effects on, and advantageous utilization of, natural
features of the land.

2. Reduction in the amount of land necessary for streets with continuance
of safety, maintenance, and convenience standards.

3. Emphasis placed on existing and future needs of the area to be
serviced. The function of the street and expected traffic volumes are
important factors.

4, Consideration given to Complete Streets, in consideration of all modes
of transportation (public transit, private vehicle, bike, and foot paths).
{Ord.4922, February 23, 2010)

5. Connectivity of local residential streets shall be encouraged.
Residential cul-de-sac streets shall be discouraged where opportunities
for through streets exist

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

122.00 The City of McMinnville shall encourage the following provisions for
each of the three functional road classifications.
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3. Local Streets

- Designs should minimize through-traffic and serve local
areas only.

- Street widths sheuld be appropriate for the existing and
future needs of the area.

- Off-street parking should be encouraged wherever
possible.

- Landscaping should be encouraged along public rights-
of-way.

Findings:

Goal VI 1 and Policies 117.00, 118.00 {1-5), 119.00 and 122.00(3) are satisfied by this
proposal in that most of the proposed lots will legally abut a local residential public street for
a distance of at least 25 feet. This street will be developed to current City standards with
adequate capacity to safely accommodate the expected trip generation resulting from this
development and its connection to the surrounding street network. Lots 6 and 7 will be
provided vehicular access by way of a 20-foot wide private access tract with a paved
improvement 15-feet in width leading eastward from SW Emily Drive to the west edge of Lot
7 and located adjacent to the northern edge of Lots 5 and 6. Lot 4 will be provided vehicular
access by way of a 15-foot wide private access easement extending westward from the
southerly extension of SW Emily Street and across the northern length of Lot 3 for the benefit
of Lot 4.

The local residential public street (SW Emily Drive) that is to be extended south to serve this
subdivision will be designed to Complete Streets standards as required by the City. Nine of
the ten proposed lots will be provided vehicular access to this new street extension with Lot 1
retaining its singular vehicular access to SW Cypress Lane {Lot 8 will also retain access to its
garage from SW Cypress Lane as well as abutting the proposed cul-de-sac for a distance of
at least 25-feet in length.). It is informative to note that SW Emily Drive will carry subdivision
generated vehicle trips for a distance of three-blocks north of the proposed subdivision where
SW Emily Drive connects with the City’s larger transportation network at its intersection with
SW Alexandria Street providing a through direct connection between SW Cypress Lane and
SW Hill Road; a minor collector and minor arterial, respectively.

While residential cul-de-sac streets are discouraged where opportunities for through streets
exist, extension of 8W Emily Drive through to the southern edge of the site for future
continuation southward to serve other properties is problematic in that those properties are
already developed as large lot single family residences. With that extension not being viable,
this development plan proposes to terminate SW Emily Drive in a cul-de-sac design within the
subdivision with on-site vehicle traffic exiting the site to the north. Construction of the
proposed street to the required City standards for local streets will result in minimal impact on
natural features while providing safe and sufficient access to each lot. Further, this alignment
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and compliance with City requirements relative to complete streets incorporates prescribed
consideration of all modes of transportation.

Policies

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

127.00 The City of McMinnville shall encourage the provision of off-street
parking where possible, to better utilize existing and future roadways
and right-of-ways as transportation routes.

Findings:

Policies 126.00 and 127.00 are satisfied by this proposal in that the required off-street parking
will be provided for all residences as specified by the MeMinnville Zoning Ordinance. Such
off-street parking (a minimum of two on-site parking spaces for each single-family residence
as per 17.60.060(A){5) is the most exacting standard among potential dwelling unit types).
Regarding single-family residences that may be constructed on one or more of these lots, four
paved off-street parking spaces will be provide for each residence (two-car driveways with
two-car garages) which is 200% of that which is required by the applicable standard of the
McMinnville Zoning Ordinance. The only exception to this will be Lot 1 which, due to the
necessary removal of the existing garage in order to avoid creation of a side yard setback
encreachment upon approval of these applications, may be provided with an R-3 setback
compliant single-wide carport rather than a garage.

Policies

130.00 The City of McMinnville shall encourage implementation of the Bicycle
System Plan that connects residential areas to activity areas such as
the downtown core, areas of work, schools, community facilities, and
recreation facilities.

132.00 The City of McMinnville shall encourage development of subdivision
designs that include bike and foot paths that interconnect
neighborhoods and lead to schools, parks, and other activity areas.

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.

Findings:

Policies 130.00, 132.00 and 132.15 are satisfied by this proposal in that the public sidewalks
that will be constructed as part of the required street improvements will provide pedestrian
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connections within this subdivision and to locations beyond this subdivision. Public streets
designed to implement the requirements of the Bicycle System Plan (Chapter 6) of the
McMinnville Transportation System Plan (TSP) provide for enhanced bicycle connection of
residential areas to activity areas throughout town such as the downtown core, areas of work,
schools, community facilities, and recreation facilities. Dedicated bicycle street design
elements of the Bicycle System Plan are specifically applicable to collector and arterial streets
and, as identified in Exhibit 2-4 of the TSP {Complete Street Design Standards), are not part
of the street design standards of either Neighborhood Connector or Local Residential streets
such as the proposed extension of SW Emily Drive. Exhibit 2-4 of the McMinnville TSP also
demonstrates that bike facilities are noted as being Shared Lanes for Neighborhood
Connector and Local Residential streets; SW Emily Drive is identified in Exhibit 2-3 (Street
Functional Classification) of the McMinnville TSP as a Local Street. The street proposed as
part of this subdivision request is a continuation of SW Emily Drive and will accommodate bike
facilities in the form of Shared Lanes as prescribed by adopted City plans. These referenced
exhibits are provided below. By designing and constructing the proposed local residential
street to the applicable requirements of the TSP’s Complete Streets Design Standards, and
by the findings presented above, these Policies have been met.
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Exhibit 2-1
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Palicy

132.26.05

Finding:

New street connections, complete with appropriately planned pedestrian
and bicycle features, shall be incorporated in all new developments
consistent with the Local Street Connectivity map. (Ord. 4922, February
23, 2010)

Policy 132.26.05 is satisfied by this proposal in that the proposed street connection and the

associated

pedestrian and bicycle features prescribed by City requirements and provided in

this proposal and its exhibits are consistent with the applicable local street connectivity

elements outlined in the McMinnville Transportation System Plan (TSP).

The southerly

extension of SW Emily Drive to serve this site is specifically identified on the Future Local Street
Connections graphic identified in McMinnville's TSP as Exhibit 2-1 {(provided below for graphic
reference) and is implemented by this proposal.
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Palicy

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

Finding:

Policy 132.27.00 is satisfied by this proposal in that the proposed transportation facilities
reflect and support this Residential McMinnville Comprehensive Plan designation and
supports the established residential development patterns within the surrounding area. The
proposed transportation facilities and services for this 10-lot subdivision are appropriate to
serve the needs of the proposed development and are supportive of adjacent neighborhoods
as demonstrated by these associated findings and submitted graphics.
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Policy

132.32.00 The safe, rapid movement of fire, medical, and police vehicles shall be
an integral part of the design and operation of the McMinnville
transportation system (Ord. 4922, February 23, 2010)

Finding:

Policy 132.32.00 is satisfied by this proposal through the construction of the proposed local
street connecting with the current southerly temporary terminus of SW Emily Drive. This
connection would allow vehicular entry into the proposed subdivision from the north. This
street dedication and improvement will also allow for the removal of the temporary vehicle
barricade currently installed on SW Emily Drive thereby allowing improved fire, medical and
police vehicle circulation and emergency access times into this site.

Policy

132.35.00 Transportation facilities in the McMinnville planning area shall be, to the
degree possible, designed and constructed to mitigate noise, energy
consumption, and neighborhood disruption, and to encourage the use
of public transit, bikeways, sidewalks, and walkways.

Finding:

Policy 132.35.00 is satisfied by this proposal in that the City's transportation design and
construction standards and requirements have been adopted to satisfy and implement this
and other related Comprehensive Plan policies, and to preserve and enhance livability in
McMinnville. Through this proposal’s compliance and implementation of these applicable
policies, standards and requirements and those applicable portions of the City's adopted
Transportation System Plan as addressed by this proposal and these submitted findings of
fact, this Policy is satisfied.

Policies

132.41.00 Residential Street Network — A safe and convenient network of
residential streets should serve neighborhoods. When assessing the
adequacy of local traffic circulation, the following considerations are of

high priority:
1. Pedestrian circulation,
2. Enhancement of emergency vehicle access,
3. Reduction of emergency vehicle response times,
4. Reduction of speeds in neighborhoods, and
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5. Mitigation of other neighborhood concerns such as safety, noise, and
aesthetics.

132.41.05 Cul-de-sac streets — Cul-de-sac streets in new development should only
be allowed when connecting neighborhood streets are not feasible due
to existing land uses, topography, or other natural and physical
constraints.

132.41.20 Modal Balance — The improvement of roadway circulation must not
impair the safe and efficient movement of pedestrians and bicycle traffic.

132.41.25 Consolidate Access — Efforts should be made to consolidate access
points to properties along major arterial, minor arterial, and collector
roadways.

132.41.30 Promote Street Connectivity — The City shall require street systems in
subdivisions and development that promote street connectivity between
neighborhoods.

Findings:

Policies 132.41.00 (1-5), 132.41.05, 132.41.20, 132.41.25 and 132.41.30 are satisfied by this
request in that the proposed public street connects to an established safe, interconnected and
efficient system of existing residential streets. There are no arterial streets within or adjacent
to this development site. SW Cypress Lane, a minor collector street, is adjacent to the east
edge of the site however, due to the preferred connection established by the McMinnville TSP,
the proposed local street extension will not connect with SW Cypress Lane. The proposed
street is designed to promote a balance of safe and efficient movement of vehicles,
pedestrians and bicycles as required by the McMinnville TSP and as required by the
applicable portions of the McMinnville Zoning Ordinance Chapter 17.53 (Land Division
Standards) which are further addressed in findings provided below. Vehicular access to the
connecting street system promotes safe street connectivity to the surrounding transportation
network. Additionally, the vehicular travel speed within this site is based on an adopted street
classification scheme identified in the McMinnville TSP. The proposed street is designed to
be a local residential street and, as such, is limited to a legal vehicular travel speed of 25 miles
per hour as is the vehicular travel speed of the local streets in the adjacent residential
neighborhoods. This residential vehicle speed limitation and the adopted local street design
standards have been successful in McMinnville in mitigating matters related to noise,
pedestrian and bicycle movement, and aesthetics as can be seen in the adjacent residential
neighborhoods and others throughout the city. This proposed local residential street
connection also implements and supports Policy 118.00{5) and McMinnville's Future Local
Street Connections plan (Exhibit 2-1 of McMinnville’s TSP) as also addressed elsewhere in
these findings.

Additional information relative to potential concerns related to safety are found in Chapter 4
of the McMinnville TSP; Chapter 4 then refers to Appendix | of the TSP to provide details and
addresses implementation. Appendix | provides the specifics of the Neighborhood Traffic
Calming Program {NTCP) which provides three major types of traffic calming devices for local
residential streets: vertical deflection, horizontal deflection, and obstruction. The Program
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outlines policies and procedures by which problem areas are studied and possible
neighborhood traffic calming measures are identified and applied as warranted by the findings
of such a study. Since the public street to serve this development site does not yet exist on-
site, there are no existing or known on-site problem areas that need or warrant studies in order
to consider the effectiveness of implementing any of the various neighborhood traffic calming
measures provided in Appendix | of the adopted TSP.

Policies

132.43.05 Encourage Safety Enhancements — In conjunction with the residential
street improvements, the City should encourage traffic and pedestrian
safety improvements that may include, but are not limited to, the
following safety and livability enhancements:

1. Traffic circles;

2. Painted or raised crosswalks (see also recommended crosswalk
designation in Chapter 4);

3. Landscaping barriers between roadway and non-motorized uses;
4, Landscaping that promotes a residential atmosphere;
5. Sidewalks and trails; and

B. Dedicated bicycle lanes. {Ord. 4922, February 23, 2010Q)

132.43.10 Limited Neighborhood Cut-Through Traffic — Local residential streets
should be designed to prevent or discourage their use as shortcuts for
through traffic. Local traffic control measures should be coordinated
with the affected neighborhood. (Ord. 4922, February 23, 2010)

Findings:

Policies 132.43.05 (1-6) and 132.43.10 are satisfied by the proposal for reasons previously
provided in findings addressing Policies 132.41.00, 132.41.05, 132.41.20, 132.41.25 and
132.41.30 above. In addition, traffic circles {or roundabouts) are specific traffic control and
enhancement design solutions for application in specific circumstances warranting their
construction. Two possible traffic circle locations were identified in McMinnville's adopted
Transportation System Plan {TSP) Appendix D — TSP Project Summaries, to potentially be
located along SW Fellows Street and along NW Baker Creek Road. McMinnville's first two
traffic circles have been constructed at the intersections of NW Hill Road and NW Baker Creek
Road, and NW Hill Road and NW Wallace Road. The construction and dedication of the
currently proposed extension of SW Emily Drive, a local residential street, does not warrant
the construction of a traffic circle.

The proposed local residential street is shown on the attached graphic exhibits to be designed
with a five-foot wide curbside planter strip separating the roadway from the pedestrian uses
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along both sides of the street within the future right-of-way dedication. The existing blocks of
SW Emily Drive are designed to this standard and the proposed street will be an extension of
this design. These planter strips will be landscaped to promote a residential atmosphere as
shall be approved by the McMinnville Landscape Review Committee upon submittal and
successful review of a public right-of-way planter strip landscape plan. The design of the
proposed cul-de-sac street complies with the Complete Street Design Standards of the
McMinnville TSP in that the street is designed with a curb-to-curb width of 28-feet within a 50-
foot right-of-way and a bulb radius of 45-feet with a curb-to-curb radius dimension of 33 feet
as per the McMinnville TSP Section 30 Streets, Subsection A 2. Within the cul-de-sac bulb,
the sidewalk shall be curb tight with no planting strip as required in the McMinnville TSP
Section 30 Streets, Subsection S. Designated bike lanes or raised or painted crosswalks are
not warranted within this proposed subdivision as per City requirements.

Policy

132.46.00 Low impact street design, construction, and maintenance methods
should be used first to avoid, and second to minimize, negative impacts
related to water quality, air quality, and noise in neighborhoods.

Finding:

Policy 132.46.00 is satisfied by the proposal in that the street design, construction and
maintenance methods required by the City were adopted to, in part, implement each element
of this policy. These design, construction and maintenance methods administered by the City
are satisfied as demonstrated in this proposal and as will be adhered to through the entirety
of the design, construction, inspection and approval process prior to the platting of this
subdivision.

Policy

132.46.05; Conservation — Streets should be located, desighed, and improved in a
manner that will conserve land, materials, and energy. Impacts should
be limited to the minimum necessary to achieve the transportation
objective.

Finding:

Policy 132.46.05 is satisfied through this proposal’'s compliance with the applicable elements
of the McMinnville Transportation System Plan and the McMinnville Zoning Ordinance as
addressed in these Findings. The street is proposed to be located in an efficient manner as
described in this proposal and designed in a manner compliant with the McMinnville TSP and
all City requirements for local residential streets as shown in the attached graphics and as
shall be required by associated conditions of approval of this subdivision request.
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Policy

132.54.00:  Promoting Walking for Health and Community Livability — The City will
encourage efforts that inform and promote the health, economic, and
environmental benefits of walking for the individual and McMinnville
community. Walking for travel and recreation should be encouraged to
achieve a more healthful environment that reduces pollution and noise
to foster a more livable community.

Finding:

Policy 132.54.00 is satisfied by this proposal in that, through its approval, the City will have
demonstrated support and encouragement of efforts that promote health and the
environmental benefits of walking for the individual and for the broader McMinnville community.
This would be achieved by the City’s support for the creation of the proposed local residential
street extension of SW Emily Drive to serve new residences with biking and walking
opportunities. This is further demonstrated by the City’s support for the proposed creation of
a 10-foot wide pedestrian pathway (with a hard surface width of 5-feet) connecting the
southerly extension of SW Emily Drive with SW Cypress Lane to serve residents of this
subdivision. These opportunities created by this proposed local street and sidewalk system
and connecting pedestrian pathway will enhance pedestrian circulation within this residential
portion of the city. A municipal endorsement of this vehicular and pedestrian plan through the
approval of this proposal not only promotes walking for health and community livability, but
also helps to preserve a healthier environment by providing an additional opportunity for
pedestrian and bicycle movement as opposed to only vehicular movement.

GOALVII1:  TO PROVIDE NECESSARY PUBLIC AND PRIVATE FACILITIES AND
UTILITIES AT LEVELS COMMENSURATE WITH URBAN DEVELOPMENT,
EXTENDED IN APHASED 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.

Policies
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 within the frameawork outlined below:

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

2. Sufficient trunk and main line capacities remain to serve undeveloped land
within the projected service areas of those lines.
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142.00

143.00

144.00

145.00

147.00

151.00

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

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

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:

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

Extensions promote the development patterms 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:

Sufficient municipal water system supply, storage and distribution facilities, as
determined by McMinnville Water and Light, are available or can be made
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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.

Findings:

Goal VIl 1 and Policies 136.00, 139.00 {1-4), 142.00, 143.00, 144.00, 145.00 (1-4), 147.00
and 151.00 (1-5) are satisfied by the request as 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
and its future residential use. Additionally, the Water Reclamation Facility has the capacity to
sufficiently accommodate flow resulting from development of this site as proposed. The City’s
administration of all municipal water and sanitary sewer systems according to the Goals and
Policies of the McMinnville Comprehensive Plan and Implementing Ordinances guarantees
adherence to federal, state, and local quality standards. The City of McMinnville is required
to continue to support coordination between city departments, other public and private
agencies and utilities, and McMinnville Water and Light to ensure the coordinated provision
of utilities to developing areas and in making land-use decisions to fulfill peak demands and
ensure fire flow requirements and emergency situation needs. Additionally, the subject site
will be converted in an orderly manner to urbanizable standards through the coordinated
extension of utilities as shown on the submitted tentative subdivision plan, and as shall be
conditioned through approval of this residential subdivision and companion land use
applications.

Pclicies

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

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.
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Findings:

Policies 153.00 and 155.00 are satisfied in that emergency service departments will be

provided with the opportunity to review this proposal. Additionally, a public street designed to
meet all applicable City of McMinnville requirements will provide directly to every lot, or by
way of a compliant private access tract serving Lots 6 and 7, and a compliant access
easement serving Lot 4.

GOAL VII 3:

Policies

163.00

163.05

166.00

167.00

168.00

169.00

170.05

Findings:

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

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.

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

The City of McMinnville shall recognize open space and natural areas,
in addition to developed park sites, as necessary elements of the urban
area.

The City of McMinnville shall encourage the retention of open space
and scenic areas throughout the community, especially at the entrances
to the City.

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

Drainage ways in the City shall be preserved, where possible, for
natural areas and open spaces and to provide natural storm run-offs.

For purposes of projecting future park and open space needs, the
standards as contained in the adopted McMinnville Parks, Recreation,
and Open Space Master Plan shall be used.

Goal VIl 3 and Policies 163.00, 163.05, 166.00, 167.00, 168.00, 169.00 and 170.05 are

satisfied in that park fees shall be paid for each housing unit at the time of each building permit
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application as required by McMinnville Ordinance 4282, as amended. There is no portion of
this site that is located within the 100-year floodplain for utilization as greenways or special
use parks, nor are there distinctive natural features or areas for retention as open space.
Additionally, while the McMinnville Parks, Recreation, and Open Space Master Plan does not
call for the development of a community or neighborhood park in this location, this site is well
served by utilization of the recreational space provided by the nearby Discovery Meadows
park located along SW Cypress Lane approximately 300 feet north of this site’s northeastern
corner.

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.
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.
Findings:

Goal VIIl 1 and Policies 173.00 and 177.00 are satisfied in that McMinnville Water and Light and
Northwest Natural Gas will be provided opportunity to review and comment regarding this proposal
prior to the issuance of the Planning Department’s staff report.

Goal VIl2:  TO CONSERVE ALL FORMS OF ENERGY THROUGH UTILIZATION OF
LAND USE PLANNING TOOLS.

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

Goal VIl 2 and Policy 178.00 are satisfied by this request as the development proposes a
compact form of urban development commensurate with the requested R-3 zoning
designation of the subject site. This zoning designation allows residential uses inclusive of
small lot single-family detached uses, single family attached units, duplexes and triplexes, and
townhouses. While, at the time of this application submittal, we have not determined the specific
dwelling type(s) intended for each of the proposed subdivision lots, most of the dwelling types
permitted by the R-3 zone can be accommodated on each of the proposed lots which provides a
potential wide range of dwelling type options which we will assess responsive to market needs at the
time of development. The southerly extension of SW Emily Drive as shown on the submitted
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residential tentative subdivision plan will provide safe and efficient access opportunities to each of the
residences with limited code compliant altermative accesses noted above in previous findings.

All of the lots designed for single-family detached use exceed the 6,000 square foot minimum
lot size as required by the R-3 zone. lUtilities presently abut the site and can be extended in
a cost effective and energy efficient manner commensurate with this proposal, and as shall
be required as conditioned, by the appreval of these land use requests.

GOALIX1: TO PROVIDE ADEQUATE LANDS TO SERVICE THE NEEDS OF THE
PROJECTED POPULATION TO THE YEAR 2023, AND TO ENSURE THE
CONVERSION OF THESE LANDS IN AN ORDERLY, TIMELY MANNER
TO URBAN USES.

Finding:

Goal IX 1is satisfied in that the entirety of the subject site is located within both the McMinnville
urban growth boundary and designated as Residential on the City's Comprehensive Plan Map
and with the majority of this subdivisicn site also being located within the McMinnville city
limits (the balance of which is the subject of the companion annexation request) and therefore
identified for urban development according to applicable standards and requirements. As
stated in Policy 71.00, all residential zoning classifications shall be allowed in areas
designated as Residential on the Comprehensive Plan Map and the subject site is so
designated. Additionally, all urban services are currently available and adjacent to the site
making the conversion of this site to urban uses orderly and timely.

Policy

183.00 The City of McMinnville, with the cooperation of Yamhill County, shall
establish three categories of lands within the Urban Growth Boundary.
Future urbanizable lands are those lands outside the city limits, but
inside the Urban Growth Boundary. These lands shall be retained in
agricultural resource zones until converted to urbanizable lands by
annexation to the City of McMinnville. Urbanizable lands are those
lands within the city limits which are not yet developed at urban
densities. Conversion of these lands to the urban classification shall
involve fulfillment of the goals and policies of this plan, provision of
urban services, and application of appropriate implementation
ordinances and measures. Urban lands are those lands within the city
limits developed at urban densities.

Finding:

Policy 183.00 is satisfied in that the City of McMinnville coordinated with Yamhill County on
establishment of the McMinnville Urban Growth Boundary (UGB) and that UGB was
acknowledged by the Oregon Land Conservation and Development Commission (LCDC). At
that time the land that is the subject of this subdivision application was designated Residential
on the McMinnville Comprehensive Plan Map; the Residential designation covers all the
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zoning designations from R-1 through R-5. The applications combined in this submittal
propose to residentially develop this site to an R-3 urban density and, in doing so, fulfil the
applicable Goals and Policies of the McMinnville Comprehensive Plan.

Policies:

187.10

187.20

187.30

Findings:

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

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

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

Policies 187.10, 187.20 and 187.30 are satisfied by this proposal in that the City of McMinnville
adopted Great Neighborhood Principles as part of Volume |l of the Comprehensive Plan in
2019. The adeption of such principles found in the following policies fully articulate the
aspirations of the three policies referenced in this finding.

Policy:

187.40

Finding:

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

Policy 187.40 specifies that McMinnville’s Great Neighborhood Principles shall guide
applicable current land use and development applications such as this subdivision request.
As Great Neighborhood Principles are addressed in findings below, this policy is satisfied.
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Additional findings relevant to Great Neighborhood Principles previously provided as part of
the annexation and zone change findings above are also incorporated into the Great
Neighborhood Principles findings provided for this subdivision application by this reference.

Policy:

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

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

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

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

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

Findings:

There are no watercourses, sensitive lands, steep slopes or wetlands within this subdivision
site. Peavey Reservoir and the southwest branch of Cozine Creek to the southwest is not
located within the subdivision site. There are also no significant onsite natural features or
landscapes since this site is virtually flat and has been used as rural residential yards since
the existing homes were constructed. Regarding vistas or skylines, the territorial view from
this property is to the west over adjacent rural land which recently burned as the result of a
local brush fire. Views to the north and east will be of urban residential neighborhoods while
views to the south and west will be of the currently existing larger lot residential development.
While there are no landmark trees identified on this site, there is a stand of fir trees located in
the northwesternmost portion of the property that measures some 75 x 130 feet in size. Given
their dense spacing and the age of the rural residential use of this site, it is difficult to determine
if these trees are native to this property or if they were planted in the early 1900’s
commensurate with construction of the existing residence in the northeast corner of the site,
abutting SW Cypress Lane. Preservation of this stand of trees would result in the loss of
approximately 1.5 building lots from this proposed subdivision; given the location of the
southerly extension of SW Emily Drive that is proposed and would be required by the City,
preservation of this tree stand would eliminate residential development from the west side of
the SW Emily Drive extension within the annexation parcel. In light of this policy however, we
propose to work with the City on potential individual tree retention without the loss of these
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two proposed building lots which would equate to a loss of one-fifth (1/5") of the proposed
subdivision’s buildable lots. Policy 187.50 (1) and {2) has been satisfied.

Policy:
187.50
3. Parks and Open Spaces. Great Neighborhoods have open and
recreational spaces to walk, play, gather, and commune as a
neighborhood.

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

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

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

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

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

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

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

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

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

6. Connected Streets. Great Neighborhoods have interconnected streets that
provide safe travel route options, increased connectivity between places and
destinations, and easy pedestrian and bike use.
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a. Streets shall be designed to function and connect with the surrounding
built environment and the existing and future street network, and shall
incorperate human scale elements including, but not limited to,
Complete Streets features as defined in the Comprehensive Plan, grid
street networks, neighborhood traffic management techniques, traffic
calming, and safety enhancements.

b. Streets shall be designed to encourage more bicycle, pedestrian and
transit mobility with a goal of less reliance on vehicular mobility.

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

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

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

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

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

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

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

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

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

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

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

a. Buffers or transitions in the scale of uses, buildings, or lots shall be
provided on urban lands adjacent to rural lands to ensure compatibility.

Findings:

We propose to make fee-in-lieu payments to the City for each residence at the time of
construction rather than dedicating parkland from this site. The current McMinnville Parks,
Recreation, and Open Space Master Plan (1999) does not call for the development of a
community or neighborhood park in this location. “Pocket parks”, which have become more
popular in recent years were not a projected park type need in the Parks Master Plan nor a
park type to be required of residential subdivisions unless through the mechanism of a
Planned Development which is not part of this combined application submittal. Moreover, this
site is well served by utilization of the recreational space provided by the established
Discovery Meadows Park located approximately 300 feet north of the site’s northeastern
corner; actual walking distance of approximately 900 feet {(0.17 miles) from the current
southern terminus of SW Emily Drive. The current Parks Master Plan projected park needs
map is reproduced here for your convenience and does not indicate the need for a park at this
site.
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An enlargement of a portion of that park plan map is provided here demonstrating that there
are no projected parkland needs that directly impact the subject site.
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While this development plan does not propose atrail system such as that referenced in Policy 187.50
{3)(a) a paved pedestrian pathway is proposed to connect the proposed extension of SW Emily Drive
with SW Cypress Lane for enhanced pedestrian connectivity within the immediate area.

The proposed residential development will see the southerly extension of SW Emily Drive
from its current temporary southerly terminus to serve the undeveloped portion of the project
site. This public street extension will be designed and constructed to city standards resulting
in an extension of the existing public street network that is pedestrian, bike and other transit
friendly in order to provide ease of use for people of all ages and abilities such that owning a
vehicle can be optional.

Additionally, Policy 187.50 (4}{b) states that a pedestrian connection is to be provided from
cul-de-sacs to commercial areas, schools, community facilities, parks, trails and open spaces
and between streets that are disconnected {such as cul-de-sacs or blocks with lengths greater
than 400 feet). While this site would not create a cul-de-sac with a length exceeding 400 feet,
and this site does not have the ability to provide a direct pedestrian connection to a
commercial area, school, community facility, park, trail or open space, such a pedestrian
connection is still included as part of this subdivision design. As mentioned above relative to
Policy 187.50 {3)(a), a paved pedestrian pathway is proposed to connect the proposed
extension of SW Emily Drive with SW Cypress Lane for enhanced pedestrian connectivity
within the immediate area. This five-foot wide paved pathway will be located within a 10-foot
wide tract and serve to enhance non-vehicular movement between this neighborhood and the
surrounding area.

The lot sizes and dwelling types allowed by the R-3 zone, by design, elicit a human scale to
neighborhood design. The location of this development site, and the larger project area,
provide easy and convenient access to nearby recreational activities (Discovery Meadows
Park), educational opportunities {Columbus Elementary School) and convenient access to the
city’s broader transportation network leading to commercial and professional areas (Highway
99W located some V2 mile distance from the development area) such that owning a vehicle
can be optional. These opportunities and the design of the proposed street and pedestrian
connection are bike friendly and will provide a safe and enjoyable experience that encourages
the use of bikes by people of all ages. This proposed development will connect to the existing
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street grid system as directed by the McMinnville TSP and shall be non-exclusive and shall
be accessible and allow the ease of use by all.

By proposing lot sizes and a street design commensurate with that of existing adjacent urban
scale residential development, this subdivision provides for a compatible human scale that
fosters human interaction with the built environment, particularly through the provision of
public sidewalks, street trees, a dedicated pedestrian connecting pathway in addition to future
dwelling unit types with compliant building heights that either exist or are becoming more
commen in nearby neighborhoods as encouraged by the City.

Policy 187.50 (8)(c) specifically encourages application of the principles of CPFTED {Crime
Prevention through Environmental Design). CPTED started domestically and has now gained
wide international acceptance due to law enforcement efforts to embrace it. Policy 187.50
specifically cites CPTED standards as applicable for public spaces which technically includes
public rights-of-way design and their improvements since public streets are open for use by
the general public. CPTED recommendations that are employed in this proposal include:

« A public street extension and creation of a pedestrian connecting path to increase
both pedestrian and bicycle traffic.

+ Residential windows that will look out onto sidewalks.
Approved “crime-safe” landscape design for the soft-scape portions of the 10-foot
wide pedestrian tract.

« Approved street tree planting plan with resilient, scale appropriate trees in locations
s0 as to not create clear-vision obstructions.

+ Acul-de-sac street which will provide multiple viewpoints to residential entrances.
Natural vehicular access control as there are no street intersections within this
neighborhood.

The requested rezoning of this site to R-3 is consistent with the base zone of the adjacent
neighborhoods to the north eliminating the need for employment of additional residential
buffers beyond that of traditional R-3 zoned residential yard requirements. The only true
urban-rural interface that exists with this subdivision is located along the western edge of the
annexation area and is limited to a distance of approximately 75-feet. The rural land beyond
that portion of the site’s western edge is a small captured area located between this portion
of the proposed subdivision, Peavey Reservoir and the Kathleen Manor Manufactured Home
neighborhood. As the R-3 PD zoned Kathleen Manor Manufactured Home neighborhood
abuts this captured piece of rural land for a distance of some 450 feet along its subdivision
boundary, and no additional buffer or design requirements were assessed to that development
along this edge, it is our position that no such additional buffers or design requirements would
be required of this subdivision’s urban-rural edge in order to achieve a cohesive and
consistent residential design and pattern with that of the existing adjacent residential
development.

It is prudent at this point to mention the City's current, ongoing public review of the draft
McMinnville Parks, Recreation and Open Space Plan {2024). At the time of the preparation
of this application submittal, it is unclear if this new draft parks plan will have already been
adopted by the City and therefore applicable to this application. In the interest of transparency
and potential park or other recreational compliance obligations, we address the relationship
between that draft plan and this development site.
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The development area that is the subject of these combined applications is shown on Map 4-
1 {Developed Parks Service Area) of the Draft McMinnville Parks, Recreation and Open Space
Plan to be both within a ¥4 Mile Walk and also within a 2 Mile Walk from the Developed Park
Service Area of Discovery Meadows Park (both distances are referenced by this Plan). This
Plan makes clear that the public park recreation needs of the entire subject development site
is well served by Discovery Meadows Park. Regarding any future park location that might
directly impact this development site, Map 5-1 (Future Parks & Recreation System) of the draft
Plan do not identify any portion of this site as being needed for any identified future park type.
Map 5-1 is provided here for your reference.
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An enlargement of a portion of Map 4-1 near the proposed development site is provided on
the following page (please refer to the legend above for graphic orientation).
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The requirements of Policy 187.50 (3-10), as applicable to this subdivision application, have
been satisfied.

Policy:
187.50

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

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

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

a. Neighborhoods shall have several different housing types.

b. Similar housing types, when immediately adjacent to one another, shall
provide variety in building form and design.

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

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

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

c. Neighborhood elements and features including, but not limited to, signs,

benches, park shelters, street lights, bike racks, banners, landscaping,
paved surfaces, and fences, with a consistent and integrated design
that are unique to and define the neighborhood.
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Findings:

Policy 187.50 {(11-13) is satisfied by this request since the companion annexation and zone
change applications propose that this subdivision site annexed to the City and zoned R-3
which supports almost all residential dwelling types available through the McMinnville zoning
scheme. This makes housing opportunities possible for people and families with a wide range
of incomes, and for people and families of all generations and in all stages of life.
Development of this residential land will demonstrate residential construction exhibiting variety
in building form and design employing environmentally friendly construction techniques and
energy efficiency consistent with Great Neighborhood Design Principles as required by the
City. We also endorse and agree that similar housing types, when immediately adjacent, will
exhibit a variety in building form and design. Neighborhood design elements and features
(e.g., street lights and paved surfaces) will be consistent in design and complementary to
those found within the adjacent Cypress Meadows First Addition neighborhood to the north
through which one will travel to access nine of these proposed ten lots if arriving by vehicle. Upon
final approval of this combined joint proposal, we endeavor to work with the City regarding
individual Great Neighborhood Design elements as appropriate.

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

GOAL X 2: TO MAKE EVERY EFFORT TO ENGAGE AND INCLUDE A BROAD
CROSS SECTION OF THE COMMUNITY BY MAINTAINING AN ACTIVE
AND OPEN CITIZEN INVOLVEMENT PROGRAM THAT IS ACCESSIBLE
TO ALL MEMBERS OF THE COMMUNITY AND ENGAGES THE
COMMUNITY DURING DEVELOPMENT AND IMPLEMENTATION OF
LAND USE POLICIES AND CODES.

Policy
188.00 The City of 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.
Findings:

Goals X 1, X 2, and Policy 188.00 are satisfied in that the City of McMinnville has adopted a
Neighborhood Meeting program that requires that the applicant of most types of land use applications
to hold at least one public Neighborhood Meeting prior to submittal of a land use application; this is
further addressed under findings relative to McMinnville Zoning Ordinance Section 17.72.095 and is
addressed in findings below. Additionally, the City of McMinnville continues to provide opportunities
for the public to review and obtain copies of the application materials and completed staff report prior
to the McMinnville Planning Commission and/or McMinnville City Council review of the reguest at an
advertised public hearing. All members of the public with standing are afferded the opportunity to
provide testimony and ask questions as part of the public review and hearing process.

Bruce Cook June 2024
Annexation / Zone Change / Subdivision Page 91



7. The following Sections of the McMinnville Zoning Ordinance are applicable to this request
as decision-making criteria:

Finding:

17.03.020 Purpose

The purpose of this ordinance is to encourage appropriate and orderly
physical development in the City through standards designed to protect
residential, commergial, industrial, and civic areas from the intrusions of
incompatible uses; to provide opportunities for establishments to concentrate
for efficient operation in mutually beneficial relationship to each other and to
shared services; to provide adequate open space, desired levels of
population densities, workable relationships between land uses and the
transportation system, and adequate community facilities; to provide
assurance of opportunities for effective utilization of the land resource; and to
promote in other ways public health, safety, convenience, and general
welfare.

Section 17.03.020 is satisfied by this request for the reasons enumerated in the conclusionary

findings for approval of this subdivision request.

Sections

Findings:

Residential Design and Development Standards

17.11.010 Purpose

This chapter provides residential development and design standards for all
housing types permitted in McMinnville’s residential and commercial zones.

17.11.011 Applicability.
The residential design and development standards in this chapter are

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

Sections 17.11.010 and 17.11.011 are applicable to this subdivision proposal in that the end goal of
this proposed development is for the provision of new residential dwelling units. The type of dwellings,
size and configuration of lots and design of the dwelling units will comply with these Residential
Design and Development Standards through review and approval of this subdivision request and
subseguent building permit applications for future dwellings.
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Sections

17.11.020 Tiny Houses — Table 1

17.11.030 Cottage Cluster — Table 1
17.11.040 Accessory Dwelling Units — Table 1
17.11.050 Single Detached Houses — Table 1
17.11.060 Plexes — Table 1

17.11.070 Townhouses — Table 1

Findings:

Rather than reproducing the afore referenced six {6) Tables here, they are incarporated into these
findings by this reference and can be viewed by reviewing the McMinnville Zoning Ordinance. A
review of the proposed tentative subdivision plan and these Tables (along with other requirements of
the R-3 zone) demonstrate that these proposed subdivision lots make possible the siting of each of
these referenced dwelling unit types on many of the proposed lots. However the opportunity to site
Quadplex development would be limited to Lot 1, 2, 5, 8 and 2 due to lot size; it is noted that for the
time being the applicant intends to remain in the existing Lot 8 residence without modification to an
alternative dwelling style. All of these listed housing types are possible to be provided within the
proposed ten lot subdivision which demonstrates an endorsement of the varied housing types made
possible by the R-3 zone and satisfies Sections 17.11.020, 17.11.030, 17.11.040, 17.11.050,
17.11.060 and 17.11.070. Subsequent building permit reviews inclusive of site plan reviews for each
platted lot will further verify compliance with these standards.

Section 17.11.100 {A-F) Residential Universal Design Standards

The Universal Desigh Standards are standards that apply to the following housing
types: Tiny Houses, Cottage Clusters, Plexes, Single Dwellings, Townhouses and
ADUs. These standards are related to site design, street frontage, architectural design,
parking, compatibility with neighboring homes, open space, and private space
requirements.
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% ;:fgltandard H-Lill::e c‘::ZcI,l.lJ:satglr3 Plex Dii'glgllilﬁg -I:grjv;a— ADU
Fagade x X X X X X
Street Frontage X X X X X X
Front Yard X X X X X X
Alleys X X X X X A
Garages x X X X x X
Compatibility X X X X X X

Finding:

Similar to the previous finding, rather than reproducing the lengthy Section 17.11.100 (A-F) standards
here, they are incorpeorated with this finding by this reference and viewable within the McMinnville
Zoning Ordinance. It is clear by reviewing these standards, and as shown in that Section’s Table
which is provided above, that the Residential Universal Design Standards apply to every type of
residence that could be constructed on the proposed lots as well as to their street frontages, yards
and garages. As previously stated in findings provided above, and at the time of this application
submittal, we have not yet determined the specific dwelling type(s) intended for each of the proposed
vacant subdivision lots. Even so, full compliance with the Residential Universal Design Standards
will be pursued and achieved as part of the building permit application and review process for each
dwelling unit to be constructed within this subdivision. Such compliance and achievement is not only
sought by the applicant, it is also required by the City in order te move forward with building permit
issuance for each dwelling unit. The requirements of Section 17.11.100 (A-F) are satisfied by this
finding and such adherence is guaranteed by the City’s building permit review and approval process.

Sections
17.18 R-3 Two-Family Residential Zone
17.18.010 Permitted uses.
In an R-3 zone, the following uses and their accessory uses are permitted:

A. Tiny Houses, Single detached dwelling;
B. Middle Housing
1. Plexes: Duplex Dwelling, Triplex Dwelling, Quadplex Dwelling
{minimum lot size of seven thousand square feet)
2. Cottage Clusters
3. Townhouses
C. Single Room Occupancy — Small Housing
D. Accessory Dwelling Unit (ADU)
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Findings:

Section 17.18.010{(A-D) is satisfied by this subdivision proposal in that it is the stated intent of
this proposal to construct residential dwelling units on each newly platted vacant residential
lot. We appreciate the opportunity to consider the construction of a number of different types
of housing in this neighborhood as listed and provided under Section 17.18.010 Permitted
Uses. The current economic market for home construction and sales is arguably not quite as
bullish as it has been at other times, and longer term residential economic forecasting is, by
most measures, not as clear or certain as it could be relative to the time when these
residences are likely to be financed and under construction. Understanding that reality, we
have not determined the specific dwelling type(s) intended for each of the proposed subdivision lots
at this time. There are, however, a number of the dwelling types permitted by the R-3 zone that can
be accommodated on many of the proposed lots which provides a potential wide range of dwelling
type options responsive to market needs at the time of development.

Sections
17.18.030 Lot size.

In an R-3 zone, the lot size shall not be less than six thousand square feet
except as provided in Section 17.11.070 {C), Table 1 {C), Townhouses.

17.18.040 Yard regquirements.

In an R-3 zone, each lot shall have yards of the following size unless otherwise
provided for in Section 17.54.050:

A A front vard shall not be less than fifteen feet, except as provided in
Section 17.11.030(C), Table 1{d), Cottage Clusters.

B. A rear yard shall not be less than twenty feet, except as provided in
Section 17.11.030(C), Table 1{f), Cottage Clusters.

C. A side yard shall not be less than seven and one-half feet. An exterior
side yard on the street side of a corner lot shall be not less than fifteen
feet, except as provided in Section 17.11.030(C), Table 1(c), Cottage
Clusters.

17.18.050 Building height.
In an R-3 zone, a building shall not exceed a height of thirty-five feet.

Findings:

Sections 17.18.030, 17.18.040 (A-C) and 17.18.050 are satisfied in that each of the proposed
subdivision lots is greater than 6,000 square feet in size; this takes into account the 1,583
square foot subtraction of the access easement area to be recorded across Lot 3 for the
benefit of Lot 4. The table below provides the proposed square footage of each of the ten

Bruce Cook June 2024
Annexation / Zone Change / Subdivision Page 95



lots; access easements do not count toward the minimum lot size of any lot as per the Lot
Area definition provided in Section 17.06 — Definitions).

Proposed Subdivision Lots
5q. Ft.
q . Amended
Subtraction Total
Lot # Square Feet|| forlot3
Square
Access
Footage
Easement
1 7,486 7,486
2 12,122 12,122
3 7,913 1,583 6,330
4 6,769 6,769
> 7,204 7,204
6 6,575 6,575
7 6,153 6,153
8 31,119 31,119
9 7,426 7,426
10 6,336 6,336
Total 5q. Ft. 99,102 97,520
Average 5q. Ft. 9,910 9,752

As part of the building permit review submittal process, a site plan will be provided to the City
indicating, among other things, the proposed building(s) height and the minimum required
setbacks for the lot showing that the building(s) location is in compliance with the standards
prescribed by the R-3 zone. As part of that review process, and prior to building permit
issuance, the City will verify that all minimum setbacks have been maintained; this is further
verified through the onsite footing/foundation inspection and framing inspection as part of the
building construction process.

Section

17.18.060 Density requirements
In an R-3 zone, the maximum density for single attached dwellings may not
exceed four dwelling units per 6,000 square feet, whichever is less. Density

maximums may not apply to any other permitted housing types, including
accessory dwelling units.

Finding:

Section 17.18.060 is satisfied in that the tentative subdivision plan submitted with this
application proposes that each lot is designed for residential use and exceeds the minimum
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required lot size of 6,000 square feet. Relative to density, while this zone allows up to four
single attached dwellings (Townhouses) for a 6,000 square foot lot, the proposed size of the
lots will not accommodate Quadplex density on every lot since Quadplex development
requires a 9,000 square foot minimum lot size. While Townhouses would be allowed on each
of the 10 proposed lots, Quadplexes could only be accommodated on Lots 2 and 8 (see
Sections 17.11.060 {C) Table 1 (¢) and 17.11.070 (C) Table 1 {c)).

Chapter 17.53 Land Division Standards
Section
17.53.100 Creation of Streets

C. An easement providing access to property, and which is created to allow
the partitioning of land for the purpose of lease, transfer of ownership,
or building development, whether immediate or future, shall be in the
form of a street in a subdivision, except that a private easement to be
established by deed without full compliance with these regulations may
be approved by the Planning Director under the following conditions:

1. If it is the only reasonable method by which the rear portion of
a lot being unusually deep or having an unusual configuration
that is l[arge enough to warrant partitioning into two more new
parcels, i.e., a total of not more than three (3) parcels including
the ariginal may then exist, that may be provided with access
and said access shall be not less than 15 {fifteen) feet in width
and shall have a hard surfaced drive of 10 (ten) feet width
minimum;

2. The Planning Director shall require the applicant to provide for
the improvement and maintenance of said access way, and to
file an easement for said access way which includes the right
to passage and the installation of utilities. Such requirements
shall be submitted to and approved by the City Attorney.

3. Access easements shall be the preferred form of providing
access to the rear lots created by partition if the alternative is
the creation of a flag lot.

Findings:

The criteria of 17.53.100{C) of this Section is satisfied in that, a private fifteen-foot wide access
easement is proposed to cross the northern portion of Lot 3, beginning at its right-of-way edge
and extending to its western edge, for the benefit of Lot 4. This proposed access easement
is a result of the subject site’s shape and dimensions in combination with the need to align a
proposed local street extension in a manner that provides access through the site from the
temporary southerly barricade on SW Emily Drive. This alignment also provides for the
opportunity for a residence(s) ta be constructed in the far northwest corner of this proposed
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subdivision. The 15-foot wide private access easement is proposed to be improved with a
minimum hard surfaced drive of 10 {ten) feet in width for the full length of the easement.

Due to the site's shape, size and the TSP directed public street extension obligation, it is
necessary and within zoning crdinance allowance that Lots 6 and 7 will be provided vehicular
access by way of a twenty-foot wide private access tract as part of Phase 2. This tract will
extend eastward from the dedicated right-of-way edge to the western edge of Lot 7 and be
located along the northern edges of Lots 5 and 6 and be held in common.

Section
17.53.101 Streets

A.

General. The location, width, and grade of streets shall be considered
in their relation to existing and planned streets, to topographical
conditions, to public convenience and safety, and to the proposed use
of the land to be served by the streets. Where location is not shown in
a comprehensive plan, the arrangement of streets in a subdivision shall:

1. Provide for the continuation or appropriate projection of existing
principal streets in surrounding areas; or

2. Conform to a plan for the neighborhood approved or adopted by
the Planning Commission to meet a particular situation where
topographical or other conditions make continuance or
conformance to existing streets impractical; or

3. Maximize potential for unobstructed sclar access to all lots or
parcels. Streets providing direct access to abutting lots shall be
laid out to run in a generally east-west direction to the maximum
extent feasible, within the limitations of existing topography, the
configuration of the site, predesigned future street locations,
existing street patterns of adjacent development, and the
preservation of significant natural features. The east-west
orientation of streets shall be integrated into the design.

Rights-of-way and street widths. The width of rights-of-way and streets
shall be adequate to fulfill city specifications as provided inh Section
17.53.151 of this chapter. Unless otherwise approved, the width of
rights-of-way and streets shall be as shown in the following table:

Where existing conditions, such as the topography or the size or shape
of land parcels, make it otherwise impractical to provide buildable lots,
the Planning Commission may accept a narrower right-of-way,
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ordinarily not less than 50 (fifty) feet. If necessary, special slope
easements may be required.

C. Reserve strips. Reserve strips or street plugs controlling access to
streets will not be approved unless necessary for the protection of the
public welfare or of substantial property rights, in these cases, they may
be required. The control and disposal of the land comprising such strips
shall be placed within the jurisdiction of the Planning Commission under
conditions approved by them.

D. Alignment. As far as practical, streets other than minor streets shall be
in alignment with existing streets by continuations of the center lines
thereof. Staggered street alignment resulting in “T” intersections shall,
wherever practical, leave a minimum distance of 200 feet between the
center lines of streets having approximately the same direction and
otherwise shall not be less than 125 feet.

Findings:

The requirements of Section 17.53.101 (A-D) are satisfied as follows. The planned street
layout provides for the scutherly continuation of SW Emily Drive to serve the site. Due to
existing adjacent development south of the site which is currently served by a private joint
paved access intersecting SW Cypress Lane, SW Emily Drive is designed to terminate in a
cul-de-sac in the southern portion of the subject site. There are no fully undeveloped adjacent
lands for this site to provide street stubs to or to otherwise connect to. As stated previously in
findings submitted as part of the subdivision’s companion applications, McMinnville’s adopted
TSP (Transportation System Plan) Exhibit 2-1 (provided in findings above for graphic
reference) designates the Future Local Street Connection to serve this site as being the
southerly extension of the current temporary terminus of SW Emily Drive (a local street), with
no direct public right-of-way connection to the adjacent SW Cypress Lane (a minor collector
street). This proposed street plan complies with the local street connection identified in
McMinnville’'s adopted TSP. There are no topographical or other constraints to make
compatibility or conformance of the proposed street design impractical relative to required
standards. The proposed extension of SW Emily Drive is identified as a local residential street
and, upon permitting, will be constructed to full City standards for this type of street within a
50-foot public right-of-way {excepting requirements of the larger cul-de-sac bulb right-of-way
dimension) according to the City’s Complete Street Design Standards for local streets.

Regarding solar access, and as provided above in findings submitted as part of the subdivision’s
companion applications, this plan proposes to align the site's new internal local public street
with the current temporary terminus of SW Emily Drive which is located at the northern edge
of the annexation parcel. Due to the location and configuration of the site, a predesignated
future street location {Exhibit 2-1 of McMinnville’s adopted Transportation System Plan as
provided elsewhere in these findings) and the existing street pattern of the adjacent
development to the north, SW Emily Drive will be extended southward to served future lots on
this site which will suffice and satisfy Volume I's encouragement of sclar access for this
proposed subdivision as far as is practicable. Opportunities for an alternative east-west street
layout are not viable or possible on this site. The proposed street layout promotes a
municipally compliant street alignment and increased local street connectivity to currently
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underserved land and the proposed lots are provided the potential for unobstructed solar
access to the maximum extent feasible.

We are not proposing the creation of a reserve strip on land adjacent to the southern edge of
Phase | commensurate with the partial extension of SW Emily Drive. The recording of such
instrument would be very quickly eliminated as soon as the construction of Phase 2 begins.
However, we also do not object to the City requiring this reserve strip as a condition of approval
for this subdivision if the City determines that it is warranted.

The submitted tentative subdivision plan shows that the proposed extension of SW Emily
Drive is correctly aligned with the current temporary terminus of SW Emily Drive by
continuation of the center line of the established SW Emily Drive. And, as there are no
proposed street intersections in this plan, there are no proposed staggered or improperly
aligned street intersections.

Section
17.53.101 Streets

. Cul-de-sacs. A cul-de-sac shall be as short as possible and shall have
a maximum length of 400 feet and sere not more than 18 (eighteen)
dwelling units. A cul-de-sac shall terminate with a turnaround.

Finding:

The proposed cul-de-sac length measures approximately 125 feet in length from the site’s
northern boundary to the top of the cul-de-sac bulk along the extension’s east side. This
length, when measured to the back of the cul-de-sac bulb is approximately 215 feet. If the
measurement of the cul-de-sac length is to include the existing portion of SW Emily Drive
northward to its intersection with SW Emily Court, the maximum length of the proposed cul-
de-sac would be approximately 355 feet which is shorter than the allowable 400-foot maximum
cul-de-sac length. Additionally, 9 of the 10 lots are proposed to be served solely by SW Emily
Drive (Lot 8 will have dual access onto Emily Drive and Cypress Lane). This Section limits
the total number of dwelling units taking access from this cul-de-sac street to only 18 dwelling
units. An assumption that single-family detached dwellings would result on each of these 10
lots leaves an opportunity for only eight additional dwelling units to be accommodated within
this subdivision. Should the City determine to include the four existing dwelling units presently
located on Emily Drive south of its intersection with Emily Court as part of the 18 allowable
“cul-de-sac” units, this would leave the applicant an ability to a capacity of only four additional
dwelling units that could be located on these subdivision lots before the maximum of 18
dwelling units is reached. [The maximum number of detached dwelling units may actually be
higher than 18 as the McMinnville TSP states in Table 2-1 — Cul-de-sac, that a cul-de-sac
street shall serve a “maximum of 20 single-family houses.”] On this matter, we welcome and
support the City's determination and direction as to how many total dwelling units will be
allowed to be constructed within this subdivision. Section 17.53.202 (1) is satisfied by this
proposal.
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Section
17.53.101 Streets

K. Street names. Except for extensions of existing streets, no street name
shall be used which will duplicate or be confused with the names of
existing streets. Street names and numbers shall conform to the
established pattern in the City. Street names shall be subject to the
approval of the Planning Director. The naming of new streets with
names of local historic significance and/or where appropriate in
alphabetical order is encouraged.

Finding:

Section 17.53.101(K) is satisfied in that the extension of SW Emily Drive is proposed to
continue with the hame of SW Emily Drive. We will support the City's decision should the City
determine that the name of this proposed extension should become SW Emily Court.

Section
17.53.101 Streets

S. Sidewalks. Along arterials and along major collectors with bikeways in
commercial areas, sidewalks shall be eight (8) feet in width or, where
less than eight {8) feet of right-of-way is available, shall extend to the
property line and be located adjacent to the curb. Sidewalks in all other
locations shall be five (5) feet in width and be placed one (1) foot from
the right-of-way line. Sidewalks adjacent to a cul-de-sac bulb shall be
located adjacent to the curb.

Finding:

Section 17.53.101(S) is satisfied in that, as shown on the submitted tentative subdivision plan,
sidewalks along the throat of the cul-de-sac will be separated from the curb by a five-foot wide
park strip, be located one-foot from the right-of-way line and be five-feet in width. Sidewalks
within the cul-de-sac bulb are to be curb-tight and alsc five-feet in width.

Section
17.563.101 Streets

T. Park Strips. Park strips shall be provided between the curb and
sidewalk along both sides of all streets except (a) commercial arterial
and collector streets, in which case street trees may be placed in tree
wells as specified by the McMinnville Street Ordinance; or (b) cul-de-
sac bulbs. Street trees shall be planted and maintained within the park
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strip as specified in Chapter 17.58 (Trees) of the McMinnville Zoning
Ordinance

Finding:

Section 17.53.101(T}) is satisfied in that the submitted subdivision plans 5-foot wide park strips
located between the curb and sidewalk along the throat of the cul-de-sac and that sidewalks
within the cul-de-sac bulb are to be curb-tight. Street trees shall be planted and maintained
within the park strip as specified in Chapter 17.58 (Trees).

Criteria not Applicable: The following subsections of Section 17.53.101 are not
applicable to this request as these circumstances do not exist within or
adjacent to this proposal:

Future extension of streets
Intersection angles

Existing streets

Half streets

Eyebrows

Grades and curves

Streets adjacent to a railroad right-of-way
Frontage roads/streets
Alleys

Private way/drive

Bikeways

Residential Collector Spacing
Gates

CAPTOZZreIOMM

Section

17.53.103 Blocks

A. General. The length, width, and shape of blocks shall take into account
the need for adequate lot size and street width and shall recognize the
limitaticns of the topography.

B. Size. No block shall be more than 400 feet in length between street
corner lines cr have a block perimeter greater than 1,600 feet unless it
is adjacent to an arterial street, or unless the topography or the location
of adjoining streets justifies an exception. The recommended minimum
length of blocks along an arterial street is 1,800 feet.

Finding:

As shown on the submitted tentative subdivision plan, Section 17.53.103(A-B) is satisfied in
that planned street alighment and extension proposes only one cul-de-sac extension. As
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previously mentioned, at its longest possible dimension, this cul-de-sac block is less than 400-
feet in length even when measured from the intersection of SW Emily Drive and SW Emily
Court and measured to the back of the cul-de-sac bulb. The maximum block perimeter
measurement does not apply to this proposal.

Section
17.53.103 Easements
C. Easements.

1. Utility lines. Easements for sewers, water mains, electric lines,
or other public utilities shall be dedicated whenever necessary.
The easements shall be at least 10 (ten) feet wide and centered
on lot lines where possible, except for utility pole tieback
easements which may be reduced to six (6) feet in width.
Easements of 10 {ten) feet in width shall be required along all
rights-of-way. Ultility infrastructure may not be placed within one
foot of a survey monument location noted on a subdivision or
partition plat. The governing body of a city or county may not
place additional restrictions or conditions on a utility easement
granted under this chapter.

Finding:

Section 17.53.103 (C){1) is satisfied in that ten-foot wide public utility easements will be
provided adjacent to the proposed public right of way to accommodate the installation of
utilities as necessary. Other easements necessary to meet utility and service provision needs
will als¢ be recorded to adequately serve each lot.

Section
17.53.103 Easements
C. Easements.

2. Water courses. If a subdivision is traversed by water courses
such as a drainage way, channel, or stream, there shall be
provided a storm unit easement or drainage right-of-way
conforming substantially with the lines of the water course and
of such width as will be adeqguate for the purpose, unless the
water course is diverted, channeled, or piped in accordance
with plans approved by the City Engineer’s office. Streets or
parkways parallel to major water courses may be required.
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Finding:

This proposal complies with and satisfies Section 17.53.103(C)(2) as this site is not traversed
by water courses such as a drainage way, channel or stream.

Section
17.53.103 Easements

3 Pedestrian ways. When desirable for public convenience, safety, or
travel, pedestrian ways not less than 10 (ten) feet in width may be
required to connect to cul-de-sacs, to pass through unusually long or
oddly shaped blocks, to connect to recreation or public areas such as
schools, or to connect to existing or proposed pedestrian ways.

Finding:

As shown on the proposed tentative subdivision plan, Section 17.53.103(C)X3} is satisfied in
that a pedestrian way in the form of a Tract, in addition to those provided by the construction
of public sidewalks to City standards, is proposed to connect otherwise disconnected streets.
While there is no opportunity to provide a pedestrian way connecticn to a recreation or public
area such as a school or to connect to either existing or other proposed pedestrian ways, the
nonvehicular transportation in McMinnville will yet be enhanced by this connection. Additional
pedestrian connections due to overly long block length is not a concern in this proposal for
reasons previously mentioned. Continuous public sidewalks constructed within the public
right-of-way to City specifications shall be provided along both sides of the proposed right-of-
way and shall connect to the existing public sidewalks adjacent to this site to the north thereby
providing additional opportunities for continuous pedestrian circulation both within the
proposed neighborhood and the surrounding street system. Therefore, this criterion is met.

Section
17.53.105 Lots

A. Size and shape. Lot size, width, shape, and orientation shall be
appropriate for the location of the subdivision and for the type of use
contemplated. All lots in a subdivision shall be buildable.

1. Lot size shall conform to the zoning requirement of the area.
Depth and width of properties reserved or laid out for
commercial and industrial purposes shall be adequate to
provide for the off-street parking and service facilities required
by the type of use contemplated. The depth of lot shall not
ordinarily exceed two times the average width.
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Finding:

As shown on the submitted tentative plan the proposed lots are generally rectangular in shape
and are all buildable as per the requirements of the requested zoning designation. All lots
comply with Subsection 1 above in that the depth of each lot does not ordinarily exceed two
times its average width with one exception. Lot 2 exceeds this standard by approximately 15
percent with a lot width of approximately 75 feet and a lot depth of approximately 161 feet (or
an “excess” depth of about 11 feet).

At this point, it is important to note the precise wording of this subject portion of
17.50.105{A)(1) which is that “the depth of lot shall not ordinarily exceed two times the average
width.” [emphasis added] The word “ordinarily” is meaningful in this context and this word
was placed in this standard for a reason which is to provide relief to the desired dimensional
lot ratio when atypical site considerations prevail. To look closely, the word “ordinarily” evokes
a standard or practice of something being rather common and routine. In fact, for something
to be ordinary, it evokes the maijority and not the exception.

In the proposed subdivision, one lot out of ten slightly exceeding this recommended standard
is by no means ordinary as the widths of lots in this proposed subdivision do not ordinarily
exceed two times the average width and all proposed lots remain buildable. This dimensional
standard has been satisfied.

Section

17.53.105 Lots

B. Access. Each lot shall abut upon a street other than an alley for a width
of at least 25 (twenty-five) feet or shall abut an access easement which
in turn abuts a street for at least 15 (fifteen) feet if approved and created
under the provisichs of 17.53.100(C). Direct access conto a major
collector or arterial street designated on the McMinnville
Comprehensive Plan Map shall be avoided for all lots subdivided for
single-family, common wall, or duplex residential use, unless no other
access point is practical.

Finding:

As shown on the submitted subdivision plan each lot will abut a public street for a width of at
least 25 (twenty-five) feet with the exception of Lots 4 and 6 and which will be provided
compliant means of alternative access as described previously in these findings and
incorporated here. There will be no direct access onto a major collector or arterial street as
no such designated street is within or adjacent to the subject site. Therefore, Section

17.53.105 (B) is satisfied.
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Section
17.53.105 Lots

C. Through lots. Through lots shall be avoided except where they are
essential to provide separation of residential development from major
traffic arteries or adjacent nonresidential activities, or to overcome
specific disadvantages of topography and orientation. A planting
screen and at least 10 {ten) feet wide, and across which there shall be
no right of access, may be required along the line of lots abutting such
a traffic artery or other incompatible use.

Finding:

As demonstrated on the submitted tentative subdivision plan, there are no through streets
proposed as part of this request. Section 17.53.105(C) has been satisfied.

Section

17.53.105 Lots

D. Lot side lines. The side lines of lots, as far as practicable, shall run at
right angles to the street upon which the lots face.

Finding:

As shown on the submitted tentative subdivision plan, all side lines of lots run at right angles
to the street upon which the lots face as far as practicable. Due to the size and configuration
of the site and the necessary street design, Lots 5 and 8 located on the east side of the cul-
de-sac bulb will necessarily each have cne side lot line not set at a right angle with the street
{this one lot line is shared in common by Lots 5 and 8). Section 17.53.105 (D) is satisfied by
this proposal.

Section
17.53.105 Lots

E. Flag lots. The creation of flag lots shall be discouraged and allowed only
when it is the only reasonable method of providing access to the rear of
a lot which is large enough to warrant partitioning or subdividing.

Finding:

Aflag lot is defined in Chapter 17.06 of the McMinnville Zoning Ordinance as “A lot by which
access to the nearest public or private street is gained by means of a narrow strip of land not
less than 25-feet in width.” It is important to note that Lot 4 is not a flag lot as its access is to
be provided by way of a 15-foot wide private access easement recorded across the northern
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edge of Lot 3 for the benefit of Lot 4. Therefore, there are no flag lots proposed as part of this
subdivision development plan. Therefore, Section 17.53.105 (E) is satisfied.

Sections

17.53.151 Specifications for Improvements. The City Engineer has submitted and
the City Council has adopted the standard specifications for public
works construction, Oregon Chapter A PW.A,, and has included those
special provisions that are, by their very nature, applicable to the City of
McMinnville. The specifications cover the following:

A. Streets, including related improvements such as curbs and gutters,
shoulders, and median strips, and including suitable provisions for
necessary slope easements;

B. Drainage facilities;
C. Sidewalks in pedestrian ways;
D. Sewers and sewage disposal facilities.
17.53.153 Improvement Requirements. The following improvements shall be

installed at the expense of the subdivider:

A. Water supply system. All lots within a subdivision shall be served by the
City water supply system.
B. Electrical system. All lots within a subdivision shall be served by the

City electrical system.

C. Sewer system. All lots within a subdivision shall be served by the City
sewer system.

D. Drainage. Such grading shall be performed and drainage facilities
installed conforming to City specifications as are necessary to provide
proper drainage within the subdivision and other affected areas in order
to assure healthful, convenient conditions for the residents of the
subdivision and for the general public. Drainage facilities in the
subdivision shall be connected to drainage ways or storm sewers
outside the subdivision. Dikes and pumping systems shall be installed,
if necessary, to protect the subdivision against flooding or other
inundations.

E. Streets. The subdivider shall grade and improve streets in the
subdivision, and the extension of such streets to the paving line of
existing streets with which such streets intersect, in conformance with
City specifications.  Street improvements shall include related
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improvements such as curbs, intersection sidewalk aprons, street
signs, gutters, shoulders, and median strips to the extent these are
required.

F. Pedestrian ways. A paved sidewalk not less than five (5) feet wide shall
be installed in the center of pedestrian ways.

G. Private way/drive. The subdivider shall grade and improve to conform
to City specifications in terms of structural standards.

H. Street trees consistent with the requirements of Chapter 17.58 of the
McMinnville Zoning Ordinance and an approved street tree plan for the
subdivision.

Findings:

Sections 17.53.151 (A)-{D) and 17.53.153 {A)-(H) are satisfied in that the City Council has
adopted the specifications referenced in these Sections as being applicable to and to be
administered by the City of McMinnville. As shown on the submitted tentative subdivision plan
all lots shall be served by municipal facilities which will also generally connect to such existing
systems currently located adjacent to subdivision to the north. If accepted by the City it is
desired that: 1) storm water from Lot 4 drain westward to the Peavey basin similar to current
storm water drainage from the existing residences west of and outside of the proposed
subdivision which will continue their westward flow toward the Peavey Reservoir; and, 2)
storm water from Lots 6 and 7 are proposed to drain eastward to SW Cypress Street which is
the current flow direction of Lots 1 and 8 now. No private ways or drives are proposed within
the subject site; the private tracts (pedestrian and vehicular) to be constructed in Phase 2 are
not classified as a private way or drive.

Dedication and improvement of the public street shall occur as required by City standards
inclusive of curbs and gutters, five-foot wide sidewalks and curbside planter strips in the throat
of the cul-de-sac, with the public sidewalk within the bulb portion of the cul-de-sac being curb-
tight. Upon approval of this request, a street tree planting plan shall be required as a condition
of its approval which will require submittal of a plan to be reviewed for approval by the
Landscape Review Committee. Additional findings relative to site drainage are found at
17.53.103(C)2) above and are incorporated here by this reference.

Sections
17.58.020 Trees - Applicability
D. All trees on developable land and subject to or undergoing

development review such as site plan review, tentative subdivision
review, or partition review.
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17.58.040 Tree Removal/Replacement

A. The removal or major pruning of a tree, if applicable under Section
17.58.020, shall require City approval, unless specifically designated
as exempt by this ordinance. Persons wishing to remove or prune
such trees shall file an application for a permit with the McMinnville
Planning Department. The applicant shall include information
describing the location, type, and size of the subject tree or trees,
and the reasons for the desired action, and the costs associated with
tree removal, replacement, and repair of any other public
infrastructure impacted by the tree removal or major pruning.
Requests for tree removal or pruning of trees outside of the
Downtown Tree Zone shall be forwarded to the McMinnville
Landscape Review Committee for a decision within 30 {thirty) days
of submittal. Requests for tree removal within the Downtown Tree
Zone shall be submitted to the McMinnville Planning Department.
Such requests shall be acted upon as soon as practicable, with
consideration given to public safety, value of the tree to the public,
and work schedules. The Planning Director or their designee should
attempt to make decisions on such requests within five calendar
days of submittal. The Landscape Review Committee or Planning
Director, as appropriate, may approve, approve with conditions, or
deny the request based on the criteria stated in Section 17.58.050.
A decision of the committee or Director may be appealed to the
Planning Commission if written notice of the appeal is filed with the
Planning Department within 15 (fifteen) days of the committee’s or
Director’s decision. A decision made by the Planning Director in
response to a request to remove an unsafe tree, or a tree causing
repeated and excessive damage to sidewalks, or other public or
private improvements or structures shall be final, unless appealed
by the applicant; no other party shall have standing to appeal.

B. Trees subject to this ordinance shall be removed or pruned following
accepted pruning standards adopted by the City. [..]

C. The applicant shall be responsible for all costs associated with the tree
removal or pruning, or as otherwise required by this ordinance, and
shall ensure that all work is done in a manner which ensures safety to
individuals and public and private property.

D. Approval of a request to remove a tree may be conditioned upon
replacement of the tree with another tree approved by the city, or a
requirement to pay to the city an amount sufficient to fund the planting
and establishment by the city of a tree, or trees, of similar value. [..]

E. The applicant is responsible for grinding stumps and surface roots at
least six inches below grade. At least a two-inch-thick layer of topsoil
shall be placed over the remaining stump and surface roots. The area
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shall be crowned at least two inches above the surrounding grade to
allow for settling and shall be raked smooth. The applicant shall restore
any damaged turf areas and grades due to vehicular or mechanical
operations. The area shall be re-seeded.

F. The applicant shall complete the tree removal, and tree replacement if
required, within six months of receiving notification of the Landscape
Review Committee’s decision. The Landscape Review Committee may
allow for additional time to complete the tree replacement to allow for
planting in favorable seasons and to promote tree survivability.

G. Other conditions may be attached to the permit approval by the
McMinnville Landscape Review Committee as deemed necessary.

H. The planting of street trees shall be subject to the design drawings and
specifications developed by the City in May 2014. Specific design
drawings and specifications have been developed for trees outside the
Downtown Tree Zone. Such design specifications may be periodically
updated by the City to include specifications such as tree root barriers,
watering tubes or structures, tree grates, and removable pavers, and
shall graphically describe the proper method for planting trees to
minimize the potential for sidewalk / tree root conflict.

Findings:

As this request is for a land use decision regarding a residential tentative subdivision plan,
Sections 17.58.020 and 17.58.040{A-H) are applicable to this request. As can be seen onthe
aerial graphic provided below, there are established trees located in various locations
throughout this subdivision site and one concentrated area of trees located in the site’s
northwestern corner.
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We recognize the economic and intrinsic value of trees to homeowners, the neighborhood
and the city at large and propose to retain as many of these existing trees as is practicable.
As stated previously in this combined application submittal, there are no landmark trees
identified on this site, however there is a stand of fir trees located in the westernmost portion
of the property that measures some 75 x 130 feet in size. Given their dense spacing and the
age of the rural residential use of this site, it is difficult to determine if these trees are native to
this property or if they were planted in the early 1900’s commensurate with construction of the
existing residence. We propose toc work with the City on potential individual tree retention
throughout the site without the loss of building lots or identified needed dwelling units.

Many of the elements of Section 17.58.040 are applicable to the removal and replacement of
required street trees or required landscape trees and are not applicable to this request; this
subdivision request does require a landscape plan relative to future street tree planting and
placement. No street trees will be removed since the extension of SW Emily Drive will be
newly constructed with initial street tree planting to occur prior to subdivision platting. We
propose to work with the City in identifying other trees to be removed and those to be retained
as per the City’'s process, review and approval.

Sections

17.58.090 Street Tree Planting — When Required
All new multi-dwelling development, commercial or industrial development,
subdivisions, partitions, or parking lots fronting on a public roadway which has

a designated curb-side planting strip or planting island shall be required to plant
street trees in accordance with the standards listed in Section 17.58.090.
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17.58.100 Street Tree Plans

A. Subdivisions and Partitions: Street tree planting plans shall be
submitted to the Landscape Review Committee for review and approval
prior to the filing of a final subdivision or partition plat.

17.58.110 Street Tree Planting

A Subdivisions and Partitions:  Street trees required of residential
subdivisions and partitions shall be installed prior to submittal of a final
subdivision plat or partition plat. As an alternative the applicant may file
a surety bond or other approved security to assure the planting of the
required street trees, as prescribed in Section 17.53.153.

Findings:

Sections 17.58.090, 17.58.100(A) and 17.58.110(A) are satisfied in that the subdivision
application is subject to the reguirements for the planting of street trees in accordance with
adopted standards. Following approval of these combined applications, a street tree planting
plan shall be submitted to the Landscape Review Committee for review and approval priot to
the filing of the final subdivision plat. Additionally, such trees as identified on the approved
street tree planting plan shall either be installed or sufficiently bonded prior to recording of the
final residential subdivision plat; this is equally applicable to both Phase 1 and Phase 2.

Section
17.60.060 Parking — Spaces Required
A. Residential Land Use Category:
4. Single detached

Two spaces per dwelling with four or fewer bedrooms, and
one additional space for every two additional bedrooms.

6. Middle Housing - Duplexes, Triplexes, Quadplexes, Cottage
Clusters, Townhomes, Tiny Homes.

One space per dwelling unit.

8. Affordable Housing — Two-bedroom or less, serving households of
80% Area Median Income (AMI) or less (AMI is calculated PER
Yamhill County as determined by the State Housing Council based
on information from the United States Department of Housing and
Urban Development.) Income levels will need to be certified.

0.5 spaces per dwelling unit. Property ownher must agree to
have the units identified that are serving households of 80%
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AMI or less to be deed restricted for that type of housing for
at least 20 years. The deed restriction must be recorded on
the property at the expense of the property owner.
Language of the recorded document to be approved by the
Planning Director.

Findings:

Section 17.60.060{A) (4, 6 and 8) are satisfied in that it is our intent to provide on-site vehicle
parking in excess of these stated minimum requirements for each dwelling unit and, as such,
the number of such spaces provided would exceed the number required in all cases. All
parking spaces shall meet or exceed the City’s minimum dimensional requirements for on-site
residential parking. This shall be verified by the City as part of the standard required building
plan review and approval process prior to the issuance of building permits for any lot.

Sections

17.65.010 Purpose. Districts, buildings, objects, structures, and sites in the City
having special historical, architectural, or cultural significance should be
preserved as a part of the City’s heritage. To this end, regulatory
controls and administrative procedures are necessary [..].

17.65.030 Historic Resources Inventory. The McMinnville Historic Resources
Inventory, compiles in 1983/84 and as subsequently updated, is hereby
adopted, and shall be maintained and updated as required. The
inventory shall be used to identify historic districts, buildings, structures,
sites, and objects for the purposes of this ordinance [..].

Findings:

Sections 17.65.010 and 17.65.030 are satisfied as follows. According to Yamhill County
Assessar data, the existing residence that sits at the northeast corner of the subject site was
constructed circa 1909. The other house located on the southern parent parcel was
constructed in 1946. Neither of these residences or their properties appear in the City's
adopted Historic Resources Inventory in any of the four identified resource subcategories; “A”
Distinctive, “B” Significant, “C” Contributory or “D” Environmental. Neither are these
residences and/or properties found on the US Department of the Interior's National Register
of Historic Places. Therefore, in an historic regulatory sense, neither of these parcels nor their
improvements are historically, culturally, architecturally, or archeologically significant to the
City of McMinnville and the requirements and abligations of Chapter 17.65 of the McMinnville
zoning ordinance do not apply in this instance.
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Section
17.72.095 Neighborhood Meetings
A. A neighborhood meeting shall be required for:
1. All applications that require a public hearing as described in

Section 17.72.120, except that neighborhood meetings are not
required for the following applications:

a. Comprehensive plan text amendment; or

b. Zoning ordinance text amendment; or

c. Appeal of a Planning Director’s decision; or

c. Application with Director's decision for which a public

hearing is requested.
2. Tentative Subdivisions {up to 10 lots)
3. Short Term Rental
Finding:
As the proposed applications are not exempted by this Section, a neighborhood meeting is

required and has been held as evidenced by the materials provided in this application
submittal. Section 17.72.095 has been satisfied.

Section
17.72.095 Neighborhood Meetings

B. Schedule of Meeting.

1. The applicant is required to hold one neighborhood meeting prior
to submitting a land use application for a specific site. Additional
meetings may be held at the applicant’s discretion.

2. Land use applications shall by submitted to the City within 180
calendar days of the neighborhood meeting. If an application is
not submitted in this time frame, the applicant shall be required
to hold a new neighborhood meeting.

Finding:

One neighborhood meeting was held prior to the submittal of this combined land use
application for the subject site. The neighborhood meeting was held on Thursday, June 6,
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2024, and this land use submittal has been received by the City within 180 days of June 6,
2024. The requirements of Section 17.72.095(B) are satisfied.

Section

17.72.095 Neighborhood Meetings

C.

Finding:

Meeting Location and Time.

1.

Neighborhood meetings shall be held at a location within the city limits
of the City of McMinnville.

The meeting shall be held at a location that is open to the public and
must be ADA accessible.

An 8 V2 x 11” sign shall be posted at the entry of the building before the
meeting. The sign will announce the meeting, state that the meeting is
open to the public and that interested persons are invited to attend.

The starting time for the meeting shall be limited to weekday evenings
between the hours of 6 p.m. and 8 p.m. or Saturdays between the hours
of 10 a.m. and 4 pm. Neighborhood meetings shall not be held on
national holidays. If no one arrives within 30 minutes after the
scheduled starting time for the neighborhood meeting, the applicant
may leave.

The neighborhood meeting was held at 6:00 p.m. on Thursday, June 6, 2024, which is hot a
day recognized by the United States Federal Government as a national holiday. The
neighborhood meeting was held in the Fellowship Hall of the Praise Assembly Church which
is located within the city limits of the City of McMinnville at 930 NE 3™ Street, McMinnville,
Oregon. Both the Praise Assembly Church and its Fellowship Hall are ADA accessible. Two
identical 8 4" x 117 signs were posted at the exterior entry door of the Fellowship Hall (one on each
side of the door) before the meeting announcing the meeting, stating the date and time of the meeting,
and stating that the meeting is open to the public and that interested persons are invited to attend.
The criteria of Section 17.72.095(C) are satisfied.

Section

17.72.095 Neighborhood Meetings

D.

1.

Mailed Notice.

The applicant shall mail written notice of the neighborhood meeting to
surrounding property owners. The notices shall be mailed to property owners
within certain distances of the exterior boundary of the subject property. The
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notification distances shall be the same as the distances used for the property
owner notices for the specific land use application that will eventually be
applied for, as described in Section 17.72.110.

2. Notice shall be mailed not fewer than 20 calendar days nor more than 30
calendar days prior to the date of the neighborhood meeting.

3. An official list for the mailed notice may be obtained from the City of McMinnville
for an applicable fee and within 5 business days. A mailing list may also be
obtained from other sources such as a title company, provided that the list shall
be based on the most recent tax assessment rolls of the Yamhill County
Department of Assessment and Taxation. A mailing list is valid for use up to 45
calendar days from the date the mailing list was generated.

4, The mailed notice shall:

a. State the date, time and location of the neighborhood meeting
and invite people for a conversation on the proposal.

b. Briefly describe the nature of the proposal (i.e., approximate
number of lots or units, housing types, approximate building
dimensions and heights, and proposed land use request)

C. Include a copy of the tax map or a GIS map that clearly identifies
the location of the proposed development.

d. Include a conceptual site plan.

5. The City of McMinnville shall be included as a recipient of the mailed nhotice of
the neighborhood meeting.

6. Failure of a property owner to receive mailed notice shall not invalidate the
neighborhood meeting proceedings.

Findings:

The neighborhood meeting notice was mailed to the City of McMinnville Planning Department
and to property owners located within 300 feet of the exterior boundary of the two-parcel
subject property {as required by McMinnville Zoning Ordinance 17.72.120{F)) on May 16,
2024 which was not fewer than 20 calendar days nor more than 30 calendar days prior to the
June 6, 2024 date of the neighborhood meeting. The official mailing list for the mailed notice
was obtained from First American Title in McMinnville cn May 7, 2024 which was then relied
upon to mail the neighborhood meeting notice within the 45-day window of validity for
utilization of the official mailing list. [t is instructive to note that a separate mailing list was
generated by First American Title for each of the two subject parcels resulting in duplication
of intended letter recipients. A neighborhood meeting notice was mailed to each unique
address on these lists and no address received duplicate notices.] The mailed neighborhood
meeting notice contained the date, time and location of the neighborhood meeting and an
invitation for people to converse with the applicant regarding the proposal. Also included in
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the notice was a brief description of the proposal including the three companion applications
to be simultaneously submitted. The mailed neighborhood meeting notice also included a
copy of a Google Map vicinity map that clearly identified the location of the proposed
annexation, zone change and development site in addition to the provision of a tentative
subdivision plan showing the proposed lot layout and subdivision phasing plan. Therefore,
the requirements of Section 17.72.095{D) have been satisfied.

Section
17.72.095 Neighborhood Meetings
E. Posted Notice.

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

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

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

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

Finding:

Two 18 x 24" waterproof signs notifying individuals of the June 6, 2024 neighborhood meeting
were posted in easily viewable and readable locations within 20 feet of the two adjacent rights-
of-way {one sign per right-cf-way edge). Specifically, one sign was posted at the northern
edge of the site and attached to the temporary terminus barricade at the current southern
edge of NW Emily Drive, and the other sign was posted at the site’s northeast corner on a
wooden fence located adjacent to the site’s SW Cypress Lane right-of-way frontage. These
signs were posted on May 16, 2024 which is not fewer than 20 calendar days nor more than
30 calendar days prior to the date of the neighborhood meeting. We have made every effort
to ensure that the signs remained posted until the neighborhood meeting which ensured that
these two signs did, in fact, remain continuously posted. The requirements of Section

17.72.095{E) are satisfied.
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Section
17.72.095 Neighborhood Meetings
F. Meeting Agenda.

1. The overall format of the neighborhood meeting shall be at the discretion
of the applicant.

2. At a2 minimum, the applicant shall include the following components in the
neighborhood meeting agenda:

a. An opportunity for attendees to view the conceptual site plan;

b. A description of the major elements of the proposal. Depending
on the type and scale of the particular application, the applicant
should be prepared to discuss proposed land uses and
densities, proposed building size and height, proposed access
and parking, and proposed landscaping, buffering, and/or
protection of natural resources;

G. An opportunity for attendees to speak at the meeting and ask
gquestions of the applicant. The applicant shall allow attendees
to identify any issues that they believe should be addressed.

Findings:

An agenda for the neighborhood meeting was prepared and provided to attendees of the
neighborhood meeting that included an opportunity for attendees to view the proposed
development and phasing plan for the site. The agenda also indicated that a description of
the proposal would be presented including the major elements of the plan, and that there
would be opportunity for attendees to speak at the meeting and ask questions and to
communicate any issues that they believe should be addressed. This Neighborhood Meeting
started at 6:00 p.m. and, after a presentation followed by questions and comments from the
attendees and general discussion, concluded at 7:00 p.m.; a summary of this discussion is
provided in the attachments below. The requirements of Section 17.72.095(F) have been met.

Section
17.72.095 Neighborhood Meetings
G. Evidence of Compliance. In order for a land use application that requires a

neighborhood meeting to be deemed complete, the following evidence shall be
submitted with the land use application:

1. A copy of the meeting notice mailed to surrounding property owners;
2. A copy of the mailing list used to send the meeting notices;
Bruce Cook June 2024
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3. One photograph for each waterproof sign posted on the subject site, taken from
the adjacent right-of-way;

4, One 8 2 x 117 copy of the materials presented by the applicant at the
neighborhood meeting; and
5 Notes of the meeting, which shall include:
a. Meeting date;
b. Meeting time and location;
C. The names and addresses of those attending;
d. A summary of oral and written comments received; and
e. A summary of any revisions made to the proposal based on comments

received at the meeting.
Finding:

Evidence of compliance with Section 17.72.095 {G{1-5{a-¢))) above is provided by the
attachments to this submittal inclusive of copies of the graphic display at the June 6, 2024,
Neighborhood Meeting. Also provided as evidence of compliance with these requirements
are the names and contact information as shared by those in attendance at the Neighborhood
Meeting and a summary of oral comments received at the Neighborhood Meeting; there were
no revisions made to the proposed plan based on comments received at the meeting.

Transportation Planning Rule

For the same reasons articulated in the annexation and zone change findings provided above,
this proposed rezoning request must be found to be in compliance with the Oregon
Administrative Rule {OAR) 660-012-0060, the Transportation Planning Rule (TPR). The intent
of the TPR is to ensure that future land use and ftraffic growth is consistent with local
transportation system planning and does not create a “significant effect” on the surrounding
transportation beyond currently allowed potential uses on the site.

As this TPR analysis is specific to the subdivision development plan proposed by way of these
companion applications, it is the most relevant and meaningful TPR test provided in this
submittal. Incorporating and utilizing the same type of analysis and comparison as above, it
remains helpful to note that current conditions on these two parcels are each developed with
one single-family detached residence. The ITE manual identifies 9.43 daily trips for each
residence which brings the current total daily trips being generated from this site to 19.

This subdivision application requests approval of a ten-lot residential subdivision. For the
purposes of establishing the theoretical maximum potential daily trip generation from this site
for this TPR analysis we assume Quadplex development for each of the ten lots. [The TPR
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methodology employed for Zone Change findings above is incorporated and relied on here by
this reference.]

For ten lots, there would be a theoretical maximum of 40 Quadplex dwellings possible for this
subdivision site; 10 lots X 4 dwellings per lot = 40 dwellings. Using the ITE average daily trip
rate for single-family attached homes of 7.2 trips per unit (which is a higher trip generation
than single family attached / Quadplex and therefore a more rigorous TPR test) yields a
projected maximum of 288 daily trips that could be generated from this site based on 40
theoretical Quadplex units. Subtracting the 19 current-conditions trips from this total yields a
proposed increase of 269 new daily trips. These 269 theoretical daily trips are substantially
less than the 400 daily trip threshold that would trigger a “significant effect” identified by the
Transportation Planning Rule. that could potentially be realized if this site was rezoned devoid
of a specific development proposal such as this subdivision request.

As shown through the TPR analysis provided at each stage of this proposal (annexation, zone
change and subdivision), this combined proposal remains within the TPR compliance
threshold at every step. The requirements of Oregon’s Transportation Planning Rule have
been satisfied by this analysis and this combined proposal fully complies with those
requirements and dees not trigger any transportation system enhancement or development
related transportation mitigation under TPR regulation.
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VII. Conclusion and Approval Request
The evidence in the record is substantial and supports approval of these requests.

Bruce Cook respectfully requests that the submitted Annexation request, Zone Change

request and the Subdivision request and preliminary tentative subdivision plan be approved
as submitted.

VIII. Attachments

The following graphics are submitted as part of these companion land use requests.
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NOTICE OF NEIGHBORHOOD MEETING
(horded oot masking sl

3

Date and Time: June 6, 2024 at8 p.m

Location: Praise Assembly Church - Feliowship Hall
930 NE 3 Straet
McMinnville, OR

Meeting Topic: You are warmly invited to join a conversation about future annexation.
zane change and subdivision proposals on property located generaltly south of the SW
Emily Drive temporary street barricade. We welcome your feedback and input.

Draft Proposal. In order to align the zoning of this site with that of the adjacent Cypress
Meadows First Addiion neighbornood to the north and provide additional housing
opportunities, the applications we intend to submit which necessitate this neighborhood
meeting are:

« Annexation of approximately 0.81 acres cf land.

= Approval of a zone change application on approximalely 2.71 acres of land from the site's
current zoning designations of EF-80 {Exclusive Farm Use — 80-acre Minimurn} approximately
(0.9 acres and 36% of the site} and R-1 (Single-Family Residential) (approximately 1.8 acres
and 64% of the site) to an R-3 (Two-Family Residential} zoning designation.

s A ten-lot phased residential subdivision application on the rezoned land to allow for
home construction on ten {ots while retaining the currently existing homes on two of
the lots. The platting of the two phases is anticipated to be complste within three years.

Please come to this neighborhaod meeting te receive information an this proposal and to
ask guestions, provide input and voice any concerns you may have

Respectfully,

Bruce Cook

Attached: Vicinity Map showing Annexation, Zerne Change and Subdivision locations
Tentative Subdivision Plan
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Date of Production: 05/07/2024

TERMS AND CONDITIONS OF INFORMATION REPORTS

IMPORTANT - READ CAREFULLY: AN INFORMATION REPORT IS
NOT AN INSURED PRODUCT OR SERVICE OR A
REPRESENTATION OF THE CONDITICN OQF TITLE TG REAL
FROFERTY.IT IS NOT AN ABSTRACT, LEGAL OPINION, OPINION
OF TITLE, TITLE INSURANCE COMMITMENT OR PRELIMINARY
REPORT, OR ANY FORM OF TITLE INSURANCE OR GUARANTY.
THE INFORMATION REPORT IS ISSUED EXCLUSIVELY FOR THE
BENEMT OF THE REQUESTOR. AND MAY NOT BE USED OR
RELIED UPON BY ANY OTHER PERSON. THE INFORMATICGN
REPORT MAY NOT BE REPRCDUCED IN ANY MANNER WITHOUT
FIRST AMERICAN TITLE'S PRICR WRITTEN CONSENT. FIRST
AMERICAN TITLE DGES NOT REPRESENT OR WARRANT THAT
THE INFORMATION CONTAINED IN THE INFORMATION REPORT IS
COMPLETE OR FREE FROM ERROR, AND THE INFORMATICN
THEREIN [S PROVIDED WITHOUT ANY WARRANTIES OF ANY
KIND, AS-IS, AND WITH ALL FAULTS. AS A MATERIAL PART OF THE
CUNSIDERATION GIVEN IN EXCHANGE FOR THE ISSUANCE OF
AN INFORMATION REPORT. REQUESTOR AGREES THAT FIRST
AMERICAN TITLE'S SOLE LIABILITY FOR ANY LOSS OR DAMAGE
CAUSED BY AN ERROR OR OMISSION DUE TO INACCURATE
INFORMATION OR NEGLIGENCE IN PREPARING THE
INFORMATION REPORT SHALL BE LIMITED TO THE GREATOR OF
THE FEE CHARGED FOR THE INFORMATION REPORT OR $15.
REQUESTOR ACCEPTS THE INFORMATION REPORT WITH THIS
LIMITATION AND AGREES THAT FIRST AMERICAN TITLE WOULD
NOT HAVE ISSUED THE INFORMATION REPORT BUT FOR THE
LIMITATION OF LIABILITY DESCRIBED ABOVE. FIRST AMERICAN
TITLE MAKES NO REPRESENTATION CR WARRANTY AS TC THE
LEGALITY OR PROPRIETY OF REQUESTOR'S USE OF THE
INFORMATION CONTAINED IN THE INFORMATION REPORT.

Bruce Cook June 2024
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R44298C 04802

Gunther & Monika Matthes
Po Bax 1202

MeMinnville, OR 97128

R44298C 04911

Mario & Guadalupe Carbajal
1605 SW Shirley Ann Dr
MecMinnvifle, OR 97128

R4429BC 04317
Petronila Thompson
1552 SW Shirley Ann Dr
McMinnville, OR 97128

R4430AA 07905

Amh 2014-2 Borrower LLC
23975 Park Sarrento Ste 300
Calabasas, CA 91302

R4430AA DZ911

Marla Contreras & Maria Hernandez

1630 5W Emily Ct
MchMinnville, OR 87128

R443044 02917

Thamas & Michelle Bailay
1477 SW Emily Dr
McMinnville, OR 97128

R4430AA 03000

Cindy & John Bailey
1881 SW Cooper Dr
McMinpville, OR 97128

R4430A4 03000
Deborha Bertsch

1412 SW Cooper Dr
McMinnville, OR 97128

R4430AA 03000

Sherry Parker

1791 SW Cooper Dr
MecMinnville, OR 97128

R4430AA 03000

Robert B Margaret Lutz
1484 SW Nicole Dr
McMinnville, OR 97128

R4429BC 04807

Talon & Kerrina Mishler
1573 SW Shirley Ann Dr
Mchiinnville, OR 97128

R44298C 04913

Chong Choi & Linh Hoang
1210 SW Forest Glen Dr
Mchiinnville, OR 97128

R44298C 05000
Donald & Glenda Brosh
1400 W Cypress Ln
McMinnville, OR 97128

R4430AA Q2507

lavier & Luz Marin
1665 SW Fmily £t
Melinnville, OR 97128

R4430AA 02913

Edna & Steven Nelson
1452 SW Emily Dr
McMinnyille, OR 97128

R4430AA 02919
Stardey & £va Shields
1453 SW Emily Dr
MeMinnville, OR 97128

R4430AA 03000

Alisa & Michael Mergens
1782 SW Cooper Dr
MceMinnville, OR 97128

RA430AA 03000

Brandon & Wendy Heston
1706 SW Nicote Dr
McMinnville, OR 947128

RA430AA 03000
Delbert & Janice Lewis
1711 SW Alexandria St
McMinnville, OR 37128

R4430AA 03000

Daniel & Sally Whittlinger
1472 SW Nicole Dr
McMinnville, OR 97128

Ra429BC 04509
Amanda Ray

1585 5W Shirley Ana Dr
McMinnville, OR 87128

R4429BC 04915

Nathaly Diaz & Jonathan Arrezola
1578 SW Shirtey Ann Or
McMinnville, OR 97128

R4430AA 02903

lonathan & Sherrie Mahurin
1444 SW Emily Dr
McMirnville, GR 97128

R4430AA (2909

Toni Sheeley

1615 SW Emily Ct
McMinnville, OR 97128

RA430AA 02915

David & Darlene Warner
1497 SW Ernily Dr
McMinnville, OR 97128

R4430AA 03000

Hhd Limited Partnership
2700 NW Pinehurst Dr
MeMinnville, OR 97128

R4430AA 03000

Fleetwood ATTN: Doerte & lohn Adams

1511 Nieole Dr
McMinnville, OR 97128

R4430AA 03000
Sharon Julin

149C SW Nicole Dr
McMinnvilke, OR 97128

R4430AA 03000

Sdawn & Michael Stiller
1540 SW Nicole Dr
McMinnville, OR 97128

R4430AA 03000

Mark Wiedman & Beatriz Ugarte
1481 SW Nicole Or

MeMinnvilte, OR 97128
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RA43044 03000
Robert Sargent

1760 SW Alexandria 5t
MeMinnville, OR 97128

R3430AA 03000
Maricelz Garcia
1763 SW Kama Or # 67
McMinnville, OR 97128

R443044 03000

Nancy Osborn

1722 SW Cooper Dr
MeMinnville, OR 97128

R4430A4A 03000
Rabert Olson

1723 SW Nicole Dr
McMinnville, OR 57128

R4429EC 04803

Roy & Sonja Olhelser
1575 SW Cypress tn
McMinnville, OR 97128

R4429BC 04912

Larry & Michelle Miller
1611 SW Shirley Ann Dr
McMinnville, OR 97128

A4429BC 04922
Liwayway farker

1526 S\W Cypress Lh
McMinnville, GR 97128

R4430AA 02306

Nicoke Amuzu

1468 SW Emily Dr
McMinnville, GR 97128

R4430AA 02912

Jose Huerta

1670 SW Emily Ct
MeMinnville, OR 97328

R4430AA 02918
Carmen Mills

Po Box 4103-1000
San lese, Costa Rica

RA430AA D300

Sheri Massey & Ignacio Aguilar
1750 5W Alexandria 5t
McMinnville, CR 97128

RA430AA 03000

Raymond Deforge & Patrick Park
1465 SW Nicole Dr

Mcwinnville, OR 97128

R4430AA 03000

George White & Donna Macrae
1729 SW Kama Dr
McMinnville, OR 47128

R3430AA 03000

Dariel Lockwood

1775 SW Nicole Dr
McMinnville, OR 97128

R44298C 04908

Julio & Vickie Flares
15749 SW Shirley Ann Dr
McMinnvitle, OR 97128

R4429BC 04914

Liwayway & Steven Parker
1526 SW Cypress Ln
McMinnville, OR 97128

R4430 00300
Mckee Ventures LLC
23350 SW Mckee Rd
Amity, OR 97101

R4430AA 02508

lavier & Maria Alvarado
1637 SW Emily Ct
McMinnville, OR 97128

R4430AA 02914

R Raul & Kristina Ramirez
1500 SW Emily Dr
McMinnville, OR 97128

R4430AA 02920
Rarnan Mendoza

1441 SW Emity Dr
McMinnville, OR 97128

R4430A4 03000

Sharon Rush & Joel Vasey
1761 SW Alexandria 5t
McMinnville, OR 97128

R34430AA 03000
Robert Phipps

1466 SW Nicole Dr
McMinnville. OR 97128

R4430AA (3000

Mary & Patrick Foster
1705 5W Cooper Dr
McMinnwville, OR 97128

R4429 00300

City of McMinnville
230 NE 2nd 5t
McMinnvilie, OR 97128

R4429BC 04910

Fausto & Candelaria Rios
1601 SW Shirley Ann Or
McMinnville, OR 97128

R4423BC 04916

Margarito Loera & Nanci Rojas
1564 SW Shirley Ann Or
McMinnville, OR 97128

R443CAA 02904

Timothy Oster & Morfin Chavez
1450 5W tmily Dr

McMinnvitle, OR 97128

R4430AA 02910

Pedre Aguilar & Maria Delaguilar
1618 SW Emily Ct

McMinnville, OR 97128

R4430A4 02916
Celeste Mcintosh

148% SW Emily Dr
McMinnville, OR 97128

R4430AA 03000

Daniel Ball

1802 SW Cocper Or
McMinnville, DR 97128
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R4430AA 03000

Nikole Jores

1731 SW Cooper Dr
McMinnville, OR 97128

R4430AA Q3000

Gayl & Tamara Davis
1744 SW Kama Dr
McMinnville, OR 97128

R4430AA 03000

James Tipton

1823 SW Cooper Dr
McMinnville, OR 97128

R4430AA 03000

Michael & Richard Koontz
26768 SW Markhaven St
Sherwood, OR 97140

R443044 03000

Carol Draper

1589 SW Niccle Dr
McMinnvilte, OR 97128

R4430AA 03000

Mark & Kerry Zimmerman
1732 SW Alexandria St
McMinnvilte, QR 97128

R4430AA 03000
Teresa Martinez
1789 SW Alexandria St
McMinnville, OR 97128

RA430AA 03000

Jerry & Bonnie lepson
1753 SW Cooper Dr
McMinnville, OR 97128

R4430DAA 03000

Ryan & Nicole Michaelis
1141 SW Emma Dr
McMinnville, OR 97128

R4430AA 03000

Lloyd & Kathy Lteatherwaood
1821 SW Alexandria 5t
McMinnville, OR 97128

R4430AA 03000

Su Rademacher

1241 SW Cooper Dr
McMinnville, OR 97123

R4430AA 03000

lonathan & Jenea Villasenor
1790 SW Nicole Dr
McMinnville, OR 97128

RA430AA 0300

Michael & Rodger Hunter
1721 5W Alexandria 5t
McMinnville, CR 97128

R4430AA 03000
Virginia Jimenez

1828 SW Cooper Dr
McMinnville, CR 97128

R4430AA 03000
Robert & Susan Hines
1808 SW Alexandria 5t
MeMinnville, GR 97128

R4430AA 03000

Regina L & Bret Shapiro
1762 SW Cooper Dr
Mcwinnville, OR 97128

R4430AA QIN00

Marti Fry & Eric Grisewcod
1787 SW Nicole Dr
McWinnville, OR 97128

R4430AA 03000

Renee Hoskins

1730 5W Kama Dr
McMinnville, CR 97128

R4430AA 03000

Hango Trust U/A Oct 17 2022
1741 5W ¥ama Dr
Mchlinnville, OR 97128

R4430AA O3G00

Less Drew & Aurzelia Osler
1535 SW Nicole Dr
MeMinnville, GR 97128

R4430AA 03000
Robert Peters

1525 SW Nicole Dr # 74
McMinnville, OR 97178

Ra430AA 03000
Patrick & Mary Boles
1148 SW Westvale St
McMinnville, OR 97128

R4430AA 03000

Daniel Browne & Gloria Lafata
1788 SW Alexandria St
McMinnville, OR 97128

R4430AA 03000
Randal & Karen Wall
1561 SW Nicole Dr
McMinnville, OR 97128

RA430AA 03000

Heidi Leach

1774 SW Nicole Dr
McMinnville, QR 37128

R44304A G000

Patrick & Esther Daugherty
1749 SW Alexandria St
McMinnville, QR 57128

R4430AA 03000

Donald & Deborah Romero
1777 SW Kama Dr
McMinnville, OR 97128

R3A430AA 03000

lohn & Stacey Terry
1850 5W Cooper Or
McMinnville, OR 97128

RA430AA 03000

Amy Herriges & Connie Barrett
Po Box 122

Carlton, OR 97111

R44304AA 03000

Shawn & Amher Mcdonald
1580 SW Nicole Dr # 84
McMinnville, OR 97128
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R4430AA 03000

william & Leticia Hamlin
14535 NW Orchard View Rd
McMinnville, OR 97123

R4430AA Q3000
Dennis Stone

1801 SW Cooper Dr
McMinnville, OR 97128

R4430AD 00203

Darian Kindred & Leah Winkler
1507 SW CypressLn
MeMinnville, OR 97128

R4430AA 03000

Sean & Elissa Mellen
1745 5W Nicole Or
McMinnville, OR §7128

R4430AA 03000

Loriiea Marsland & Taylar Loukojarvi
1758 3W Kama Cr

McMinnville, OR 97128

R4430AA 03000

Danial & Diana Burns
1806 SW Cooper Dr
McMinnville, QR 97128

R44304A 03000
Joshua & ld Howard
1775 SW Cooper Dr
McMinnvilie, OR 27128

R4430AD 00200
Thomas & Gina Gould
1565 SW Cypress Ln
McMinnville, QR 97128

R4430AD 00300

Michael & Christy McCoy
1555 5W Cypress Ln
McMinnville, QR 97128

R44Z0AA 03000

Elden & Charlene Drake
1720 SW Alexandria St
McMinnville, OR 97128

R443DAD 00201

Bruce & Nila Cook
1525 5W Cypress Ln
McMinnville, OR 97128

R4430AD 00300

Michael & Christy McCoy
1555 SW Cypress Ln
MeMinnville, DR 97128

R4430AA 03000
lennifer Ginsbach

1794 SW Cooper Dr
McMinnville, OR 97128

R4430AA 03000
Patricia Aspromonte
1719 SW Cooper Or
McMinnville, OR 97128

R4430AA 03000

Fred & Rhonda Fabreth
1733 SW Alexandria St

McMinnville, OR 97128

R3430AA D300D
Gregary Bamme|
1708 SW Alexandria St
McMinnvilie, OR 97128

R4A30AD 00202

Lee & Jo Kamm

1507 §W Cypress Ln
McMinnville, OR 97123

R4430AD 00460

Casey & Karen Manfrin
15495 5W Cypress in
McMinnvitle, CR 97123

R4430AA 03000

Laura Green & Sara Fichert

3500 ME Aspen Way
Newberg, OR 97132

R4430AD 00202
Dorwin & lo Kamm
1507 5W Cypress Ln
McMinnville, OR 97128

Re4Z0AD 000D

Casey & Karen Manfrin
1595 5W Cypress in
McMinnville, OR 97128

R4430AA 03000

Cheryl Crousser

1163 5W Emma Dr
McMinnvite, OR 57128

R4430AA 03000
Carrell & Grace Driver
1748 SW Cooper Dr
McMinnville, OR 57128

R4430A4 03000

Mark Meins

1570 SW Nicole Dr
MeMinnville, OR 97128

R4430AA 03000

Rebecca Alonzo & Casey Hawk

Po Box 1285
McMinnville, OR 97128

R443040 00203

Lee & Jo Kamm

1507 SW Cypress Ln
McMinnville, OR 97128
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Mailing Notifications
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Report Created: 57772024
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R4425BC 04803

Roy & Somja Olheiser
1575 5W Cypress Ln
McMinnville, OR 97128

R4429BC 04912

tarry & Michelle Milier

1611 SW Shirley Ann Dr
McMinnville, OR 97128

R4429BC 04918
lennifer Rowland

1544 8W Shirley Ann Dr
McMinnville, OR 97128

RA430AA 029G7

lavier & Luz Mafin
1665 SW Emily Ct
McMinnville, OR 97128

RA430AA 02913

Edna & Steven Nelson
1492 SW Emily Br
McMinnville, OR 97128

R4430AA Q3000

Hhd Limited Partnership
2700 NW Pinghurst Dr
McMinnville, OR 97128

RA430AA Q3C00

Fleetwood ATTN: Doerte & Juhn Adams
1511 Nicole Dr

McMinnville, GR 97128

RA430AA 03000
Sharon Julin

1490 SW Nicole Dy
McMinnville, OR 97128

R4430AA 03000

Dawn & Michael stiller
1540 SW Nicole Dr
MeMinnvilie, OR 97128

443044 03000

Mark Wiedman & Beatriz Ugarte
1451 5W Nicole Dr

McMinnville, OR 97123

R44298C 04908

lulio & Vickie Flores
1579 SW Shirley Ann Dr
McMinnville, OR 97128

R44398C 04914

Liwayway & Steven Parker
1526 SW Cypress Ln
McMinnville, OR 97128

R44298C 05000
Donzld & Glenda Brush
1400 SW Cypress Ln
Mchinnville, OR 97128

R4430AA 02909

Teni Sheeley

1615 5W Emity CL
McMinnville, OR 97128

R4430AA 02915

David & Darlene Warner
1497 SW Emily Dr
McMinnville, OR 97128

R4430AA 03000

Cindy & John Bailey
1881 SW Cooper Dr
MeMinawville, OR 97128

R443DAA 030C0
Deborha Bertsch

1412 SW Coaper bOr
McMinnville, OR 97128

R4430AA 03000
Sherry Parker

1751 5W Cooper Dr
McMinnville, OR 97128

R4430AA 03000

Robert & Margaret Lutz
1484 5W Nicole Dr
McMinnville, OR 97128

R4430AA 03000
Robert Sargent

1760 SW Alexandria St
MecMinnville, OR 97128

R4429RC 04910

Fausto & Candeiaria Rios
1601 SW Shirley Ann Dr
McMinnville, OR 97128

R44298C 04916

Margarito Leera & Nanci Rojas

1564 5W Shirley Ann Dr
McMinnwille, ORG7128

R4430A4 02905
Amb 2014-2 Borrower LLC

23975 Park Sarrento Ste 300

Calabasas, €A 91302

R4430AA 02012

Maria Contreras & Maria Hernandez

1630 SW Fmily Ct
McMinnwville, OR 97128

R4430AA 02917

Thomas & Michelle Bailey
1477 SW Emily Dr
McMinnviile, OR 97128

RA430AA 03000

Alisa & Michael Mergens
1782 SW Cooper Dr
McMinnville, OR 97128

R4430AA 03000

Brandon & Wendy Heston
1706 SW Nicole Dr
McMinnville, OR 87128

R44304AA 03000
Delbert & lanice Lewis
1711 5W Alexandria 5t
McMinnville, OR 87128

R4430A4 03000

Daniel & Sally Whittlinger
1472 SW Nicgle Dr
McMinnville, OR 97128

R443044 03000

Sheri Massey & Ignacio Aguiiar

1750 SW Alexandria 5t
McMinnville, OR 97128
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R4430AA 03000

Sharon Rush & Joel Vasey
1761 5W Alexandria 5t
MeMinnville, OR 97128

R4430AA 03000

Robert Phipps

1466 SW Nicole Dr
McMinnville, OR 97128

R4430AA Q3000

Mary & Patrick Faster
1705 SW Cooper Dr
McMinnville, OR 97128

R44304A 03000

Renee Hoskins

1730 SW Kama Dr
McMinnviile, OR 57128

R4479BC 04907

Talan & Kerrina Mishier
1573 SW Shirley Ann Dr
McMinnville, OR 97128

R4429BC 04913

Chaong Choi & Linh Hoang
1210 SW Forest Glen Dr
McMinnville, OR 97128

R44298C 04922
Liwayway Parker

1526 SW Cypress Ln
McMinnville, OR 97128

RA430AA 02908

Javier & Maria Alvarado
1637 SW Emily Ct
McMinnvitle, OR 97128

R44304A 02914

R Raul & Kristina Ramirez
1500 SW Emily Dr
MeMinnville, OR 97128

A4430AA 03000

Daniel Ball

1809 SW Cooper Dr
McMinnville, GR 97128

R4430AA 03000
Maricela Garcia
1763 5W Kama Dr 4 67
McMinnville, OR 97128

R4430AA 03000

Nancy Osborn

1722 SW Cooper Dr
McMinnville, OR 57128

R44304AA 03000
Rehert Disen

1723 SW Nicole Dr
McMinnville, OR 97128

R4430AA 03000

John & Stacey Terry
1850 SW Cooper Dr
McMinnville, CR 97128

R4428BC 0490¢
Amanda Ray

1585 SW Shiriey Ann Or
Mchinnville, OR 97128

R44298C 04915

Nathaly Diaz & Jonathan Arrezola
1578 SW Shirley Ann Dr
McMinnville, OR $7128

R4430 00300
Mckee Ventures LLC
23350 SW Mckee Rd
Amity, OR 87101

RA430AA 02910

Pedro Aguilar & Marta Delaguilar
1618 SW Emily Ct

McMinnville, OR 97128

R4430AA D291
Celeste Mcintoah

1489 $W Emily Dr
MeMinnville, CR 97128

R4430AA 03000

Nikole lones

1731 SW Cooper Dr
McMinnvilte, OR 97128

R4430AA 03000

Raymond Deforge & Patrick Park
1465 5W Nicale Dr

McMinnville, OR 97128

RA430AA 03000

George White & Dunna Macrae
1729 SW Kama Dr
McMinnville, OR 97128

R44304A 03000

Daniel Lockwood

1775 SW Nicole Or
McMinnville, QR 97128

R4425BC 04802

Gunther & Monika Matthes
Po Box 1202

McMinnvilke, OR 97128

R4429BC 04911

Mario & Guadalupe Carbajal
1605 SW Shirley Ann Dr
McMinnwille, OR 97128

R4429BC 04317
Petrenila Thompson
1552 5W Shirley Ann Dr
McMinnville, QR 97128

R4430AA 02908

Nicole Amuzu

1468 SW Emily Dr
McMinnville, OR 97128

R4430AA 02912

Jose Huerta

1670 5W Emily Ct
McMinnville, OR 97128

R4430AA 02918
Carmen Mills

Po Box 4109-10C00
San Jose, Costa Rica

R4430AA 03000

Su Rademacher

1841 SW Cocper Or
McMinnville, OR 97128
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R4430AA 03000

Robert Paters

1525 SW Nicole Dr ¥ 74
McMinnvilie, QR 97128

R4430AA 03000
Patrick & Mary Boles
1148 SW Westvale 5t
Meinnville, OR 97128

R4430AA 03000

Daniel Browne & Glaoria Lafata
1788 SW Alexandria 5t
McMinnville, OR 97128

R4430AA 03000
Randal & Karen Wall
1561 SW Nicole Dr
MecMinnville, OR 97128

R443044 03000

Heidi Leach

1774 SW Nicole Or
McMinnville, OR 97128

R4430AA 02000

Patrick & Esther Daugherty
1749 SW Alexandria St
McMinnville, OR 97128

R4430AA 03000

Danald & Deborah Romero
1777 SW Kama Dr
McMinnville, OR 97128

R4430AA Q3000
Jennifer Ginsbach

1794 SW Cooper Or
McMinnville, OR 97128

R4430AA 03000
Patricia Aspromonte
171% SW Cooper Dr
McMinnville, OR 97128

RA430AA 03000

Fred & Rhanda Fakreth
1733 SW Alexandria St
Mchinnville, OR 97128

R4430AA 03000

Gay! & Tamara Davis
1744 SW Kama Dr
McMinnville, DR 97128

R4430AA 03000

James Tiptan

1823 SW Cooper Dr
McMinnville, OR 97128

R44304AA 03000

Michael & Richard Koontz
26768 SW Markhaven St
Sherwood, OR 97140

R443CAA 03000

Carol Drager

1589 SW Nicole Dr
McMinnviile, OR 97128

R4430AA 03000

Mark & Kerry Zimmerman
1732 SW Alexandria St
McMinnville, OR 97128

R4430AA 03000
Teresa Martinez
1789 SW Atexandriz 5t
McMinnville, OR 97128

R4430AA 03000

lerry & Bonnie lepson
1753 SW Cooper v
McMinnville, OR 97128

R4430AA 03000

Cheryl Crousser

1163 5W Emma Dr
McMinnville, OR 97128

R4430AA 03000
Darrelt & Grace Driver
1748 5W Cooper Dr
McMinnville, OR 97128

R4430AA 03000

Mark Meins

1570 SW Nicoke Dr
McMinnvilla, OR 97128

R4430A4 03000

Jonathan & lenea Villasenor
1750 SW Nicole Dr
McMinnville, OR 97128

R3430AA 03000

Michael & Rodger Hunter
1721 5W Alexandria St
McMinnville, OR 97128

R4430AA (3000
Virginia Jimenez

1828 SW Cooper Dr
McMinnville, OR 97128

R4430AA 02000
Robert & Susan Hines
1808 5W Alexandria St
McMinnville, OR 97128

RA430AA 03000

Regina L & Bret Shapirc
1762 sw Cocper Or
McMinnviile, OR 97128

R443044 03000

Marti Fry & Eric Grisewood
1787 SW Nicole Dr
McMinnville, OR 97128

R4430AA 03000

Sean & Elissa Mellen
1745 5W Nicale Dr
McMinnville, OR 97128

RAA3DAA 03000

Lorilea Marsland & Taylor Loukojarvi
1758 5W Karna Dr

McMinnville, OR 57128

R44304A4 03000

Danial & Diana Burns
1806 SW Cooper Dr
McMinnviile, OR 97123

R4430AA 03000
Joshua & Id Howard
1775 5W Cooper Dr
McMinnville, OR 97123
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R4430AA 03000
Gregory Bammal

1708 5W Alexandria 5t
McMinnville, QR 97128

RAA30A0L (0202

Lee & Ja Kamm

1507 SW Cypress Ln
McMinnville, OR 97128

R4430A0 00400

Casey & Karen Manfein
1595 SW Cypress Ln
McMinnville, OR 97128

R4430AA 03000

Hanga Trust UJA Qct 17 2022
1741 SW Kama Dr
McMinnville, OR 97128

R4430AA 03000

Less Drew & Aurzelia Osler
1535 SW Nicole Dr
McMinnville, QR 97128

R4430AA 03000

Eldon & Charlene Drake
1720 5W Alexandria St
McMinnville, OR 97128

R4430AD 00200
Thomas & Gina Gould
1565 SW Cypress Ln
McMinnville, OR 97128

R4430A0 00300

Michael & Christy McCoy
1555 5W Cypress £n
MeMinnville, OR 97128

R4430A8 03000

Rebecta Alonzo & Casey Hawk
Po Box 1285

McMinnville, OR 97128

R4430AD 00203

Lee & Jo Kamm

1507 SW Cypress Ln
McMinnville, QR 97128

R4430AD 00500

Timothy & Patranis Connoy
1610 SW Cypress Ln
McMinnville, OR 97128

R4430AA 03000

Amy Herriges & Connie Barrett
Po Box 122

Carlton, OR 97111

R4430AA 03000

Shawn & Amber Mcdonald
1580 SW Nicole Dr # 84
McMinnvlle, DR 97128

R4430AA 03000

Laura Green & Sara Eichert
3500 NE Aspen Way
Newberg, OR 97132

R4430AD 0202
Dorwin & Jo Kamm
1507 SW Cypress L
McMinnville, OR 97128

R4430AD 00400

Casey & Karen Manfrin
1595 SW Cypress Ln
McMinnville, OR 97128

R4430AD 0DO100

Stanley & Nila Denise Cook
1525 SW Cypress Ln
McMinnvilie, OR §7128

R4430AD 00300

Michael & Christy McCoy
1555 SW Cypress Ln
McMinnville, OR 97128

R4430AA 03000

Ryan & Nicole Michaelis
1141 SW Emma Dr
McMinnville, OR 97128

R4430AA 03000

Lioyd & Kathy Leatherwood
1821 SW Alexandria St
Mchinnville, OR 97128

R44304A4A 03000

William & Leticia Hamlin
14635 MW Orchard view Rd
McMinnville, OR 97128

R4430AA 03000
Dennis Stone

1801 SW Cooper Dr
McMinnville, OR 97128

R4430CAD 00203

Darian Kindred & Leah Winkler
1507 SW Cypress Ln
McMinnville, OR 97128

Bruce Cook June 2024
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Mailing Notifications

T T Subject: 1525 SW Cypress Ln Mcminnville. OR 97128
: o ‘ 502 476.8735 | cshrsli@firslam.com
Report Created: 5872024

Buffer Distance: 300 feet

Bruce Cook June 2024
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Posted Neighborhood Meeting Signs - May 17, 2024 — Bruce Cook

SW Cypress Lane at northeastern corner of site

SW Emily Drive terminus at north edge of site

Bruce Cook June 2024
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NEIGHBORHOOD MEETING
PROPQOSED Annexation, Zone Change
and 10-Lot Phased Residential Subdivision

DATE: June 6, 2024

TIME: 6:00 PM

LOCATION: Praise Assembly Church-Fellowship Hall
930 NE 3 St
McMinnville OR

THIS MEETING IS OPEN TO THE PUBLIC AND
INTERESTED PERSONS ARE INVITED TO ATTEND

Bruce Cook June 2024
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Two posted Neighborhood Meeting door signs

Bruce Cook June 2024
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TS

NEIGHBORHOOD MEETING

-AGENDA -
DATE: June 6, 2024
TIME. CB:OD PM  Legerws =  1Pre tods Me@
LOCATION: Praise Asseribly Chirch- Fellowship Hall, 930 NE 3™ S,
McMinnville, OR

Agenda ltems

1. Welcome and Announcement of Attendee Sign-In Sheet

2 Invitation and Opportunity to view the Displays

3, Presentation of the Major Elements of the Proposal (3{2‘&7:1:“@ La.ﬂéﬂj Z5
a. Annexation &f{me"‘“% ®
b. Zone Change

4 Tentative Subdivision Plan
a. Vehicular Access

5 Q& A Invitation for Neighbor Questions and Input

6  Adjournmert
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NEIGHBORHOOD MEETING
- Annexation, Zone Change and 10-Lot Phased Residential Subdivision -
Bruce Cook
1525 SW Cypress Lane
McMinnville, OR 97128

303-560-0881

SIGN-IN SHEET

Date: June 6, 2024
Time: 6:00 p.rm.
Location: Praise Assembly Church- Fellowship Hall
NAME (Please Print) Please provide your mailing address |
T rewe Code 1525 Sl Coprege RN VN
ris v M. aelpe 1599 s/ © '
Karem Mardr)n ' [SAS Sy /u‘pr{’QX L. Mac
Y rlene (,J&Lff\ér 44 7 st /ﬂmf‘{‘
’Tm»wmgp}b 901 Sl wy’ Drige
Ehln, L (fo il ﬁ;d&m ;"Wﬂ {w) Eau w P
ﬁf—&y{o,i/dfbfﬂ/{"*'“ , /SH S Cﬂfm"ﬁﬁj é”' .
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Mqob”be, rjﬁm,m,w ) AUley Swo tmﬂuq D
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Summary of Topics Raised at the June 8, 2024 Neighborhood Meeting

1.

-

Displacement of wildlife that currently roams the site.

Summary response — The deer and other wildlife will likely move slightly west to areas
around the adjacent Peavey Reservoir where they currently roam.

2. Extra traffic on Emily Drive may be a safety hazard as the street is narrow.

« Summary response — SW Emily Drive is built to City's current, adopted standards for
safe local residential streets. The propesed extension of SW Emily Drive will be built
to those same standards as this is what is required by the City.

3. Timing of the project

«  Summary response — Once permits are issued, Phase | will begin within cne year.

4. Housing Type

¢  Summary response — The type of housing to be seen in this development may well be
similar to what is already developed along SW Emily Drive.

5. Removal of trees

« Summary response — Tree removal will likely depend on the site layout of new
residences to be constructed and as shall be approved by the City.

Bruce Cook June 2024
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Phase 1 AREA

0.9 Acres, 38073.1 Sq.ft. TOTAL
0.1 Acres, 3743.2 Sq.ft. ROADWAY
0.8 Acres, 33573.4 Sq.ft. 4 LOTS

Phase 2 AREA

1.6 Acres, 71374.3 Sq.ft. TOTAL
0.2 Acres, 6545.8 Sq.ft. WALKWAY AND TRACT
1.5 Acres, 64828.5 Sq.ft. 6 LOTS

Emily

! Tentative Subdivision Plan:

| NE 1/4 OF SECTION 30, T. 4 S., R. 4 W., W.M.
CITY OF MCMINNVILLE, YAMHILL COUNTY, OR
DATE: MAY 2024

| CITY OF MCMINNVILLE DOCKET

Sanitary manhole
RIM: 144.16'

IE (8" S): 140.17"

‘ IE (8" N): 140.24'

15' access easement
being created in Phase 1
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manhole to install

X X X '
0.3 Acres. ., .0.2 Acres. 74.99
KR A Xapmogeps *~ » X & X 74860 Sqft. X%
<X X X A A proposed 10' sidewalk R K RSN KX X
X X X X easementto be '~ X X X X X X
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i 10' WIDE SIDEWALK EASEMENT
20,000 o0 = 15.00— [~ existing 15' access
MWAM&MWAMMMA I crertet
lexisting buildin existing building] ™ PT-2001-17
to be removed fo be fermayed
during Phase 2 during Phase 2 »n
7 @
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First American Title Insurance Company

é & i 775 NE Evans Street

First American Title McMinnville, OR 97128

oy {;Lg Phn - (503)376-7363
B i ! Fax - (866)800-7294

PUBLIC RECORD REPORT
FOR NEW SUBDIVISION OR LAND PARTITION

THIS REPORT IS ISSUED BY THE ABOVE-NAMED COMPANY ("THE COMPANY") FOR THE EXCLUSIVE USE
OF:

Newberg Surveying, John Newberg
1205 N Evans ST

McMinnville, OR 97128-3737
Phone: (503)474-4742

Fax:

Date Prepared : June 18, 2024
Effective Date : 8:00 A.M on June 13, 2024

Order No. : 1039-4146374
Subdivision

The information contained in this report is furnished by First American Title Insurance Company (the
"Company") as an information service based on the records and indices maintained by the Company for
the county identified below. This report is not title insurance, is not a preliminary title report for title
insurance, and is not a commitment for title insurance. No examination has been made of the Company's
records, other than as specifically set forth in this report. Liability for any loss arising from errors and/or
omissions is limited to the lesser of the fee paid or the actual loss to the Customer, and the Company will
have no greater liability by reason of this report. This report is subject to the Definitions, Conditions and
Stipulations contained in it.

REPORT

A. The Land referred to in this report is located in the County of Yamhill, State of Oregon, and is
described as follows:

As fully set forth on Exhibit "A" attached hereto and by this reference made a part hereof.

B. As of the Effective Date, the tax account and map references pertinent to the Land are as
follows:

As fully set forth on Exhibit "A" attached hereto and by this reference made a part hereof.

C. As of the Effective Date and according to the Public Records, we find title to the land apparently
vested in:

As fully set forth on Exhibit "B" attached hereto and by this reference made a part hereof

D. As of the Effective Date and according to the Public Records, the Land is subject to the following
liens and encumbrances, which are not necessarily shown in the order of priority:

As fully set forth on Exhibit "C" attached hereto and by this reference made a part hereof.

Public Record Report for New Subdivision or Partition
Page 1 of 7 (Ver. 20080422)



First American Title Insurance Company
Public Record Report for New Subdivision or Land Partition
Order No. 1039-4146374

EXHIBIT "A"
(Land Description Map Tax and Account)

Parcel 1:

Part of Section 30, Township 4 South, Range 4 West of the Willamette Meridian in Yamhill County,
Oregon described as follows:

Beginning 3.995 chains North of the Southwest corner of the S.F. Staggs Donation Land Claim No. 55 in
said Township and Range; thence North 5 chains to the true Place of Beginning: thence West 10 chains;
thence South 75 feet; thence East 10 Chains; thence North 75 feet to the true Place of Beginning.

Save and Except 20 feet off the East end reserved for a roadway. Also Excepting Therefrom that certain
tract of land conveyed to Walter L. Peavy et ux. By Deed recorded July 13, 1960 in Film Volume 11, Page
943, Deed and Mortgage Records.

Parcel 2:

A tract of land located in the Northeast Quarter of Section 30, Township 4 South, Range 4 West,
Willamette Meridian, Yamhill County, Oregon, said tract being a portion of Parcel 1 of PARTITION PLAT
NO. 2001-17, recorded as Instrument #200106750, Yamhill County Deed Records, and Parcel 1 of
PARTITION PLAT NO. 2017-10, recorded as Instrument #201713334, Yamhill County Deed Records, said
tract being more particularly described as follows:

Commencing at the Southwest corner of Parcel 1 of PARTITION PLAT NO. 2017-10; thence South 89° 23'
09" East 154.63 feet to an iron rod on the South boundary of said Parcel 1 and the true Point of
Beginning; thence South 89° 23" 09" East 136.93 feet to the Southeast corner of said Parcel 1; thence
South 89° 23' 09" East 190.01 feet to the Southeast corner of Parcel 1 of PARTITION PLAT NO. 2001-17;
thence North 00° 00' 00" East 257.92 feet to the Northeast corner of said Parcel 1 of PARTITION PLAT
NO. 2001-17; thence North 89° 51' 02" West 137.68 feet to the Northwest corner of said Parcel 1 of
PARTITION PLAT NO. 2001-17; thence North 89° 51' 02" West 84.13 feet along the North boundary of
Parcel 1 of PARTITION PLAT NO. 2017-10 to the Northeast corner of Tract "A" of PARTITION PLAT NO.
2017- 10, said corner being the beginning of a non-tangent curve having a radius of 45 feet, the radius
point of which bears North 89° 32' 23" West 45.00 feet; thence along the Southerly boundary of said
Tract "A" 140.88 feet along a 45.00 foot radius curve, concave to the North, chord bearing North 89° 51'
02" West 90.00 feet to the Northwest corner thereof, said corner bearing South 89° 50' 20" West from
the radius point; thence South 00° 09' 41" East 125.39 feet to the Southeast corner of Parcel 2 of
PARTITION PLAT NO. 2017-10; thence North 89° 23' 09" West 15.46 feet to an iron rod on the South
boundary of said Parcel 2; thence South 00° 00' 00" East 130.00 feet to the true Point of Beginning.

Map No.: R4430AD 00100 and R4430AD 00201
Tax Account No.: 174377 and 519730

Public Record Report for New Subdivision or Partition
Page 2 of 7 (Ver. 20080422)



First American Title Insurance Company
Public Record Report for New Subdivision or Land Partition
Order No. 1039-4146374

EXHIBIT "B"
(Vesting)

Stanley Bruce Cook and Nila Denise Cook Trustee of the Stanley Bruce Cook and Nila Denise Cook
revocable Trust

Public Record Report for New Subdivision or Partition
Page 3 of 7 (Ver. 20080422)



First American Title Insurance Company
Public Record Report for New Subdivision or Land Partition
Order No. 1039-4146374

EXHIBIT "C"
(Liens and Encumbrances)

The Following Exceptions Affects Parcel 1:

Taxes for the year 2023-2024

Tax Amount $ 2,159.22

Unpaid Balance: $ 2,159.22 , plus interest and penalties, if any
Code No.: 40.2

Map & Tax Lot No.: R4430AD 00100

Property ID No.: 174377

(Affects Parcel 1)
City liens, if any, of the City of McMinnville.

The rights of the public in and to that portion of the premises herein described lying within the limits
of streets, roads and highways.

Easement, including terms and provisions contained therein:

Recording Information: May 02, 2001 as Instrument No. 200106749, Deed and
Mortgage Records

In Favor of: D. Lee Kamm and Jo. G Kamm

For: Utility

Restrictive Covenant to Waive Remonstrance, pertaining to for street improvements including the
terms and provisions thereof

Recorded: May 02, 2001 as Instrument No. 200106751, Deed and
Mortgage Records

Easement as shown on the recorded plat/partition 2001-17
For: 15 foot access and utility
Affects: See plat for exact location for Partition Plat No. 2001-17

Easement, including terms and provisions contained therein:

Recording Information: October 18, 2001 as Instrument No. 200118357, Deed
and Mortgage Records

In Favor of: D. Lee Kamm and Jo G. Kamm

For: City of McMinnville, a Municipal Corporation of the State
of Oregon, acting by and through its water & Light
Commission

Easement as shown on the recorded plat/partition 2017-10
For: 15 foot access and utility
Affects: See plat for exact location for Partition Plat No. 2017-10

Easement as shown on the recorded plat/partition 2017-10

For: 20 foot access and utility
Affects: See plat for exact location for Partition Plat No. 2017-10

Public Record Report for New Subdivision or Partition
Page 4 of 7 (Ver. 20080422)



First American Title Insurance Company
Public Record Report for New Subdivision or Land Partition
Order No. 1039-4146374

Easement as shown on the recorded plat/partition 2017-10

For: Variable Width access, utility, and emergency turnaround
Affects: See plat for exact location for Partition Plat No. 2017-10

Easement as shown on the recorded plat/partition 2017-10

For: 10 foot utility
Affects: See plat for exact location for Partition Plat No. 2017-10

An easement reserved in Quit Claim deed, including the terms and provisions thereof;

Recorded: May 30, 2019

Recording Information: Instrument No. 201906787, Deed and Mortgage Records

From: Mr Dorwin Lee Kamm, a married male and Mrs Jo Glenda Kamm,
a married female

To: Mrs Gina Gould

Deed of Trust and the terms and conditions thereof.

Grantor/Trustor: Stanley Bruce Cook and Nila Denise Cook as Trustees of the Stanley
Bruce Cook and Nila Denise Cook Revocable Trust

Grantee/Beneficiary: First Federal Savings & Loan Association of McMinnville

Trustee: David Haugeberg

Amount: $455,000.00

Recorded: March 09, 2022

Recording Information: Instrument No. 202203575, Deed and Mortgage Records

(Affects Parcel 2)

NOTE: Taxes for the year 2023-2024 PAID IN FULL

Tax Amount: $5,468.21

Map No.: R4430AD 00201
Property ID: 519730

Tax Code No.: 40.0

(Affects Parcel 2)

Public Record Report for New Subdivision or Partition
Page 5 of 7 (Ver. 20080422)



First American Title Insurance Company
Public Record Report for New Subdivision or Land Partition
Order No. 1039-4146374

(a)
(b)
(©)

(d)

@)

(b)
(©)

DEFINITIONS, CONDITIONS AND STIPULATIONS

Definitions. The following terms have the stated meaning when used in this report:

"Customer": The person or persons named or shown as the addressee of this report.

"Effective Date": The effective date stated in this report.

"Land": The land specifically described in this report and improvements affixed thereto which by law constitute real
property.

"Public Records": Those records which by the laws of the state of Oregon impart constructive notice of matters relating to
the Land.

Liability of the Company.

THIS REPORT IS NOT AN INSURED PRODUCT OR SERVICE OR A REPRESENTATION OF THE CONDITION OF TITLE TO
REAL PROPERTY. IT IS NOT AN ABSTRACT, LEGAL OPINION, OPINION OF TITLE, TITLE INSURANCE COMMITMENT OR
PRELIMINARY REPORT, OR ANY FORM OF TITLE INSURANCE OR GUARANTY. THIS REPORT IS ISSUED EXCLUSIVELY
FOR THE BENEFIT OF THE APPLICANT THEREFOR, AND MAY NOT BE USED OR RELIED UPON BY ANY OTHER

PERSON. THIS REPORT MAY NOT BE REPRODUCED IN ANY MANNER WITHOUT FIRST AMERICAN'S PRIOR WRITTEN
CONSENT. FIRST AMERICAN DOES NOT REPRESENT OR WARRANT THAT THE INFORMATION HEREIN IS COMPLETE OR
FREE FROM ERROR, AND THE INFORMATION HEREIN IS PROVIDED WITHOUT ANY WARRANTIES OF ANY KIND, AS-IS,
AND WITH ALL FAULTS. AS A MATERIAL PART OF THE CONSIDERATION GIVEN IN EXCHANGE FOR THE ISSUANCE OF
THIS REPORT, RECIPIENT AGREES THAT FIRST AMERICAN'S SOLE LIABILITY FOR ANY LOSS OR DAMAGE CAUSED BY
AN ERROR OR OMISSION DUE TO INACCURATE INFORMATION OR NEGLIGENCE IN PREPARING THIS REPORT SHALL BE
LIMITED TO THE FEE CHARGED FOR THE REPORT. RECIPIENT ACCEPTS THIS REPORT WITH THIS LIMITATION AND
AGREES THAT FIRST AMERICAN WOULD NOT HAVE ISSUED THIS REPORT BUT FOR THE LIMITATION OF LIABILITY
DESCRIBED ABOVE. FIRST AMERICAN MAKES NO REPRESENTATION OR WARRANTY AS TO THE LEGALITY OR

PROPRIETY OF RECIPIENT'S USE OF THE INFORMATION HEREIN.

No costs (including, without limitation attorney fees and other expenses) of defense, or prosecution of any action, is
afforded to the Customer.

In any event, the Company assumes no liability for loss or damage by reason of the following:

(1) Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes
or assessments on real property or by the Public Records.

(2) Any facts, rights, interests or claims which are not shown by the Public Records but which could be ascertained by
an inspection of the land or by making inquiry of persons in possession thereof.

(3) Easements, liens or encumbrances, or claims thereof, which are not shown by the Public Records.

(4) Discrepancies, encroachments, shortage in area, conflicts in boundary lines or any other facts which a survey would
disclose.

(5) (i) Unpatented mining claims; (ii) reservations or exceptions in patents or in Acts authorizing the issuance thereof,
(iii) water rights or claims or title to water.

(6) Any right, title, interest, estate or easement in land beyond the lines of the area specifically described or referred to
in this report, or in abutting streets, roads, avenues, alleys, lanes, ways or waterways.

(7) Any law, ordinance or governmental regulation (including but not limited to building and zoning laws, ordinances or
regulations) restricting, regulating, prohibiting or relating to (i) the occupancy, use or enjoyment on the land; (ii) the
character, dimensions or location of any improvement now or hereafter erected on the land; (iii) a separation in
ownership or a change in the dimensions or area of the land or any parcel of which the land is or was a part; or (iv)
environmental protection, or the effect of any violation of these laws, ordinances or governmental regulations,
except to the extent that a notice of the enforcement thereof or a notice of a defect, lien or encumbrance resulting
from a violation or alleged violation affecting the land has been recorded in the Public Records at the effective date
hereof.

(8) Any governmental police power not excluded by 2(d)(7) above, except to the extent that notice of the exercise
thereof or a notice of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the land
has been recorded in the Public Records at the effective date hereof.

(9) Defects, liens, encumbrances, adverse claims or other matters created, suffered, assumed, agreed to or actually
known by the Customer.

Charge. The charge for this report does not include supplemental reports, updates or other additional services of the

Company.

Public Record Report for New Subdivision or Partition
Page 6 of 7 (Ver. 20080422)



: : First American Title Insurance Company
ot -8 775 NE Evans Street

EI'SIAH]EFECEH T}‘tlﬂm McMinnville, OR 97128
b O

e |

Illegal Restrictive Covenants

Please be advised that any provision contained in this document, or in a document that is attached,
linked, or referenced in this document, that under applicable law illegally discriminates against a class of
individuals based upon personal characteristics such as race, color, religion, sex, sexual orientation,
gender identity, familial status, disability, national origin, or any other legally protected class, is illegal
and unenforceable by law.

Public Record Report for New Subdivision or Partition
Page 7 of 7 (Ver. 20080422)



Kamm Estates HOA Outline

1. Purpose-to maintain privately owned proposed alley that connects from Cypress to
Emily St, as drawn on proposed plans.

2. Areaincluded- Lots 1,2,5,and 6 will make up the impacted area as these lots are
adjacent to the alley.

3. Fees-to be determined by the cost of maintenance needed on a yearly basis to
keep the alley in good condition. This cost will be determined based on construction
cost and expected maintenance over the life of the alley.

Kamm Estates Deed restrictions Outline

1. Parking- parking is only allowed in respective driveways and developed parking
areas, and adjacent curbs for each lot.

The HOA and Deed restrictions may be expanded on.



Integrity Builders Inc.
1525 SW Cypress Ln

McMinnville OR, 97128
Cell 503-560-0881

Kamm Estates Completion Clarification
November 7, 2025

Greetings,

1. Lot 1 Utilities (see page 5)

The existing electrical comes overhead from Cypress. This service
will remain as existing once developed.

The existing sewer is a septic system. The drain field crosses
proposed lots 2, 3, and 4. In phase one, lot 1 will connect to city
sewer.

The existing water is coming from a well on proposed lot 2. This
will be decommissioned in phase 1 and will connect to city water.
The water system will be designed by MW&L.

The existing storm water drains to Cypress Ln and will remain as
existing.

2. Lot 7 Utilities (see page 5)

The existing electrical comes overhead from Cypress. This service
will remain as existing once developed.

The existing sewer is a septic system. The drain field is all located
on lot 7. In phase 2, lot 7 will connect to city sewer per a pumped
system to Emily. This will be designed by the engineer.

The existing water is connected to city water on Cypress Ln and will
remain as existing.

The existing storm water drains to Cypress Ln and will remain as
existing.

3. Existing storm drainage for lots 1, 6, and 7 drain to Cypress Ln and
will remain as is. Lot 2, 3, 4, 5, and 6 will drain to catch basins in
Emily or a system designed by engineer. Lot 8 and 9 will drain to
existing Peavey Reservoir. This system will be designed by the



)

engineer, and most likely will be piped. This is the current historic
flow.
Cul-de-sac right of way to be vacated in phase 2.

. Access/Easement 6 information has been cleared up on page 6 of the

plan set.

Water lines to be added will conform to the city standards and the
system will be designed by MW&L.

The proposed cul-de-sac design is 342 ft from the center line of the
existing street intersection on Emily cul-de-sac to the center line of
the proposed cul-de-sac. This is under the 400 ft maximum length in
city standards. The number of lots to be served will be 14. (Lots 2a,
2b, 3, 4, 2 extra lots to the west, tax lot 200, tax lot 202, tax lot 203,
Sa, 5b, lot 8, 9, and 7 shadow lot) Lots 1, 6, and 7 will continue to
access off of Cypress Ln.

There are 4 additional lots on existing Emily Dr to the north up to
the existing cul-de-sac intersection. I am not sure if you count these
or not. We do not exceed the limit of 18 lots so we are in city
standards

There is room in Peavey Reservoir to accept the storm runoff, which
is where it historically flows. The engineer will design a system to
access this location or will have the storm water go to Emily catch
basins.



GRB6L# JOMSS 'U0IJBDIUNWILIOD ‘WI0)S ‘Jamod ‘1ajem 0z — 920Z-1£-Z1 SM3IN3IY : : :
apnjoul Aew yoiym juswise AN oand =.aNnd 9 \L o e - gcez 6E°L9 3.6¢.25.L¥S 00y 919 wCE.8G9.96 90
"UMOUS Sk uoljejuawnoop Buipiooal asimIaylo ssajun — 3 9¥3gM3N '© NHOP woo yulpIA@bBlagmau Xed zg/e-v/v-(€05) e or 3.81.980.45N 00°6¥ 89'LY wC070.£5 G0
awn jeyy je nmummhm B18M |-/ _%N uopuEd Ul psjeso A £ 1661 '0€ INAP 10 9G61-2£2-(126) T Ly-v.1v-(€09) 8. vy 3.vEV.0N | 00°SY 889V 65,077,656 70
s|@0led 0} Jamod pue Jajem _.E.m_xm Joj sjuswiasey g uied ax1giemapis NOSIHO 716 il 76 Le M.SSES.6VN | 005 c9ze 7Vt e
€402 seRed Joue NOILOIS SSOMD HLVd IMig 1607 , , ,
U0 UMOUS aJe S)0| 0} ssao0e pasodaid pue Bunsixgy B SITARAIS AL S TYAINA sueAd 3N G0cCL GELL 3.52.52.5€S 00°GL 9F'8l W8¢.1E.0L G
‘Uied axiq / Aemyem g 0} uoneledas pue sauwloy _ .OC_ ,DC _>®>._ Dw m._ ®D>>®Z ¥9'68 3.8%..S9: LN 006y 6169 w€C.00.£8 %]
alnjnj o} ssaooe Buipinoid mE:M 8|qejuUNOW BABY [|IM _, \ 00S-aV0SH 107 Xel HOAIAHYNS ANV . JONVLSIJ ONIdv3g sniavyd odv vi13d NNN
anlp ayeald apim 0z ayi Jo sulbiew yinog pue YyUoN \ :
yog ‘9% ‘G ‘Z 'L sio] Buluiolpe ay; jo Ayigisuodsal /,, / /GS6ZE00Z# JusWn)sU| TYNOISSF0¥d W ppe admpengs o
aU} q [|IM JUBLUBSES BYIq B Sj[EM UELSEpad f_ | / aull yinos Joj piey s | Bular Ajiwe Koo Aisuyg g [eeydliy GREAL SR 29500610Z# "LSNI 80d INYL : Nwmm.mmm m___m%m_@_m%w _E:om_
pue aAlp ajeAld Jo asueusjuielN ‘9% S ‘2 'L n 695.-dSO uljes S3LVLST WINYY 40} pejealo JusLuases wiojs apim 0| pasodoid ISNIL pIN0Y woy Juswases Wiojs apim 0| pesodold !
s107 Buiuiolpe sy Ag paumo Apuiol aq |jim aAUp SleALd '€ \ ysnjj punoj di ,.a/L o [L#°96'69 3.60.£2.68S] . . Ik - wC761 S71d T3IXONNA.
[ SSeU 16 pOpPE | | I [L#°10'06} M.60.£2Z.68N] i \ | ofww 09'lee m%m%m%mmw - _—— pouewadhuymyl.g/g
9 0} SpasU puNoJE W) %onuj aJy ou os Wi 051 8yl _, _.r_omlr 107061 3.60(£2.68S €60t Y~ 7 3.6052.605 * mo.vm_v_ — .H_oomomo mN_. %_m T - w00z 7
Japun (e ale sjo| pasodiod ay) 0) sSAemanlp | aseyd 2 _ : B R e R e R / N g, : «60.£C- 4T 00° /
"06€ SI Z @Seyd 1o} punoseuin) __, _ Wbs €vigls _ T e _s i | aygdowa 0 0 T T T T - Nr\\ Lf 3251688
M3U 10 Jaua9 0} JuelpAy a1l Bunsixa wol aouelsi | ‘Sal0Y 9L E/ Aw“_.o_ mv # mm m F_ & ,mmm_\.iwo hc_whmm - L1-1002 Ld 'L [991ed Jou100 S~ _,1--9'L .HS nnuu
",G9Z Sl Uoisuaixa aAlg Alwg | aseyd Jo apis ynos ° i 1291 0202 1d ‘L |9oteyg 5 enii Buinp : /e BOReD ,N:. |3 . | 5 m mp@ ov , 0
it pensra oy 1L T Joz-avocey 10171 “raiaurey il et U
I I i I I 5 i A i : N A qQl . . \ 2 5 Fisi
‘aALiC] PUE1INOS AIWS J0 J8uios 8 Ueiphy sl Bunspy. L B | e 0£801100Z# Juawniisu| o} esnoy duind N *| - 00z-avoery 107 xeL | @,«M r/MQ m:_>®>._:m
¥zoz/9/zL Aqieq AL woly sajou |jrysel @114 S|IAUUIADN 7 m Hms._._. 300D w 8¢€¢e. MN\AH._UN# EmEswa— ] V_A_.Z %% j
X R = M3IN Allsgyoeld e & /
Hemapig Bulsixg = | T { z | j P % w% x
| Lot 2 1SN 3|gENOA3Y PINOS < e
€ 3SYHd = m H_ Q gus|iepy BUIS PUB PINOS) palj|y SBWOY | L X W% /
_ | = uewss MmaiA Alagyoelg Joj aul| ‘elp i Bunsixa 1oj | & .
L 3SVYHd = X v e e 0} awoy paniasal Buiaq Juawasea Jamas apIm 0| N ﬁp
%%u v Bunsixe L = T Biagme N
NOILIQQY LS¥I4 SMOQVIIN SSTUAD mmﬁh%\ R 00027 } . 00€-0€y¥ 107 Xel
40 1v1d ¥3d a4003¥ d0vivad =  [zg' | . _ [N : ey o i ﬁ ... &9 / o 7 LS88L¢E SmﬂEoEgmc_
& W e e A el S ¢ Loy L 0.'11 62 |/ 071 ‘seipadold 99y oI
11-100Z Ld ¥3d Q40034 d0vVIva = [1#° ] = : N ® _ = e \f = Immwm ! —— 7
INITALYIHOYd MAN = — - — | ik e _ Fr0irY.68S . 2 .co_* 0z e | /, 000 7
. _ e — il feei ok 0L-21L0T dd upm |
ININISVE MIN = | B 521 | 156 f poleas yeceL-sioz # 1su d 23V G606 | 1065 | vewes | 6
e m . [901Bd Joj Juawases AN IAd S | 82899 82899 g
Q3LON SV ININISYI ONILSIXT | | — st sass. po. s
|
ONIJ ONILSIXE = — X | 2 9 NS SHL | B e e | Tive s giseL | 9
L | i _ , N Juauaq ay) Jo) Juswaeses | %
0008 i o _ azlvayon S — 4 = : -
N : i e i Sl . u ; : :
aoy NOMI = i _ S Zoseud | _ R m i 7 s _ _ 1 | | $20S-S20Z# I1su| €02-avocyy 107 xel % 2’96t ¥ v081L 9'89.9 14
Ul paAowal —— i i UN@>0:.”M i /_ | N 3009 690£-GZ0Z# 1sU| £'992S 6'699C o'Llel e
dv0 J1LSY1d MOT13A = OdA | 99 0} pays __l |I__ 2q 0] paus =ty I __ w 0L-2102Z 1d ‘Z |821ed w JOPUIAA __ __ gzrict gzrielL 4
6607 S1OUIAMEN 355 | 48 /i Y |- S olLl0z1d ‘Eleoled o | 0'66VL oeer. | 1
N 1 08 X .8/S = | (g eseud) 9 qg 5107 10} INd B INIWISVI IMIE B MIVMNVINISI]Td 3q 289 i ¥ | | 140s 14 08 1408 | #1071
aaMdviN OdA HLIM L3S dOd NOYI .0€ X .8/ = o T LR e g s EORPCRTY S DS = | i | 70 65901tk ] % oL-ZL0Zddted ! 13N INIW3ISVYI| V.LOL
B L e SRS ERER | SSION 898 $quno vjqejunow yum (z eseyd) A3 11V 3aIM 02 A3S0YdOHd m \ b € [931ed JO Jysuaq sy 1o} jusuisses | | LININISYI 2 VLOL VIHY 101
_ 89'/€L M.Z0iLS.68N €L'v8 0006 | Loo*ﬁ == 6 \)
. 4 - @5 _ bl 189 L2 . AV 2R Pt 57— MO S — R i Yy _laMmas pue Jajem apim G| Bunsixa _
A3IMYVIN OdA HLIM AOY NOYI .0€ X .8/S 8 | | (s T B %._f < X< % ﬂA S0t | S T Rz ooN ¥ XX g7 XX =9
J1-100Z Ld NI L3S .8£8Z ST 9NIgMaN. / & X LK89rel M20.26.68K] [LIPM.21S.68N] SNINVSE 465 SisVa 3 wm£ Ui, (7 9s8Ud PaiRaBASd 0) L D N T on -m Wv .on mm a
ATIYIN OcdA HLIM COMN NOMILOE X L8/5 = @ | 43 M X X X X X X X X X X _._x_..__..A X paRoLs) movm%x Xopziozddutpaeann | IZINK X X X X X X _x k-AV0EVR 0%k XeL
e~ xOx x x X X IX X X X R 29164 guind X omw spingjouopod | |3Ix KX X X X X X X X X x,_N X X X
‘NMONX 41 3LVLS NIDIYO ‘a31vLsS : 1.&3 X [X X X X=X XX X ) Ny X X r<| X vmw X X X |[X X X X X
3SIMY3IHLO SSTTNN NOILIANOD AO0D NI | ok 3 XK _\x X X R omoes SppbindX |2X X xVORUdY m | Z]x5 %ow X X X &K X X X x X x5 (€¥6 Od LI TOA ¥3d ZO_._.n._m_oxwv
‘NMOQ 20 OL HSNT14 'ANNO4 LNIWNNOW = ¢ @ m X e X | astyd penouwrsl a6y X PSR S o) pas LA m XN X X X X X [X X X X X x 00€-0Eyy 1071 XeL
* P X sjoabue BmodbeatoAo X | ® G % x| De|y 7 aIx | x X XX X X x X X X X X £S88LELOC# Jusnysul
uaba Xre X X X X K X X | XpgdX | LA 2l x X £ K »x XTI X X " = ; 071 ‘seiadold a8yoN
P 1 . \ _ ; seBue X T~ i#000sl) | Ix ' x  x ® X OH o X X X ¥ x| ¥
NOILYD01 3341 L 9d sl (X o XX oXoXo¥o X X X /ﬁln.ﬂ Q0 9% X < X X Xg X/ > A A I, ¢ 3 ;
L1 G171 ™ _ \ g 91 :
wt%mﬂm_.w% . wm \ [L# 1292 20292\ M.GS.0S.68N o \ 2 oselq Ul \ 0002
SVAYV 1072 0dOL ¥ Od \ C0CLE | pajeacjal (129100Z0z# 1sul Jod uondaoxe ayy) ¥ 10 JyoUSq Jo}
Z 3SVHd € 9d ) | PauIejuOD j|as aie saljljiin (10| ) | aseyd i _ %) puB pajedBA ¢ J07 JAAO Juswasea Alejues e pue Q¢ 107 Xel pue  }07 Jo Iyauaq
L ASYHd € 9d \ 1 urejal o} sbeleb _ m | a8q 0} oesap|nD lo} | aseyd ul pajealo Buiag juswases ,JnNd SS820. 07
SNOILIONOD ONILSIX3 O ! B bugsixe Z LOTONISNOH 31adiN IHNLN4 8 L LOT I "=z | A= mc_um_wm_ _ pIgY ‘smopesyy ssaidAQ o jeid
40 NOILYIWHOANI TYHINIO ® AdVYANNOG | Od M _ H04 (1 8seyd) LININISYI HILYM ANV ¥IM3S LAd IAIM .01 A3S0d0dd m, %mumwml_wlmg ) ay} Jad |0 umop punoy
. S P (AVMAVOY ¥O4 3AYISIY 02 LSV 40 NOILLIIOX3 SV P13y ‘smopesy ssaidAD 4 5] siejaw Jatem (g) Bunsix3 Sl Dhog
i i . i 32 8 INIT 010 40 LSIM .02 SV A13H) 922 S1d INIHODVL. jerd auy Jad |0 umop puncy = P M ) 8/G
| £20.6 MO 'BUCISPEID “"BnY o Q3IXYUVYIN LNIE OdA /M AOYH NOHI .8/S 4,922 S71d INIHOOVL., | V€8 3.0000,0S | 621
PUBRIod S.g mc_amc_www,ﬁw__@umc"“ﬂw%ﬂow mwww_mcm_ m . '0av 1Sl SMOAvIW SSIHDAD LNIOd TVILINI paxsew odA yum i ,8/5 1018 3.0000.0S | 821 667, 3.0000.0N | ¥
SRR % S9T, HHbe B Ucm.moém_ Aol P - Uolippy 1sii4 _i_oa.mmﬁar.oowmmﬁ .wm.mv 3.02.8¢.75S LZ] .oo.oo_‘ M.ESG0S.68N | €L
GZGL BUS '1sni| ASY X009 'Q B|IN pue sonig's :zZ aseyd U _ m £8'89 MPOPP.68N | G L6708 M.ESSG.68N | LLT
00100 AV 0S¥bY 11 ‘82126 —~ , , v | = 6€'/8 M.POPr.68N | ¥21 67'S0L | 3.20,15.68S | 0L
me Hmmﬁomﬁw%wm_w Mmmnﬂ__mwo%ﬂ%_,._mfvﬂmmcn_ Aeing.idaung Uo peskd aJe SRAIE 8/adY SION e 16€8 3.86.80.0N | €27 00'GZ M.V60.0N | 61
. ‘uonew.oUl diysIsumQO Wbs 910LL. |'Wbs 849801 | WbS ¥'996L8 | WbS 6€088. |Z3ASVHI ks .mo.vw MAOD00S | <2 _Nm,om Aalikapis | 81
- 72601 M.ESO0G.68N | LZT L0'GL 3.¥2.20.0 S VA
13XND00A FTUANNINON 40 ALID e ' 2
, ' wbs 61zeve wbs 96vLe wbs g'12088| WbS 612088 |1 ISYHA - L_‘m_.mm_ M.ES0SG.68N | 0C .wv.om M.GG0S.68N | 91
G2¢0¢ ¢¢ ¥d39N31d3s -31vd T GE'/8 M.EG.0S.68N | 611 6¥'60L M.GS.0G.68N | G1
d0O ALNNOD TTHAVA ‘FTTIANNINON 40 ALID T— (uoneoen (uonesen 00°00L M.SGS0G.68N | 811 6€'S2CL M.BEB0.0N | ¥
INA ..>> 7 | rm v L .Om NOILD3S 40 #/1 3N NOILYOO1 .._mtmw 1408 1408 v3uv owmm_o_:.o ._mtmv oesapino m._O%mn: JSVHd 6608 M.GS.059.68N AN 00°GL 3.1%.60.0S €1
vany gy | 93L¥OI03 | V1oL 14Ds —— 00G. EZNER PR 3.0€0L.0S | 21
ASVANNOE SFLVLST WINVM Pr18 | M.SS0S.68N | i 66L 3.560.0S | L1
NVTd 20\%.\\:me% IAUVINTL /40 | 39vd JONVLSId 9ONIdv3d NN JONVLSId ONIYVY3d WNN




G861#

d3aMHVIN OdA HLIM 13S dOd NOHI .0€ X .8/9

£1-1002 1d d3d d4023d 40 V1lvad =

A31LON SY LNINTSY3 ONILSIX3 =

'z aseyd ul

paysinBunxa aq 0] 01-/L0Z 1d Ul pajealo juawases
punoJeuln] YonJ} alij B pue ‘g ¥ Z s|@aied Jo Jauaq
2y} Joj Juswases Aymn pue sssdoe Buisix3 ;310N (9)

[ed1dA} .81 syipim Aemanup pesodo.id

e

¢ dSVYHd =

| ISVHd = X X

NOILIAAV 1LSdId SMOAVAN SS3HdAD
40 1V1d ¥43d 40034 40 VIvd =

ANIT ALd3d0dd M3N =

IN3INISVYI M3AN =

3dON34 ONILSIX3 =

3dld NOdI = dl

dod NOdI = Al
dvO JILSY1d MOTI3A = OdA

«8€8¢ S71 9H43IEMAN.

I
o

0L-210¢ 1d NI 13S .8€82 S 9d3IaM3N..
d3aMdvIN OdA HLIM dOd NOdI .0€ X .8/

£1-100¢ Ld NI 13S ,8€8¢ S71 OdIGMIN.
A3aMAvIN OdA HLIM dOd NOdI ,0€ X .8/9

®

‘NMONM 41 d31VLS NIOIHO 'd31vLsS

JSIMEIHLO SSATNN NOILIANOD dOOD NI

‘NMOQ 20 OL HSN14 'ANNO4 LNIWNNOW

puaboa

13X00Aa ITTANNINDON 40 ALID

G20Z '¢Z ¥3gnN31d3s J1va

¥0 'ALNNOD TIHNVA TTTIANNINOW 40 ALID
WM "M 8 "S ¥ 'L '0€ NOILO3S 40 /1 3N :NOILVOO

} ASYHd SLVLST WNVM

NV'id NOISINIAENS FAILVINTL

92¢0¢-1£-¢1L SM3IN3IY

wooupINDbisgmeu  xed z6/E-v.y-(€0S) g 6E°29 3.52.2S..vS | 00°Sp 91°9/ \Z2€.85.96 90
190 9661-2€2-(1.26) erLyv.Ly-(€08) SHAANEN BT 1Zoy 2.81.90.,GN | .00°SY 891y .20.70.€5 0
8Z1,6 HO ‘@IIIAUUINON 2661 ‘0€ ANNP 8L 3.LvEV.0N | 00°SY 889 .6G.07.65 )
sueA3 3N 502k NOOJHO Y6'LE M.9SES6YN | 006 59Z€E LTVE LY €0
goll| _mc_>®>._:w @._mn>>mZ 2ELL 3.5252.56S | 00°Gl '8l W8Z.1€.0. (4
| : Y965 3.87..5.LPN | 00°SY 6169 .£2.00.£8 10
NI ALYE4ON MAN SHL ONIHSITEYLSS HOAIAYNS ANV 3ONVLSId ONI¥v3g sniavy | oy v113d WNN
\ | / My¥310 ALNNOD HLIM a3aH003Y Jﬂﬂﬂwwwmm_ﬂn_
\ | / N339 SYH 29500610z# INFWNYLSNI J 295006102 ‘LSNI 804 3NAL
,, __/ S31vIS3T EEWV_ 10} psjesld Juswases Wiojs spim 0L pesodoid ISni] pINog Wioy Juswases wWJols spim 0| pesodold
\ |\t [L# 10061 M.60.£Z.68N] [1# "96'69 3.60.£2,68S] \ [L# 09122 3.60.£2.68S] 219
__ ; e . s 9669 s R4 3.60.£2.68S 000L  F.EE90.2S 3
__, e L0'061 3.6G€2.68S £6°9€L 7 3.60£2.688 €951 _ +ﬁ 3.60,62.68S AT TN |
: e e e o s L e e e - %
| wbs evieLs = : AL¥3dO¥d —ee))  Amses
p : e I
/ | say 9] L// A wH.O_ nh..v oSk Ud £ L1-100Z 1d ‘T [8978d 18UI00 MS — - 9'L s
! | 1291 0202 Ld ‘L [82ded Z eseyd Buunp |5 Sm /&
k | L0Z-AVO0EYY 10T XBL  ponowsi oq @ > 4 % & /8
o 0£801100Z# juawnusu|  © esnoy dwnd ; ~ i =|7002-avoEry 107 xeL 22 2
| Z .. ¥SNILYO00D 8e€. £202# Emeszﬁ ~— % S& R
| 2 P MBI Aisgyoelg B A
T 8 1 ek IF
_ : A 1SNl 8|geyoAay pInoS) | o
e . S Y
m Q Qua|IB\ BUIS) pUB pINOS) palj|y sewoy | L | & /
f b5 Bl MaIA Aliagyoelg Joj aul| eip i Bugsixe 1o} ————— * 5
_ W_ o _mEoc panlasal Bulaqg juawasea Jamas apim 0} 01-2102 dd Jad ___ < o
GS# 010 : Kemaaup i _ ~
66 s e % 5 ‘ Bunsixa : € 3 ¢ S[@dJed J0 lijauaq ay] 10} juslluases HO..W.
em“mWM%\ ES e fun spm 01 Bugsixe | € 00€-0E ¥ 307 XeL
! 8 83 _es0 N\ |/ /§88L€10Z# JUBLINSU]
- J @~ . 6206 | M.60SZ.68N | \ 077 ‘sepadoid 883N
_ T =
| Sl'L2T 3.0.v.68S 2 %0606 0001 7
——%¢ Ll | £€609 1065 y€899 | 6
E . B
| Vel | a5l | ﬁ 26€8110z# 1sul Jad 1B '3 Ja1RA 8 2690 GRS | 8
@ro aas, / ____ S|IAUUINOIA JO JBuUag 8y} Jo} Zv60l€ ¢ve0le L
| Juswasesa Aem-jo-1ybu YAVIA4S ] 6'€.l8 9'lges 9
. _ " 9 G  anssihL 0 Bunsixa lw [osiezr [ gepz g8sovl | g
0009 T 2 _71|r__ a3LvI¥o 202-avoeyy 107 xel . 12 [ Tvosr 77081 9'89/9 ¥
_ S R o ¥20€-G20Z# 1sul €0C-QV0eYY 0T XBL "I "e'ggzg | 66s9z | 9Li6L | €
%Qmmb SI 8AUp | | ™ o - %009 690€-G20C# 1su| A szrizl gZrLzL Z
sjeAud 0z 8y} awi je o - ‘2 199 Japjul _ : :
paysinbuiixa aq o} | L_ w e w 0L- tomw*n_ ...w;_oo ey | oo — oo 4
J1-L00Z-Ld Ul L : © y, 14 '0S 14 '0S 1408 | #1071
pajesaso (g#) Juswases |Ae w@@:& e —— ! : _ 2 I 13N INIWISVYI | TVIOL
859008 G| BUlISIX® |-prmér— =2 M, M_DM Hﬁmzuw,qﬁww_m WQQI. e I AL «w IN3W3SVY3 2 TYLOL VAYY 1O
| /rfT S9JON 98§ $qINJ d|GeIUNOW UM (Z 8seyd) AITIV IAIM .02 A3SONdONd oo*,mv g |99led jo J8uaq 8y} Joj Juswisses | V
| 89181 MiZ0LSBIN  —~. o £178 e ¥4 g L8 UG JaiEn S0l 2l Bunsixe \||.
I _ X X Xe€X X X X X WWA;W&||.X X X /A 6169¢ X X X 04 MEZOLFBSNX T X X X g X X=r3
& x x X X X F8 X X X X X X Ng8seudpsjeoeiaq X[ X X X X X X X X X X X X X
| A E X X X XFE X, X Oponctuessq x0vZl0zddupsieaniBigl  hkempaup X X X x x| x00bzAVREVRAOTXEL.
— T % X X X X EX 7X | > estoydiind X .UH 9p |nD jo uoniod || | =k x pesedoigk X mX X X X X X vﬁ X X X
A 3 X - X X=X X \ X _JX X pakow 7 el X x X X X X [ %K, X "X X X
| B % B BuISTRE oBpIN ﬁx |A X a4 0y psys = (B> x = % x % By S8 x x x x B (€76 ©d L1 TOA ¥3d NOILd3OX3)
© _ _ < 3 9 00€-0€PY 1077 XEL
& © X X X | s¥eyq penolior sioy X N X X Retakip Sl KA\X X X X X X IX&E X X X X eI LR USNEh]
— L2 X ps X g|od puedemod pestjiang< X X X vmum OWNU.W“A_ 7 M X X Pad X X X pad X pas X pad pas X " d -
§ T XAempaup > e PR W % K K X K| Ped e oo Rl e oK x % % X X |X X X X X K I seljedold eaxoN
| | xT Bunsa | ¥ X X s X ek X| 3 :&o%mmoﬁ N Ix x % X W X X X X X X | R
B WS R —— . (oo ava ove ove N - r) : L e gL\ X
Po P T8 L1 11 g = S o1 L 000z
. \ ) \ = [1#€1°292] 20292 \ M.GSG.0S.68N T _ Z @seyd ul _
FAARS paeoo|al :
\ (1291002Z0Z# 1su| Jod uondeoxa ay}) 7 J07 Jyeuaq 1oy
1 | paulejuoo Jjas ale saliin (sio| ) | 8seyd . wcw_%mmmwmo%) ¢ 107 JSAO JUBWASES AIE)JIUES B pUB OOE JOT XEL PUE # 107 JO Jauaq
1| uejes o) oBeleh 4.9} PINO 10} | 8SBUd Ul pajeasd Buiag JUSWases ,JNd SS9908 0
) J| Besnoubussx® 7 )57 9NISNOH I1AAIN FUNLNL B | 10T EH S
= I H04 (1 #seyd) LNINISYI ¥ILVYM ANV 3¥IM3S "LAd 3AIM .04 3SOd0¥d 7E'G8 3.0000.0S | 621
2 (AVMAVO¥ ¥04 G3AYISTY 0Z 1SV 40 NOILdIOX3 SV 1018 3.0000.0S | 8¢1 B667L 3.0000.0N | 71 HHM
9= ® INIT 010 40 LS3M 0Z SV A13H) 2922 S1d INIHOOV.L. R4 3.0282.75S | /21 0000} M.£S.0S.68N | €11
% | a3NUVYIN LNIE OdA /M AOY NOHI .8/S 160Z M.POY.68N | 921 1608 MPGSY.68N | 2L ar .
= . "3av 1S} SMOAvaAN SSTHJAD LNIO VILINI 289 M.b0bv.68N | Sz 1608 M.£6.56.68N | 11T OF =.l 3TV0S
= uonIppy sl 0062~ 00'cz-] | BEL8 M.FOy68N | ¥Z1 6v'G0L | 3.2016.68S | 011 BulleninS
e smopes|y ssaidAn | __ 1668 3.8680.0N | €21 00°G. M.L760.0N | 67
O | = S0'¥8 M.8000.0S | 221 2€ 06 3.20,16.68S | 87
e = 260l M.£G0S.68N | 121 10GL 3.4220.0S | 27
-~ 1989 M.£S.05.68N | 0Z1 9106 M.SS0G.68N | 91
O GE/8 M.EG05.68N | 611 67601 M.SS0S.68N | 67
il B 1 e s i - 0000} M.SG05.68N | 811 B6E'GZL M.6E60.0N | t71
0} PEpUBIX® 80 [[IM SALI AT JO UOISUBIX® SUL _M_ 6508 M.SG05.68N | L1 0052 3.760.0S | €7
210N 006 3rvl.ON | 911 LLVE 3.060L.0S | 27
P18 M.SSG05.68N | G111 66'V7L 3.,660.0S | L7
3ONVLSId ONIYv3g WNN JONVLSId ONIYv3g NN
. 40 ¢ A9vd




G861#

6€'L9 3.62.¢S..FS 00°G¥ Q19 #C£.86.96 90 *mo_ﬁ_a 81 syipIm \Amgmbtﬂ- .OmwOﬂ_Ou& Z3JSVHd =
LZ0p 3.8L.90..GN | 00°SY 89'LY .20.70.£S S0
.mN.V.V m:N.V..NVoD_ z _Oomq .wwm.v. :@@.D.V.omm .V.O l mw<I& - e ok
v6'LE M.9SES.6YN | 006G S9'Z¢ WLTYEa LY €0
ZE L 3.52.52.56S | 00°GL or'8lL 821,01 20 NOLLIQQV 1SHld SMOAVaAN SS3UdAD
| 965 3.87./5.LVN | 00GY 6169 .£2.00.£8 ) 40 1v1d ¥3d Q0034 JOVIva = [z#" |
a JONVLSId ONIYv3g sniavyd | odv v113a WNN /1-100Z Ld ¥3d QHOOTY 40VIVa =  [1#' ]
| 3NIT ALY3d0OYd M3N IFHL ONIHSINgVLS3
/ MY370 ALNNOD HLIM a3a¥003y . H NI ALYIHOEd MAN = =+ —
\ | N338 SYH 295006 102# LNIWNYLSNI ¢9500610¢# 'LSNI 80d 3N¥L o 0 B
/ / wm&(._.wu NNV 104 pajeain ENEwmmm LJo1s apim 0L pesodoid JSNUJ PINOD) WOJ) JUSLLISSES LWLIO)S 8pIM 0| Pasodoly oF=.l :I1VOS INJWISVIM3IN = -—————-
| o 1#'96'69 3.60.£2.68S [L# 09 : s = e e
| Al [1# 1006} M.60.£Z.68N] T 9669 S \ foger 9'12¢ 3.60.£2.68S] . waf BulkaAin A3LON SY LNJWISY3 ONILSIX3 =
, Lot P : _ - 00922 3.60.£2.688 / 000} = !
__ ™ L0061 m_.__mam_mmo%w . E6%EL |||||||.|M _ 36082688 £9PSL _ b 3.60,£2.68S N -~ o00L / JONI4 ONILSIXT = — X—
Wbs gvigLL AMadoyud T C S |||a||||a||\|\| f 3.26..1.688 u
J | selay- gl D/ Amu_.o_ mv y 9seld - £1-100Z 1d 'T [8oied Touioo ms— .—g') Ly Adld Nodl el
| 7 _ 129l 0202 1d '} [edled Z aseyd Buunp o uﬁm ..%A.d mnwu dod NOHI = ol
L0Z-AV0EYY 107 XeL parowal aq i © g >5 &
: : _ m N g o|T : Z§5 /s dv0 OILSYTd MOT13A =
o | oes0lL00z# uswnAsu] o) esnoy dund - i | T 00z-avosyy 107 xeL | G odk
y Z . ISNIL Y000 - s Qe¢/) €20Z# EmEEEg ] S& / S Biagme N .8€8Z S DYIAMIN.,
| m - i w 2 2 ..m.w. : 3 @ | MeA Aiagoe|g ﬁ o W n%,ww / A3INYVIN OdA HLIM 13S OH NOYI .0€ X .8/5 = o
RE 538 &2 2 S8 IS 0L-210Z Ld NI L3S .8€8Z S 9HIAMAN.
= _ - & S PNAL SiApApARE FIIED - i QINMUVIN OdA HLIM AON NOYI .0S X .8/5 =
_ w H_ P Q mcmhm_z BUIS) pue pjnog umcmq sewoy | m% AH o W85 =
X _ maIA Aiagyoe|g o} aull “eip ,p Bunisixa 1oy 5 :
e P paESS) 51190 UaWS5E WS 3P 0L < U3 Bedioeremachdhprie R
: ~ J0€ X .8/§ =
m.o%h%,.n__nm “ > Bunsixe P S L 00:0z, O0+7L40Z Ld € 8 Z Sjeled o jyeuaq ayy /& .
SRR A e / lleysul 0] soyuew  ASE, ; ~ Jojjusweses Aypn apim 01 Bulisixe S 00€-0€vy 1071 XBL 'NMONX 41 Q3LVLS NIDIYO "a3LVLS
: N Aieyjues ‘00 Bugspa,’ 43y e i e e PRI ! /G881 €1 0Z# Juswnuisu| JSIMYIHLO SSTINN NOILIANOD AOOD NI
| @ ®‘ G | oL 6206 | M.B0EZ.00N | \y 077 ‘semadoid 8ayoN 'NMOQ 2’0 OL HSN'4 'ONNO4 INJWNNOW = @
r Y3 Y T=%aes_r - . —
| Sl oosy! ]l ~9l’e6 1 - —
_ Sl'lee 2.v0,7.68S | ||| ﬁ 0002 0€06 1 000l T u @@@
\ !/ | 00'- _ P 1
| 1h |-~ - 1 . |~
i w e —
| vel s 2l \ & oﬂwwm_,m_._.n__zﬂ N S 7156 /G£81102# Isu sad b1 % JejeMm . _ .
% ok R '8 STIAULISH i0 ieusa 8ty 101 £'€609 1'06S p'€899 6
_ : _ i | MT = T juswases Aem-jo-)ybu 82899 82899 8
N @ m ans m_E/ ) RHE ™ o (0c unsix w [CVeOE : croole | £ woodNulpINDBIagMaU  Xed 26 /€~ p-(€0S)
00'09-— 3 [ EITERE] J 1] = < 2 m.mmmwr M,MMF M.MMMM P M 19D 9664-262+(1.26) v Ly Lp-(£08)
| 8 = B & and 0l m ™ zoz-avosyy 10 XeL o - e T o 82126 O ‘SlIAULINO
psnowsieq oy _—1 i ¥ W : Aemaaup || I | & - : €02-avocyy 107 Xel o . , - sueAz IN G0<l
f Z aseuqd ¥20€-G202# Isu|
Buip|ing Bunsixa mm pasodoid AN V|| e ¥ “sU £'96¢S 6'659¢C . g'Ll6L € . ;
|| ffemg | | 33 A PAaR) I Y '@ 400D w  690€°520cH sul sZrizl sezyicl z ou| m:im?.:@ m._wn>>®2
ﬁ.@ wOQD.\_\._.ﬁO = W. aflol pels % | R - O_‘nh L0¢ ._.n_ .N hmu‘_mn_ % ._m_v_—.__>> _/ 0661/ 06617/ L
| g " ] _ _ 188 N | ©  04-LL0ZLd ‘€ [90ed = — e
_ (Z ®seud) 9 ® 6 s107 40} INd P LINFWISYT IMIF 8 MIVMNVINISIgad a© S 55001 = | | 14©s 14 OS 14 DS | #1071 6202-L6-21 SVENaM
| o e e B S iy 2l e, s 8 e o /S W S LR o TS
| Tl S8JON 93 SqINO B|qejUNOW YiM (Z 8sBUd) ASTTV IAIM 02 AISOHdOYd m AR 8@ \ / V 0 Fzm_ﬂuwﬁmm_ M«“_m_< SH&MM« 107 i 8€8C h
| e 89uEL M.Z0LG.68N —~ oo  ELV8 =k Jooos | s L | < % 9YIEM3IN 'O NHOP
M_ | i - e %.._flllill g /.wwww,m& pajeoseA _mn_ 0} @ VI R 7 — hmﬂrmmuww__w:ﬁ
o .
/ | A Z 01-2102 dd Ul pajeand | (= 00L-advoeyy 107 XeL
] ol 9Bg 8p InD JO UoRod | |2 ._u
£ Z | i e
| i = 5 5 Bl o 9 ~|  (€¥6 ©d L1 TOA ¥3d NOILdIOX3) MOAIAYNS ANV
© o | | R 00€-0€¥P 107 XeL TYNOISSI0Nd
* || |8 ¢ | > /G881 €10Z# Juswnisul | g3vaiseaw
Ll = o s 7 S| 977 ‘seiuadold 89MoN
® o = | : \ S m— _..-mmmmmmom . k . :%o.%m%m: Jﬁ | \
_ | i g
/\ff | i = R 211 . S T = _ 3 - — 97 .
, / A [1#'€1'292] 20292 \ M.SS.06.68N T = 5eng U] R
4 _ \5 c0CLE pajeoojal (129100202# 1su| Jad uondsoxs ay}) ¥ 107 Jauaq 1oy
| pauleluod jjas ale saljljin Amuo_ 3 | 8seyd | pue pajeosea € 107 Jan0 Juswases Alejiues e pue Q0¢ 107 Xel pue 107 Jo Jyeuaq
urejal o) abeieh \ aq 0) oesap|n) 1o} | @seyd ui pajealo Bulaq Juswases ,JNd SS899. 02
7 O g asnoy bunsxe o | 57 oNISNOH ITAAIN IUNLNS B L LOT HeH Bugsha
= H04 (1 9seyd) ININISYI ¥ILYM ANV ¥IM3IS "LAd 3AIM .0} A3SOd0¥Nd ye's8 3.0000.0S | 621
~ (AVMAvO¥d 404 A3aAYISIY 02 LSV 40 NOILdIOX3 SY 1018 3.0000.0S | 8¢l 66 7L 3.00000N | i1
9! % 3NIT 070 40 1S3IM 02 SV A13H) 2922 STd INIHOOVL, YEoV 3.0282.¥5S | 121 0000} | M.ES0G.68N | €11
) A3XHVIN 'LN38 OdA /M AOY NOYI ,8/S 16°0.L M.P0rY.68N | 921 16708 M.¥SSY.68N | 211
Py uonIppy1sdi4 |- 00'521= 00/cz-| | 6528 M.P0r.68N | v21 6v'60L | 3.20.15.68S | 0L
e smopes|y ssaidAn 7 | e __ 16°€8 3.8680.0N | €21 006/ M.vB60.0N | 61
L | = S0P8 M.8000.0S | 221 206 3.20.15.688 | 81
i = V.60l | M.ESO0S.68N | L2 106, 3./220.08 | 7
— 1989 M.ES0S.68N | 0Z1 9106 M.SS0S.68N | 91
7 GE'/8 M.ES0S.68N | 611 6750l | M.SS0G.68N | G
13X20a ITIANNINOW 40 ALID i 0000l | M.SS0S.68N | 811 662 | M.BEB0.ON | ¥
6Z0Z ‘2z ¥3gW3L1d3s 31va M_ 6508 M.SG0S.68N | ZLT 006G/ 3.760.08 | €1
¥O ALNNOD TIHWYA ‘ITUANNINOW 40 ALID foar | SRFEON | 9k deve, | AR08 |
WM M58 S % 1 ‘08 NOLLAIS 40 #it AN NIV yrL8 M.SS0S.68N | SLT 66 7. 3./660.08 | L7
JONVLSId ONI¥v3g WNN JONVLSId ONI¥v3g WNN

¢ ASYHd SALYLST WYX
-NV'ld NOISINIGENS FAILVINGL £ 40 € 39vd




G861#

LoD yUIDIAD Biagmau
18D 9661-2£2-(126)

xed gG/¢-v/-(€0G)
Zyviv-v.1v-(£085)

9202Z-1€-Z21 SM3NTY

8€8¢

-

op 0
‘ 9Y¥3gMaN ‘O NHOr
NODIHO BuiAanin o
ou| ‘Buikaning BiagmeN : S b3swid = | % X
| NOILIdQY LSHI4 SMOAVAN SSIHIAD
1 HOAIAYNS ANV 40 1v1d ¥3d @40034¥ JOovivad = [zg' |
| INIT ALYIJOYd M3IN IHL ONIHSINGVLSI TYNOISS3H08d
£1-100Z Ld ¥3d a¥003Y 40 viva = _
/ MYITO ALNNOD HLIM d3a¥003y . eENENSEN| ™
\ _ N339 SYH 29500610Z# LNIWNHLSNI ¢9500610¢# 'LSNI 80d 3NdL INITALYIJOYd MAN = — - —
A /, [1#10°06) M.60.EZ.68N] [1#'.96'69 @um_”mm_mmo%mw /. Li#"09'12e 3.60.£2.68S] . LL'9 ANRERRR = ——
BN ¢ 006! P = 5.6062.685 T Thm g 2 Ea _380£2.688 oook ILEMLS L 000 0 Q3LON SV INIWISVA ONILSIXT = — ——
__ | 45, o e I— o i i sl 1 346062688 dh GouL / 3ON34 ONILSIX3
i . 5 e T i i o T ol ) B
J ﬁ\b wbs eviels ; . ALY¥3dO¥d — \\ R
|| s310V 9') mu.o_ Ah.. » mwmr_ﬂ_ 3 . - L1-100Z Ld '} (991 18uwiod ms — .. ~9'L e 2dld NOMI = "
/| 7 291 020¢ La 1 1eoued b ] W |5 §m /&
|| 102-QV0EYY 107 XeL . o N E 9! 5& /& QoY NOMI = i
Isni] 400D 8¢€C/. CC0CH EmE:bmW« o 1 S g /
_ 2 S maip Alagyoelg ﬁ | m n%,ww / .8€8Z S OYIGMIN., :
BE = oxf 3¢ @3INYVIN OdA HLIM 13S 0¥ NOYI .0€ X .8/6 = o
Jam =2 1SNJ| 3|ge)oAay pInog) e o }
| Z e e TG DR SR | & 01-2102 Ld NI 13S .8€8Z ST 943gM3N.,
. \ ] %,..x......
S \_ & e m paniasal buieq Ememmmw n M:wamnn__ac._ﬂmﬁ Baeaa } 2 £1-100Z Ld NI L3S ,8€8Z S1 OHIEMAN.
f 1}sl : - : > /o _
Bbeis 4s 1+ | > 10} juswases fun spm o | 9@ 006-0Shh 1107 Xel a3NYVIN OdA HLIM QOY NOHI .0E X.8/6 = @
aul| 1sop ©Q : . _ |
._ _ M ; &_mmlhwm M e \.mwm_‘mromﬁﬁcszbmc_ 'NMONM 1 31VLS NIDIYO ‘d31vLs
A q e : L/ 0771 ‘seiyadold 8ayoN 3SIMYIHLO SSTINN NOILIANOD A0OD NI
r 9 B m*ﬁ ﬁ 5206 I MBOEZ.60N gﬂ ‘NMOQ 2’0 OL HSN14 ‘GNNO4 LNINNNOW = ¢
giiee T0e06 T T opon |
_ 0z e | 000 7
A Sz S \M - UC@@@I_
_ | /GE81-1.00Z#ISU| TRMIN 10}
| (/#) Juawasea Aynn |eoLI08|8 3pIM 0T
9 b
Y 5 o i
10009 _ m ¢02-avoery 1071 Xel N €02-avoery 107 Xel
21118 5 B #20€-920c# Isu| 690€-G20cZ# 'I1su| i\
‘parepIo w_ aAp L * }00D JSPUIAN D
mgmw_a 0Z[Bur swn 18 A 01-210Z Ld ‘Z 1994ed 0L-/10Z1d ‘€ [994ed _
paysinfuixe aq o}
mﬁ\oom.E ul 19 S
aJealo (g#) lUsLUSsED 3 £
i mmoomw £ Bunsixe (Z @seud) 9 ® g6 s107 40} INd ¥ = YMNVISLISIgad 5@
. URS /./ 5 = kS .ﬂ
| 1o = A3TIV 3AIM .02 A3S0HdOYd <l m 1 W
| e 89LEL M.Z0LG68N —~ oo ELF8 00 0B ~——— MY 4
J [ e e S6¥9€ —®
\ / m [L# 'M.Z0.LG.68N] | aseyd paleden aq qj
\ | e ONIMY3g 01-/10Z dd Ul pajeal S
’ | N . | S - A= (€76 ©d L1 TOA ¥3d NOILdIOX3)
@ | | = 00€-0EYY 1071 Xel
o ¢ | |8 LG881€102# Juswnisu
e ; =15 ¢
3 D71 ‘seluadold a9y
. Sy o —— e B el % [1# *00°06] |
y - 1% | | \ \ ejamucs | | .00°0S Jﬁ
/ T — s s S —§» . .
X< K1 L1 GLT NV L= o .
\ / . [1#€1'292] 20292 \ M.S5.0S.68N B o —00:02
# L # 20CLE [\ :N@rmo%% Jsu| Jad uondaoxa ayy) ¢ JoT Jjeuaq oy
| € 107 JBAC JusWwases AJBJIUBS B pue 00¢ 10T XEL PUE { ]07 JO Jjauaq
_ P3UIBIUOD jjas ale salji|n (s101 v) | eseud _ 10} | @seyd ul pajeald Bulag Juawases ,JnNd sseooe 0z
| uejal o) ebeieh \ \
7 M o Bosnod Bupspse Z LO1ONISNOH 31adiN 34NLN4 8 L 1O _
M ¥O4 (1 @seyd) INIWISVYI HILVYM ANV HIM3S LAd 3AIM 0} AISOd0ONd _ 7€G8 3.0000.0S | 621
~ (AYMAvO¥ ¥04 a3AY¥3SIY 02 LSV 40 NOILdIOX3 SY _ 7 1018 3.0000.0S | &1 66 7L 3.00000N | ¥I1 £'€609 L'06S €899 6
g uw mz_l_ OI_O uo |_|nr.1-m>> .DN w< ﬁ_l_m—u: :N@NN wl_n_ _Z_IOO<|_.: | ..Vmum.v. m._ON.mNoV@w N.Nl_ .DDDDF g..mmhomomwz m—.ld mNmmo meom w
qCu , @3aXYVIN 'LN39 OdA /M AOY NOHI .8/S | 16°0L M.FOF7.68N | 921 16708 M.PSSP.68N | 2L ZP60LE Z60LE Y
> ~___— dav.sl SMOAVIN SSIHdAD LNIOd TVILINI LoDy 151 | £8'89 M.yOrr.68N | GZ1 16108 M.EGSS.68N | LI 11199 6¢/8 o l6es )
P -0 . _..lu.O,u.mNuf JOD.MN.I.. _mm \lw g..vo.gomwz VNI_ ._m.v DD_‘ m:ND. _‘mnumww D —.ld Om —.m”N—‘ mmwv.ﬁ_. mmmo._w_. m
,p..W smopes| ssaidA) 7 7 - L6'E8 3.8680.,0N | €21 00'6. M.L7.60.0N | 67 2961 V081 98979 b
) ) = 5018 M.8000.0S | 2Z1 .2£°06 3.20,16.68S | 81 £9525 66592 9116/ c
!\\\ mulll.r 72601 M.EG.0S.68N L2 L0'SL 3.¥2.20.0S 7] SZyLZL GZYrLZL Z
— 1989 M.EG0S.68N | 021 9106 M.SG.0G.68N | 97 0°66v2 0'66V. ]
) GE'/8 M.ES.0S.68N | 6171 617501 M.SG.0G.68N | G 14 OS 14 0S 140 | #1017
PM!OOO MI_I__\/ZZ_EOE H_O \fl_l_o m _ODOO_‘ g..mm.omommz w—‘l_ .mmmN_‘ g..mm_mooo 7_ Vl_ |_|mz n_-ZNEmw{m l_<|_|o|_|
GZ0Z ‘'ZZ ¥39N3L1d3S J1va JAJ 0508 M.SS0S.68N | 211 00’54 3176008 | €1 IN3IW3SVY3 B TVLOL VIV LO
HO ALNNOD TTIHNVA ‘ITTANNINOW 40 ALID MMNM MJ,MMMMMMZ M_ﬂ__ MNHW MWMMMN M w”__
WM M P8 S ¥ L 0€ NOILOIS 40 v/l IN ‘NOILVOOT JONVLSIJ ONIYvV3g NN JONVLSId ONIYV3g WNN

V3V ¥ OdO1L SFLVLST WNYI

-NV'ld NOISINIAENS FNILVINFL L 40 ¥ 39vd




G861#
X048 NOILINNr M3N =

r

920¢-1€-¢l SMINIA

8€8c wodupIn@biagmau x4 ZG/£-v/¥-(£0S)
. _ , 9Y¥3aMaN 'O NHOr ez 4
SRNOLAIVANOOIE MaNE —— YOS NOUONAr oNiSha = © 6€°L9 3.62.28..¥S | 000Gt 9l'9L 1C€.85.96 90 _ 1190 9661-2£2-(126) vy .y-(€0S)
Lz ov 3,81.90.5N | 00'SY 89 LY 20.70.€5 0 £66L 0€ ANAP .
] Ll b iR HEa g NO9IHO 821.,6 HO ‘S|lIAUUINO
¥3IMOd AYYANODIS ONILSIXT = HINHOASNVYHL ONILSIXa = [I] 8Ly 3.l EV.0N | 00°SY 8897 68,0769 €% sueA3 3N G021
¥6'1LE M.9SES.6VN | .00 S92 WLTYEo LY €0 . ‘
YIMOJ AMVAINA M3N= ~  ~  YIWHOJSNVMLMAN= (I 260, | 3.scezces | 00Sk | ovel | .8ale0l | 20 ou| ‘Buikening biagmenN
- 965 3.87..S.LVN | 00°GY 6169 .£2.00.€8 10 HOAINHNS ANV
YIMOd AYVYINIEd ONILSIXT = LNvAMan= A IONVLSId ONINvY3g sniava | ouy v113d NON TYNOISS3408d
ANIOITIVIINLO3 13 ANIT ALY3d0dHd M3IN IHL DONIHSINGVYLS3 SELERD 22D
¥ M¥3710 ALNNOD HLIM d3ay¥0903y ¢95006102# "LSNI 80d INYL
/ / N339 SWYH 295006L0Z# INIJNNHLSNI S31VvIS3 EE%V_ 10} pajeslo jusluases Wlols apim 0| pasodold ISniL pIN0Y Wolj Juswases Wiojs apim 0| pasodold nnuu
/i | . [L#L0°06} M.60.£Z.68N] (L"ap68 @mm_uwwmmummw_ \ om.r_mﬁ 09'kee m_%m_%momm& 3.£¢ m_w%%w ® v OF =l mémm
_ —_ : e .60.£2.68S 000, JEE90.2S 8 O =l
Z3ISVYHd = b 07— 10°061 : . & ® : = — .
/ | | 3 %%Nummw o eeeEL 7 3.60£2.68S y £9¥S1 3.60.£2.68S ; / 0002 BulAaAin w
_ s rr—————————————f—_——_—_—_——,——,——,—_—,—l—_— v K ) -
| 3SVHd = X X Wbs evieLL : AL¥3IdO¥d —_— "1 HEEhcBBS
) o 80107 O | D Amu_.o_ mv mwm—._ﬂ_ L1-100C 1d '} [8d1ed JBuiod (S — 1 --9'L 2
NOILIAAY 1S¥I4 SMOAVIN SSTHAAD Il i 1291 020Z 1d ‘L |921ed - & . o J&
40 1v1d ¥3d QHOOF¥ 40VIva =  [z#* 1 | | | L0Z-QVOEYY 107 XeL o = ~E % 58
' : = N =* - ; | 2 3
Z Touy, : P S0 i
INITALYIJOYd MAN = — -+ — O S - K L : ; ] ta &3
: MmaIA Allagyoe | <
B 8 IRALSSERRIE, - 2s 88 /
INIW3ISYIMIAN = —————- T dl @ : =2 N
| les 8 i w 1snl| a|gexonay pinos -~ | Q2
Q3LON SY INIWISVI ONILSIXT = — — — 7 5 Q BuslEI BUID PUB PIN0Y Palj|y SBwoy L &/
b 1o — MaIn Auagyoe|g Joj aul elp & Bunsixa 1) ——— 7 % :
FONIAONILSIXT = — X— _ _ nln_ E G- paniasal Bulaq Juswases Jamas apim Q| O A
SS# 071d \ In : Z 9seyd | x i
= - & ‘ pajesul aq o} : j /& ;
el d PEsIS AR [ /] eouuew kienues + bl . | 00€-0EYY 107 XeL
aoy NOYI = i . _ e /’ . T 1) . merﬁomﬂ Jjuswinisuy
& . __ 77 ‘selpadold saMoN
dvO OILSY1d MOT13A =  DdA = N C) @ T 6206t M.60.EZ.68N | o)
:mmuwN A..ull_ wxmmgmz: _ _mw NNN m.__.v.o..w..—uc@ww \ .Om_%omm .DOO—.I_
AINUVIN OdA HLIM 13S A0H NOMI .0€ X .8/5 = o | | = = =
01-210Z 1d NI 13S ,8£8Z ST 943gM3N. 7
AINUVIN OdA HLIM OY NOYI .0€ X .8/5 = # | @
£1-1002 Ld NI L3S ,8€8Z ST OHIAMAN., 00091 N ] g sk ielg | | 101 xB |5
Q3aNYVYIN OdA HLIM QOY NOYI .0E X .8/ = ® 5 < e i | and o 4 T (N | <R 20€-G20c# Isu| €0c-avoery - .._m: L w
'NMONM 41 Q31VLS NIDIYO 'd3LVLS | F panows) aq o} | m m R | A0 o90% SChek 15t i
_ Buip|ing Bunsixs i Z aseyd ul e I b 0L-2102 Ld ‘Z 18dled IBUINA n
ASIMEIHLO SSATNN NOILIANOD dOO0D NI _ Ip[INg bupsl A — = L) ] o 0L-210Z1d ‘€ 192484 _
‘NMOQ .20 OL HSNT14 ‘ANNO4 LINIWNNOW = L] | | ; \P q o) . T e - 1G£8 1-100Z#1SU] TRANN 10}
— = - ..?m..:u_,_. I/:..,|7. _ﬂ& |+|J- AH 34NLNS Mu (/#) Wuawasea AN [eauos|e apim 0z
pu @O@I_ . (g eseyd) 9 ® 46 s107 10} INd P INIWISYT IMIF B ATVANVINISIFI g I\ w«vi _ : b
et RN - R - e 1oz | NEEY| . . ese0k BSHILIN ¥ILYM _
'+ 6EL -MN LNO 3l | AITIV 3AIM ,0Z dISONJOYd : 1 m I\ __ ooﬂf S 3¥NLNS __ ;
JeTrlalviodoL | 89181 MZOLGBEN — o VBT L o g o fte—Q0SL =n /..T
S il wmﬂfl[fJ s S6169€ T 0LT M.Z0.LG.68N 81 —=9
6v'2€1 '3 1NO 3| [14"M.20.15.68N] ) | ! — -
f 3 L, ! . /,_, n.l_
‘8gl . O sIsve - ZN
_w.v, wm_.. N NI .8 3l uiseq yojeo wioys e 4 2= 01-2102 dd ul psjeald _Do W .
0€ 6¢ Fow,...cww_r_ _.._m__w_ — .~ _.— | ‘-oegeping jouoiiod 37\ nﬁ) | ondas
R o e = D perowsiaqe o A 11 P A et o ~|  (€¥6 ©d LI TOA ¥3d NOILdIOX3)
e i | 9sBeyd paAowal aq o} ssnoy duwnd 7 _ __,,M,_ E L 00€-0€¥Y 1071 XeL
v§9€l -3.1n0.8 3 ajod pue Jamod peaysanQ N _ ol . /G881 EL0Z# juswnisu|
£L'8EL ‘M NI .83l | B m—————————f———————37- 977 ‘seiuadoid 99X
¢eeyl NI i em————————————— —— - ....ﬂlvmn- S [ | [1# 0008l | _ i
ajoyuew Aejiues \ 9}210U0d _ 0005 ||| I | /
£L7EL 3 1N0 .81 3 \ a1\ LT == S g1 NOISNILXT NIVIY 91 G652
88VEL NNILGLIAl —— ) [1#€1z9e] 20292 \ M.SS.0S.68N _ — H3LVM FHNLNA _
8C°SEL 'S NI I ] 20Cle ovL N LNO.8 3l — (12910020z# Isu| Jad uondsoxa ay)) ¢ J07 Jyauaq 1o}
e Nm_” ‘M 2_ Ell pauIBjuOo? J|as ale sal|iin (s10| ¥) | mmm_“ﬂm.\._&cv_. 'S NI ..m A € 107 J9A0 Juawases Alejiues B pue QQg 107 Xe| pue {107 Jo Jyauaq
m__mwcwﬂ _“__.er“_w i g \ w_.,. i) .”._.z_w_ | 10} | aseyd ul pajealto Bulaqg juswases ,3Nd SS8208e 07
7 @) J Z LO1 ONISNOH I1aaIN I¥NLN4 8 L 1O e |
"yons se ulewsal |im pue ssaidA9 o} suiesp wiols Bunsixg =S | __ Y04 (1 @seyd) LWIWISYI Y3 LVYM ANV 3IM3S LAd 3AIM 0L A3SOd0¥d
‘9buexa ou “ssaidAo Jo Ao woly papiAaid s1 Jojem DulsPa) = ¢ (AVMavO¥ ¥04 a3AY3S3Y 02 LSV 40 NOILJIOXT SV
2 9seyd ul pedeidal & Ik PISjuIelp pUe jUE adas Bupsix3 el % INITO1a 40 LSIM 02 w<_o._m__.: /922 S1d INIHOOVL _ Y€ 68 3.00.00.0 S 621
ulewsal ||Im pue Buiisixa si pesylaAc [eol109|3 ) ! ; i B °
SomAn BURsKg 1707 s @3MYVIN LNIE OdA /M A0 NOHI .8/G “ 10718 3.00,00.0S | 821 661. 3.00.00.0N | L1
‘4oNns Se Ulewal [|ImM pue ssaidAn o} Sulelp Wio}s BupsIXT 1Nl ~_ddv.isl SMOAQVIW SS3ddAD LNIOd TVILINI 7 | vE oy 3,0282.¥SS | 221 00001 M.ES0S.68N | €11
i = £'€609 L 065 7'€899 6 UonIppY isii4 |~.00'52H - 00's2 1602 M.POP.6SN | 921 1608 M.PGSP.68N | 211
asByd Ul PaUOISSIW0oap 8] __W,, mmwmm _umwo___ww hmw_mﬂmm“_hw_xm W_Vo 82999 92999 g smopeapy ssaidAn g _ Ly = £8'89 M.YOVP.68N | SZ1 16708 M.ESSSH68N | LI
, ! : : wp . .
‘| aseyd ul paoejdal aq [Im paluleIp pue yue} opdes Bunsixg O ce0le | creoLe ) g = . 6€'L8 M.YOPP.68N | ¥Z1 6Y 501 3.20,15.68S | 0L
uiewsal [|im pue Bunsixa s peaylano |eol}os|3 L/L1¥9 6'€.8 9'15¢€. 9 .. = 826¢l :(MN ,8) NI 3| ._‘m.mm 3.86.80.0 N 14 .oo.mn Mil760.0N | 671
‘saninN Bunsixg | 107 0GLETL GevlL G'850pL g ™= _mm,.mmﬁ Mm __mw n_ w_ SO'v8 M.8000.0S | 221 .2£°06 3.20,16.68S | 81
2 V961 7081 9'99/9 ¥ ~ 0 ' s Mg w2501 M.EGI0G.68N | LZT L0'SL 3.¥2.20.0 S L1
L0 STIANNINEN A0 ALLD €956 56592 oL16. c | S s s 19'89 M.£5.05,68N | 021 9106 M.SG0S.68N | 91
§¢0¢ ¢ ¥3diN31d3s -31vd sTrlel sevizk | e GHEEL X5 B0 LR 3 Y S€'/8 M.£5.05.68N | 611 67501 | M.GS0S.68N | &1
O ‘ALNNOD TUHAVA ‘ITUANNINOW 40 ALID 066V, 0'66v. ! Stzel {(MN .0L) NI 31 i 0000 | M.SG0S.68N | 8L1 6862l | MBEBO.ON | ¥
WM “M ¥ 8 “S ¥ L 0E NOILOIS 40 v/L 3N :NOILYOO 14 0S 14 0S 14 DS | #107 L6'9EL ”ﬁ_.mk _.,_L__m“_u_ | 6508 M.SS0G:68N | L1 0062 3176008 | €7
13N INIW3SVYI | IVLOL } ‘ _ 00°6. EMAA4 TN 9L1 LLve 3.0€0L.0 S 4
ajoyuewl WwJio.
m.m\nh\ﬂ\nmb m.mnm T\K m.m SSWO\ 1NIWNISYI % TYLOL VIYVY LO1 14 IS @ W18 M.GS.05.68N Sl B66'17.L 4..660.0S 11
NVId NOISINGENS FALLVINTL L 40 S 39vd JONVLSIJ ONIdv3g NN 3ONVLSIJ ONIdv3g WNN




G86L# 01-L10T dd Uim pajeaid peeeL-L10T # Isul 1od 29| s|@oled 1o} juswases Ann INd & (§)
6€°29 3,52.28..vS | 00'SY 919 W2€.8G.96 90
0L-L10Z dd YiM pejessd peeeL-L10C # ISUl IAd 0L (B) 1Z0p 3.81.90..GN | 00°GY 89'Ly .20.v0.€5 3o SADVE. =
0L-210Z uoniyed ui psjeao . . :
punoJeuln} yonJj allj pue € ¥ Z s|aoled Joj Juswasea Alljlin pue ssa00vy ,0Z @ L1-100Z dd Ul pajealo AN Ss800y Gl @ 8LYY 3ulVEV-0N 0050 889y «89.0v.65 28 L 3SVYHd = b %
: ¥6°1€ M.9SES.6PN | 006G G9°ZE WLTYEalY €0 HHM
1G/90100Z# 1SU| 9oUBLISUOWIDY SAIBAA 0] JUBUSAOD) SAIIDLISaY @ TAMIN 0 Wwey /GE81-1002 # 1sU] 3Nd .02 @ el 3.5¢.5¢.9€S 00°GL S8l W8¢.LE.0L 20 oy 0 NOILIAAY LSdId SMOAV3IN SS3HdAD
| | ¥9'69 2.8V..G.LVN | 00°GY 6169 /£2,00.£8 10 O =ul. ATVOS 40 1v1d ¥3d 4003y 0VIvd =  [z#' ]
_ €92 S|92Jed 10} 01-/210Z dd Ul pajeasd Ajnn %@ ss900y INd .02 @v wiuiey o} uosuyor 6/90-100¢ # 1suU] 3Nd 0L @ JONVLSIAd SNIMY3g sniavy NV v113d WNN mc_\nmzj m
w__ f : L1-100Z 1d ¥3d 4003y 40Vivd = [1#° ]
/ JONIHISTH INFJWNHLSNI HO4 ANIDTT LNIWISYS ST SRR & et
, _ 3NIT ALYIJO¥d MIAN FHL ONIHSITEYLSI MH¥IT1D ALNNOD HLIM a3a¥003H NI39 SYH 295006102# LNIWNHLSNI 295006102# "LSNI 90d 3N¥L
/ SALVLSI WINVX 10} pejea.d jusuiases LIS apim 01 pesodoud 1SN PINOS W04 JUSLIBSES WIO)S BpIM | Pasodoiy INARESVANAN = e
/ _ _ :-ﬂ“ ..—.0.0m—‘ g:mo.mwnmmZm _”—..ﬂ“ _wm mw m_”mO_MNomwww \ i _“_‘% ..D@.—‘NN m..mo.MNomwmu_ .Nm.m Om|_loz m< Fzmgmmﬁ oz_n—lm_xm = —— S—
, R e o 96°69 =g o091 3.60£2.688 / ~000) 3.EE.90.ZS 8
WG N = F = =t e = ugeeen, e o s T
__ _ m_.@Qm.MNomww |||||||.M|@|@M_‘|.||||| |||||.I.MH@|D.MUN|oWw .mm .V@F ; \ﬂ m..mO.MN_ummw ‘__ 4 .OO.ON mozmn_ oz_n_-w_xm = X
J wbs evieLL a o ||I>I._.M*Wn_IhMN._.n_ IIIIIIIII _I|I - IIIEIIIIJIH.I\AI | 3.CG.LL.68S / 3did NOMI = di
|| ] 'saiy 9’} Amwo_ nh..v ‘W oSk r_ ﬂ_ - £1-100Z 1d '} [091ed 18ui0d S — -9’} e
s 7 1291 0202 1d ‘I |92ied <o % sy aod NoyI = ol
_ - J07 Xe N B _ Sdl s
| g CGape A 5= 8 2 ol . 7 RIS dvO OILSV1d MOTIZA = OdA
e & 0€801L1L00C# uswnysu| a3 -1 002-avoery 107 Xe| | | __ % 2 )
_ |z IsniLMo0D €€/ £20Z# EmEEBW« oy % & / S .8€8Z ST 9Y3IFM3AN.,
| m Sy Mmalp Allagyoe|g ﬁ | % % / A3aXYVYIN OdA HLIM 13S dOd NOYI .0€ X .8/S = o
= .____... m - 8 1| Oy »
T _ : @ xR JI'F / 01-210Z 1d NI 138 .8€82 S1 99IGM3N.,
= o JERUL SiA=A9A0E AITKD - i QINUVIN OdA HLIM QOY NOMI .0E X .8/5 =
_ w H_ Q 8us|lel) BUIS) pUB piNag) palyy sewoy | _ & / " " B =
X ulewa: MaIA Auiagyoeg Joj sul “elp b Bufsixe 1oy *» & . £1-100Z Ld NI L3S .8£8Z ST O¥IAMaN.
_ T 01 3O : paalasal Buiaq Juswases J1amas apim Ol O~
ss# 910 . B mc_ﬁ_xm __ . A3IXNUVIN OdA HLIM AOY NOMI .0€ X .8/5 = ™
66e1S o o ot : L 3 :
mc“mmm >m e S 000c . - 00€-0€vY 107 XeL 'NMONM 1 d31VLS NIDIYO ‘a31VLS
. 3y ey . R ——— N /G881 €1 0Z# juswiniisul 3SIMYIHLO SSITNN NOILIANOD 00O NI
_.. u @ | - 3 j £ & ; - 4 - .
_ Nm. N . *_f_ 0414 6206 | MBOEZ.68N ﬂ _ 977 ‘seipadold 8aMoN NAOQ 20 OL HSNT4 ‘ANNO4 LNIWNNOW
! ®Siee r -
(7 Sl.22 3.70,v7.68S By, . B« - T A T l 7
| ] |@ | T O 96 | oogi ¥ pusba
i s e == S
A Gz g S Y166 O
| 2 \ &y L § | 3 wooulpIADBIegMau  Xed ZG/¢-v/p-(€0S)
| N | | — |l m 20Z-avoepy 107 xeL 18D 9G61-.£2-(126) Zrlvv.v-(€08)
(N = 2 . ,
o) G es AN D R L ve0e m_wwwu sul " 82126 HO ‘SIIAULINON
g IHL _ !
00081 & j RENUENTS J IS | _ 0L-2102 Ld ‘Z [e0sed |2 _ SHEAS AN Soct
. = - =
‘pejeaID S| SALP S \ | 5 - 3 71 4T IS /GE8LLOZ# 1SU| Ul paguosap juswases b ou| mc_>®>._ ns @._mngmz
arenud 0z aup awn je | | L= & B <dRRl | | & .0z Bupsixa 0} 3oalqns €| sja2Jed Jo Jysusq I
paysinbunxs aq 0} _ _ i = ;_f_, _ % 8y} Joj Juawasea Aj|in pue ssa20e apIm 02 __
L1-1002-1d Ul L] 1k IS | @ v . 9z0zZ-1€-ZL SMAN3N
psjeald E.MEmwmm . | f.e /i b k /GE€81-L00Z#ISUl TBMIN 10} | €02-avocyy 307 XeL A i 9e8z
ss3008 m ﬁ ugsper | (z 3seUd) 9 GG S107J0} INd P LNINISY IIE B STYM NVISL 128 5 | \ U _om® 3 690€-GC0Z# Isu| I Od3IEM3IN 'O NHOP
© ! (T 1 e | S 1928 5 I R 85901 &) J9JUIAA x/ 661 '0€ ANNF
) | 1. (¢ 8seud) A3V 3AIM .0z AISOYJONYd = . 001 0L-210Z1d ‘c 19osed  \| V NOO3HO
| e 89°/€1 MiZ0iLG.68N  —. o — £1'¥8 . ,00°06 = W5 ] < /Wu
! _ o €L %.._,fff' | S669€ 0L1 M.Z0.LG.68N T — - I
/ / 5 [L# ‘M.20.15.68N] .
| 5 ONINV3g | z 00L-QVY0EYY 107 XeL HOAIAUNS ANV
A . 40 sIsvd i = ._N TVYNOISSIH0¥d
& ol(b) a3y3Lsioay
| N S = - 5 (3 o ~| (€¥6 ©d Ll TOA ¥3d NOILdIOX3) \ /
© 7 ! | = 00€-0Ev{ 107 Xel
¢ ||l ¢ o |8 £G881€10Z# Juswnisu
= P o 7 S | ﬂ 9717 ‘seiuadold a8yoN
e DY s PEd 1 L#40005] i
/< s _ | & _|\\_ . \ R . A Ths o Jﬁ | /
- o T x Y 7 GLT c N ) B g1 . 91 :
\ / S [L#'€1'292] 20292 \ M.SS.05.68N Ml B 008
] 20'CLE _ (12910020z# 18Ul Jad uondaoxa ayy) 307 Jysusq 1o}
_ pauIBJuOD J|os ale salji|in Amuo_ vv | @seyd _ € 107 JaAo juswases Alellues e pue Q¢ 107 Xe| pue ¢ 107 Jo jauaq
| uiejel o) obeIEb \ 10} | 8seyd ul psjealo Buleq juswases ,JNd Ss2008 07
7 @ | BesnoybuBsK® 7 | 07 oNISNOH ITAAIN FUNLNA B L 1O Lk SRS S  ee] :
M Y04 (1 8seyd) LININISYI HILVYM ANV H43IM3S LA 3AIM 0} A3SOd0O¥d 1018 3.00,00.0 S 821 66'17L 3.00.00.0 N 43 €609 L'065 #'£899 6
= (AYAMAYOM HO4 IANTSTY 0Z LSV 46 NOLLAIOXT SY .vm.@ 3.02.82.76S | 221 .8.09 M.EGOS.68N | €17 82999 92899 g
] % 3ANIT O17A 40 1S3M 02 SV AT13H) 922 STd INIHOOVL. 604 M.¥0Fv.68N | 91 16708 M.PSSY.68N | 2L Zve0Le Z601E .
W A3XUVIN 'LNIG OdA /M AOd NOHI .8/S £8'89 M.POPP.68N | G2 1608 M.ESGS.68N | LL1 1 11%9 6'€/8 9'L5E/ 9
m " ~_'dav.isi SMOAav3aN SS3ddAD LNIOd TVILINI 6E/8 M.POYY.68N | ¥21 67501 3.20.16.68S | 0L 0°SLEZL gev/lL 5850¥L g
= uonippy jsii4 _ 00'52~00'cz 16'€8 3.8680.0N | €21 00'G. M.L760.0N | 61 Z'v96r v 081 9'89/9 v
%u smopes|\ ssaidAD 7 _ it | G0'¥8 M.80,00.0 S (44 2€°06 3.20:/15.68S 81 £'96ZS 66592 9LL6. e
O J m ¥2°G0L M.ES0G.68N | 121 10°6L 3,72.20.0 S L1 szZrlzl gzrLzl z
S = 1989 M.EG0G.68N | 0Z1 9106 M.GG0G.68N | 971 0661, 0'66Y. L
- — SE'/8 M.EG.0G.68N | 611 67601 M.GG0G.68N | G 14°OS 14 °OS 14°OS #1071
G 007001 MGS0S.68N | 8L71 BE'SCL M.BEBO.0ON idl 13N INIW3sSY3 | TVLOL
L2 B0C ATUANNINON A0 LID = 6508 M.SS.05.68N | 21 0062 3.1760.0S | €1 ININESY3 B TVLOL VIUY LO1
§¢0¢ ¢¢ d3dNd1d3s ‘31vd = 00°G. vl ON | 911 LLYE 3.060L0S | T1
HO ALNNOD TIHWYA ITUANNINOI 40 ALID 3 PrL8 M.GG.0G.68N | Gl 661. 3,.560.0 S 11
WM “M¥ d St L '0ENOILDAS 40 #/L AN NOILLYDO1 JONVLSIA ONIYY3g NN 3ONVLSId ONIYvY3g WNN

SINIWFSYH STLVLST WNVH
-H04 SINIFWFSVYF NV'id NOISINIGENS FAILYINTL L 40 9 39vd




G861#

6E°L9 3.62.25..¥S | 006y 919/ .2€.86.96 90
L2 0P 3.81.90..GN | 00°G¥ 89'LY W20.70.ES %) Z3SYHd =
8Ly 3.PEP.ON | 00GP 88°9 46S.07.65 70
¥6'1€ | M.9SESHYN | 00GH 89CE ATEly | €0 - bASTHE = | X% X
LN.NN _\ m..mN_mNommw .ODD _\ _m.w\wr ..wN. —..NOON NO D._V O Zo_n_u_ﬁ_ﬁ_< ._un.wx_n_ m___soﬁ_qms_ wwmm&}o
| | V965 3.8¥.LS.L¥N 00°Sy 6159 «€¢,.00.£8 50) OF =.1 31Vv0S 40 1V1d ¥3d 40234 40VIvd = [zg* |
a JONVLSId ONIYY3Eg sniavy | ouv v113da WNN BUIK
| uAsnng L1-100Z 1d ¥3d A¥0O3Y 40VIva = [1#° |
/ INIT ALYIJOYd M3IN FHL ONIHSIT1gVLS3
| MY310 ALNNOD HLIM 3aH003Y 295006102# "LSNI 80d INHL INITALEIHOEd MAN = =+ —
/ N3I39 SVH 2950061 0¢# LNJWNYLSNI S31VIST _>__2<v_ 10 pejesld Jusuiesea uojs apim 01 pasodolid ISNi| piNoY WoJj Juswases Wiojs apim 0| pesodoid INJWISYIMIN = - ————-
\ | [1#10'06} M.B0.EZ.68N] [L#'.96'69 3.60268S] / [1# 09122 3.60£2.68S] LL°9
, 0.8 e o 96'69 g o 091ZC 3.60.£2.68S /0001 J.EEI0.CS 4 Q310N SV INJW3SVI ONILSIX3 = — —
[} il i 7 i fad o E =t —_ —_ S —
__ _ . m_.@Qm.MNomww I||||||.m”|@|@m_‘|.||||| L0 |.Mﬂr“0|ﬁ_.m”ﬂ|gmw|| i |||||.m.u|©|.vm—..| ||||||| k \ﬁ 3.60.£¢.68S i 4 0004 3d0ON34 ONILSIX3 = —i—
J wbs eviELL - : J ALH¥3dOYd i |||a||||f|K|Q| | RS
_ 'SA10V Q') [] mu.o_ m ‘W mwmr—n_ £1-100Z Ld ' 89184 10UI00 S — o ~-9') Jdid NOHI = di
{ 1291 020Z Ld ‘) [eoseg 418 Em _
| 102-QVO0EYP 107 XeL @ o E | NP & QoY NOMI = Ml
®. = 0€801100Z# uswnisuj = 9 | 002-avoevy 107 xel | %, Mw ; 3 dv0 D21LSY1d MOTI13A = JdA
] W e i 7 G 8ee. €cocH EmEEBW« A .8€8Z S O¥IGMaN.
2 e e e 3 MaIA Aliagyelg 0|8 &9 / _
| 7 g m ﬁ Bs &8 ' A3INYUVIN OdA HLIM 13S A0Y NOYI .0€ X .8/5 = o
_ : S NS Vg 1 04-210Z Ld NI L3S ,8€82 S19H3IAMAN
2 : 9 1SNJ] 3|qeM0oASY PINoD) __ g : "
| 5 u S ueuEp BUIS pUE PINOS PaLy SEWOLL v £ A3NYVIN OdA HLIM AOY NOYI .0€ X .8/§ = &
i urewal malp Aliagyoe|g Jol aull elp & Bunsixa 1oy £ pg g
s 010 _ _H 01 aWwoy 50 Bga1 BB L e ISAES, FASEBOIE O, | ¥ /& £1-100Z Ld NI 13S .8£8Z S1943gM3IN.
6Bme s -~ N Bunsixa — 0L-2102 dd Ul pajeaid % /& ) AaMEVvIN DdA HLIM QOd NOdI .,0E€ X .8/G = ()
\ | e h 202’8 £0Z 1L Joj Juswasea Ajjyn apim 0| \ ¥ 00€-0€PY 107 XeL
aul| 1saM N B = = g 667291 1V /G881S L 0Z# Juawnsu| ‘'NMONXM 41 d31VLS NIDIYO "'d3L1vls
= N () SRR ) e s (o) —e— *_ﬁt_ 0LLL - 62°06 § M.BO.EZ.68N gﬂ : ‘NMOQ 20 OL HSNT4 ‘ANNO4 INJWNNOW = L
_ _ Sl'lee 3.70,77.68S / 0002 ”; 006 1 oo P
| 006 _ us mm
_ o AT A h— — — *| =y U I—
| ren \ s 91 N N #L B \/ €€609 | 1065 y€899 | 6
_ r\l/../J N % — e 8 ¢899 8 ¢899 8 woouoInDBlagmeu  xed ZG/€-v/~(€0S)
@ /W\I.r/ b © _ Z¥60LE Z¥60LE L 18D 9661-2£2-(1.26) ZrivvLy-(€08)
' ] | om_wmn_m_ﬂw ~ €02-avoeEby 101 Xel  »¥ osiezl | Sepll S8sOvL | S SsueA3 3N S0ZL
Z aseud Buunp = ; - . I\ . : :
| perowsisacs N 5 - 20Z-av0ery 107 XeL GERe=cOZe P e CYoty | TvOSL | 9899 |V ‘ou| ‘Buikening BlagmanN
BuIpling Bunsixa 7 Z aseud Buunp BERE N $20S-SZ0zZ# Isul I3HUIAA _ £'96¢S 6'659C 9'LL6L € .
| __| |__ paAowal aq 0} ! 13 4000 R i — gzvizl gzvizl | e
— |l » = ) _ : :
| SV, 1.6 /) R 0L-210Z 1d ‘Z |eoied = X 0'e6v. _ 0'e6v. _‘ 9202-L€-Z1 SMaNIY
] (¢ 8seyd) 92 96 S107 40} INd =@ iy : - Il 14 OS 14 OS 1405 | #1071 4 8€82 R
T B 182 = = — 6590 |8 x/ 13N IN3aW3sva| 1viol ONIGMIN ‘O NHOF
e ! mo . _ooﬁ \| V ININISYI ® TVLOL VAUV 1O /661 '0€ ANNF
| | = 8926 M.Z0, (G268 .00°06 S ] i /Wu NOS3d0
x & v
/ o .
H | _ X | @seyd pejedeA aq a) z 00L-Advocyy 1071 XeL
- I E= 0L-2L0Z dd Ul nmﬁmﬁ = ._w HOAIAYNS ANV
& _ JeS 8p |nD Jo uonlo I~ TYNOISS340dd
AN = = n = 5 o € % ~| (€6 ©d L1 TOA ¥3d NOILFOX3) ST
9 B 7 | | = 00€-0EYY 1071 Xel r %
o | T s, S # C 7 B L9881£L0z# LS
= g =] ¢
] : 8 3 271 ‘saiuadoid aa)o
/< ; e _|\\_ e . SIRRR flhs :wo%mmom_ | Jﬁ _ /
X | i /o /a1 \ GLT N LT Gl . 97 ;
3 o [1#'€1'292] 20292 \ M.SS.08.68N T 002
i c0cle __ (12910020z# Isu| Jad uondaoxa ayy) ¢ 107 Jyauaq Jo} desx o1 6a11 ALiBUo
| paulejuoo jjas ale saiiun (sio| i) | eseyd _ €107 Jano Juswiases AIBjIUBS B pue QS 107 XB] PUB ¢ 107 JO Jsuaq bpo1ean Aley
_.._\ uiejal o) abeleb \ 10} | aseyd ul pajealo Bulaqg jusuwasea ,JNd SS9008 02
O 4| ®senoy bugspe Z LO1ONISNOH 31adiN 34NLN4 8 L 1O
= __ ¥04 (1 8seud) INIWISYI HILVYM ANV ¥IM3S “LAd IAIM 0} A3SOdONd
ﬁ (AVAMAVOY "04 3AY3ISAY 02 LSV 40 NOILdIOX3 SY FEG8 3.00.00.0 S 6¢1 dsay 0} @21 elonbas d
® INIT 271d 40 LS3AM 0C w,w a13H) .£92Z S1d INIHOOVL, 1018 3.00.00.0 S Y 6672 3.00.00.0 N P 289y 0} @3} Jnujem
s A3MYVIN IN3E OdA /M AOY NOYI .8/S o5 zuzves | I 300 CE0C.68
— _0av.1Si SMOAvAN SSIUAAD LNIOd TVILINI ik SL L 5l QOUOE | WuBe0B.00N | S
Z LONIPPY 18114 _ 16°0. M.OPY.68N | 921 16708 M.PSSP.68N | ZLT
D o . ~00'52~ -006z~ | £8'89 M.POPP.68N | SZ1 1608 M.EGSS.68N | LL1
GO smopes|y ssa.dAD 7 | | 6¢.8 MPOFP.68N | 21 6¥'G0L | 2.20,1G.68S | OL1
O | ™ | il ! Uik o daay 0] @an snudfo
P b IWI LB'E8 3.86.80.0 N 1A 0064 Mul¥60.0 N 671 aA0UWIBI 0] 3] UM
s = S0'v8 M.8000.0S | 221 2806 3.20,16.688 | 81
= PLS0L M.ES0S.68N | LZ1 10°GL 3.4220.0S | 21
L390d ITTIANNINOW 40 ALID O 1989 M.ES0S.68N | 021 9L°06 M.SS0S.68N | 91 _
. A - SE78 | M.ESOS.68N | 611 6v'50L | M.SS0S.68N | S1 deex 0} ean snidfo anowsai 0} 821 aidde #
5¢0¢ c¢ ¥38N31d3S d1vd = 00°00L M.GS0S.68N | 811 6EGZL M.BEB0.0N | ¥1 :
' ‘ ﬂJll_ i i i o ] 0" I o
mo \_ﬁz,ooo .._.____.._Ed..\_, .m_._.__>zz_§o_>_ 40 >.:o. 6508 M.GS0S.68N | 211 00°G. 3.1v60.0S | €1
WM My d Sy L 0g€ NOILDIS 4O #/1 dN ‘NOILVIO1 00/ 3.v71.0 N a1 1LVe 3.0801.0S 21 "UOIJEAROXS JO }JIels 0} Jolid
; ; ue|d uolsols yym sjuawases Aln pue jaais Jo
SNOILYI0T 7341 SFLVIST WYY '8 M.S5.0S.68N | Si1 66vL 345600 S dl noAe| yum papiaoid aq |im ueld uonuajel 89l
JONVLSId ONIYvY3g NN JONVLSId ONIYVY3g WNN

-NV'ld NOISINIAENS FN[LVINFL L 40 L39vd

Teid [euly yum paoiniod aq [im ueid 931339848 :F1ON




G861#

X048 NOILINNr M3N =

dIMOd AdVANODIS MIN = XO8 NOILDONNM ONILSIX3 =
dIMOd AYVANOD3S ONILSIX3 = HIAWHOLASNYYHL ONILSIXT =
43IMOd AIVNIAd M3IN= HIWHOISNVYHL M3IN =
dIMOd AIVINIAD ONILSIX3 = L1INVA M3N =

AN3O3TTVOId10314

¢ dSVYHd =

| 3SVYHd =

NOILIdAY 1SdId SMOAVAN SS3HdAD
40 1V1d 43d 40034 40 Vivd =

L1-1002 1d d3d d4093d 40 VY1va
ANIT ALY3d08d M3N =

1l
—
o=
HH
—

IN3IN3ISVY3I M3IN =
A3J1ON SY INJW3ISVI ONILSIX3 = — — —
3ION34 ONILSIX3 =

ddld NOdI = dl

aod NOdI = Ml

d¥O DILSY1d MOT13A = JdA

«8€8¢ S71 9H43GMAN.
A3aMHVIN OdA HLIM 13S dOd NOHI .0€ X .8/S

I
o

0L-210¢ 1d NI 13S .8€82 S1 ©9d3aM3N..
d3aMHVYIN OdA HLIM dOd NOHI .0€ X .8/S

£1-100¢ Ld NI L3S ,8€8Z S71 Od3GMIN.
AaXNdVYIN OdA HLIM @Od NOYI .0€ X .8/

'NMONX 41 d31VLS NIDIFJO 'd31vLs
JSIMYIHLO SSATNN NOILIANOD Ad0OD NI
‘NAMOQ .20 OL HSN14 'ANNO4 LNIANNOW

puaboa

LL'6EL -MN LNO 3l
HE€72PL-31VHO dOL

UQIsL

BF°LEL 3 1NO 3l

8P'8EL 'N NI .8 3l
0€6€L ‘M NI .8 3l

0g2hl INIY
ajoyuew Alejueg

FS9ElL 3 1LN0O .8 3l

EL'8EL M NI .8 3l

ceerl NG
sjoyuew Alejues

€L MS Ul 2L 3I MeN
£47€L '3 1N0 .8l 3l
887€L ‘N NI .81 3l
8¢'SEL ‘'S NI 3l
¥eLEL ‘M NI 3I
Qorerl -NIid

8joyuew ulois

—

06 7EL /

‘yons se ulewsal [|im pue ssaldAo o1 sulelp wioyg Bunsixg
‘abBueya ou ‘ssaldAD Jo AN woly papiaocid st isrem Bupsixg
'Z 8seyd ul paoejdal aq ||Im pjayulelp pue jue} opdag Bulsix3g
ulewsal [|im pue Bunsixa si peaylano [eolos|3
‘sann bupsix3g /107
"yons se ulewsal ||m pue ssaldA9 0} sulelp wiols Bunsixg
I
aseld Ul pauoIssiwooap aq |jIm Jamod pue [[am Jaiem Bunsixg
b ‘¢ 'z S10] $S0JD SaUI| JUBLIND
‘| @seyd u| pasejdal aq ||m playulelp pue jue) apdas Bunsix3
uiewsal [|im pue Bunsixa s peaylano |eol}os|3
‘sapn buisix3 | 107

13X004d ITNANNINDO 40 ALID
920Z 'LZ AYVNNYVT :3L1vad
dO ALNNOD TUHAVA ITTIANNINDIA 40 ALID

uiseq yojeo wiolg — 7 ¥ Liols
i ../

uiseq yojeo wio)s — |
T e e—i

%%u 21a
BlS 4'S
aul| 1S9\ -

@)

WM "M ¥ ¥ S ¥ L'0E NOILOIS 40 #/L AN ‘NOILYOOT
} FSVHA  SIILIILN SFLVIST WNVM
NV'id NOISINIGENS FANLYINTL L 40 1'S 39vd

(SEF) NTSSTIdAD

920¢-1€-¢l SMINIA

8€8¢

woo yuloIA@ Biagmau

xed gs/e-v/v-(£065)

® 6E°L9 3.62.25..¥S | 00GY 91'9. u2€.85.96 90 @w_hm_mmﬁ_oﬂ .m_o_,_ﬂ_uo_, 120 9561-2£2-(126) Y LyvL-(€09)
™ 8L Y EVAAN AN 00'SY 88°9F 165.07.69 ¥0 sueA gN S0zl
76'LE M.9SES.6VN | 00°Sr 592 WLTYEa LY €0 . ¢
1y ZELL 3.5262.56S | 00'GL 9p'8l W82,1€.0L 20 “d| @C_>m>._ ns m._mn>>w2
- V965 3.8V./G.LPN | 00°Gh 619 .£2,00.£8 10 dOAINENS ANV
2 JONVLSId ONIYV3g sniavy | ouv vi13a WNN TYNOISS340ud
ANIT ALYIJO¥d M3IN THL ONIHSIIEVLST SELERD 22D
X MHIT10 ALNNOD HLIM d3a¥003d ¢95006102# "LSNI 80d INYL
/ N339 SVH 29500610Z# LNIWNYLSNI S3LVLST WINY 10} pajessd Jusiisses wiojs apim 0| pasodold Isni] pinoY wWolj juswasea wliojs apim 0| pasodoid HHM
/ . [1#'96'69 3.60.£2.68S] ‘o ; o ov 0
|\ [L# 10061 M.60.£Z.68N] _ e Ll \ [1# 09122 3.60.£2.68S] LL'9
032 T - s 96'69 — g o092 3.60.£2.688 /000, J.EE90.2S_ @ Or =.L ‘3VOS
" | e | e ) | amcems R ww BuIkoAINS
Wbs evi€Ls dadoud Tt Tt | 3.es1.688 .
; . R | S
| seny 9'l [] Amu—o_ mV o9Seyd o £1-100Z 1d ‘T [091ed 10U100 (S — =9’}
1291 020Z Ld ‘L 1edted .| S
| L0Z-QVO0EPY 107 XeL ® % ~E x 58
| 0€80L100CZ# luswnisu| s 9 | 002-avocyy 107 XeL ___ * %u _
| Z . ISNILY00D 8e€/ €20 Emsszi ey % & /
S St MaIA Allagyoe|g ol L g
_ - 5 " ‘\ j ® |0 3
Ll 9 i w 1snl| a|gexonay pinos 2 . z%u /
| 7 Mm O auslle BUIS puB pinog) palyy Sewoy | | & /
[ |3 - MaIA Allagyoe|g J0) aull ‘elp . Bunsixe Joj —— x
| D ;
_ | nln_ = panlasal Bulaqg juswiases Jamas apim 0 | < _ﬁm..,,.
= = ovoz % /3 :
| [ PR N\ T 00€-0€¥P 107 XeL
X o ﬂ - _eem 1/ /G881 EL0Z# Wuawnsu|
| (e N @ fﬂ.mm _* - 071 6206t M.BO.EZ68N _ __ 071 ‘seladold 98y
| Sblee 3.10.71.685 ps i..&_ﬁom £t oool!
| | B _
| szl 921 X VU 166
€5 d¥3atvm T
N | | =
G enssnl)~D | _ g
_ N 8Nns SIHL s i il 202-avoeyy 107 xel . |z,
! o i ks d31v3dd } ﬁ,w Bl Il ﬂ | $20€-SZ0Z# 1su| €02-avoery 107 Xel =
S zeseudu R - andob” 1| wsoyll I 690€-GZ0z# Isul  ||P
| paAOWal 3q 0} N 7 — Ll __ E | . 300D o
_ Buipjing Bunsixa i ¢ seyd ul L b 01-2102 1d ‘Z [821ed 1SUIAN
o Pl 8l ; | panowal aq o} ol j = W 0L-2L0ZL1d ‘S [eaied ,
_ L _ &1 s © 2 /S€81-1.00Z#1SUl TRAIN 10}
—c : @ A @ (L#) uswases Ayjnn [2oL303)8 8pim 02
) (z @seyd) 9 ® qs s107 10} INd B LINIWISYT IMIF B HTVM NVIM LSS 23 T \le
Sl ——— | ) P O S S i oS o P SYILIW ¥ILYM _
| A S ATV 3AIM ,02 3SOYdO¥d Som ; 34NLNA /__ ;
(V=] ; L i T ; . i ; 7 — o _m —...Tm_|iu| - : : ._. i .OO.O@ A . -t u.!...r o= I.*u = & __wf
— G6° b 20.1G. ' ——
| z o (15"W.20.15.68N] / SeeE | IS 0L7. M.c0.\3.60N g —
_~ ONIdVY3g ado|g A= _ ;
5 | aseyd pajeoea aq o} =l & 00L-AVO0Ery 107 Xel
| = 40 SISVE_-( | g1-,10z dd i peresso | wans | &Y 174
m ....... — W - _x_ . \Oxmw mv _:O %o Co_toa _nﬂomo _m H“ ,
3 = > S|\ Perowaisqol o R ~| (€6 ©d LL TOA ¥3d NOILdIOX3)
' ~ d | i B - 2
83 | 8seUd PAAOLIBI 8 0} ssnoydund | MElET N 00€-0EpY 307 XE1
e 8jod pue samod peaylanQ _ ot @ . /G688 m\m LOZ# ) Isu|
1 = = i 1= = e = il e 7] D71 ‘seiuadold aayon
= J-\|| —_— | pe 1| [ boos]il |
[ S ——— _|. 7 —— T 8}8iou0d _fhb ogos || I i /
I |49 [1# .ﬂ.mo.ﬁ 20292 \ M.SS.05.68N _ - H3I1VM IHNLNA _
s <0ClE JL0vL N LNO.8 3 — (129100z0z# 1su| Jad uondsoxa auyj) ¥ J07 Jyauaq Joy
”" paulejuod yas ale saliin (s1o| ¥) L 8SeUd” yz0i| 'S NI .8 3l € 107 JaA0 Juswases Alejiueg e pue Q0g J07 XeL pue ¢ J07 Jo Jyauaq
OL PPl NI | 10} | @seyd ul pajealo Bulaq juswasea ,JNd $sad0e 02
T sjoyuew Arejues |
¢ LOTONISNOH 31adiN 3¥NLN4 % L 1O
__ HO4 (1 9seud) 1ININISYI Y3 LVM ANV ¥IM3S "LAd 3AIM 0L A3SOdO¥d
(AVMAavO¥ Y04 a3A¥ISIY 02 1SV 40 NOILdIOXT SV .
% INIT O7a 40 1S3IM 02 SY A13H) .£92Z STd INIHOOV.L, _ yea8 3.0000.0S | 621
A3MYVIN INIF OdA /M AOY NOYI .8/S “ 1018 3.00,00.0S | 821 661L 3.00.00.0N | L1
. dav.1sl SMOAdVIWN SS3ddAD LNIOd TVILINI 7 | Yo 3.0282.¥SS | L2 .00°001 M.ES0S.68N | €11
£'€609 1 065 7'£899 6 UonIppY isii4 |00'52H~00/cz~ 1602 M.POPY.68N | 921 16708 M.PSSP68N | 211
82899 82899 8 smopea|\ ssaldAn g _ Il T £8'89 M.YOYP.68N | SZ1 1608 M.EGGG.68N | L1
. : M : :
ce0le | creoLe ) ) = . 6€'L8 M.rOPY.68N | ¥ZT 6Y 501 3.20,15.68S | 0L
L'L1v9 6'€/8 9’168/ 9 _ == 27651 (MN .8) NI 3I 16°€8 3.86.80.0N | €21 00°GL M.LP60.0N | 61
0'GLETL GEvLL G'850p 1L g ™= £9'6¢L (S .8) NI 3 S0'v8 M.80,00.0S | ZZT 2£06 3.20,16.68S | 81
Z vo6l ¥'y081 9'89/9 v LY 85°6EL mﬁm__mw zerwh 2501 | M.ES0S.68N | 121 10G. 3.220.0S | 27
€'952S 6'6592 9'LL6. g | & Mu s|oyuEwW aﬂ_c_mw 1989 M.ES0S.68N | 021 9106 M.SS0G.68N | 9T
GzZrlzl szrizl z st o — GE'/8 M.ES0G.68N | 617 6501 M.SG.0G.68N | ST
68'9¢l (3.91) LNO 3l i - .
0667, 0661, b S 28l (MN .0L) NI 3 . 007001 M.SG.0S.68N | 8L B6E°GTL M.BEB0.0N | ¥
14 0S8 14 0S8 1408 | #1071 16°9€L (N WPL) NI 3l | 6508 M.SG.0S.68N | ZL1 00°G. 3.760.08 | €1
FOEYL NIY : ;
13N INIW3SYI | IVLIOL SloLURH IGS | 006, b PLON | 9L ALY 3.060L.08 | 21
ININISYI B TVLOL VYUY 107 rr18 M.GS0S.68N | GL1 661L 3.660.08 | L1
JONVLSIA ONI¥v3g NN JONVLSIA ONIYv3g NN




G861#

920¢-1€-¢l SMINIA

= @
X0 NOLLONAIMSN ﬁ 8€8C woouINDbIagmau  xed Z6/e-v/p-(€06S)
— 6E°L9 3.5225..¥S | 00°SY 91'9. WZ2€.85.96 90 O¥38MAN 'O NHOP 12D 9561-2£2-(1.26) Y LyvL-(€09)
¥IMOd AMYANODIS M3N = X0g NOILONNF ONILSIX3= @ e e e | e e .65 e 1661 ‘0€ INAM
1] ueiila bovsd o] HEIS g NO9IHO 82126 ¥O ‘SlIIAUUINON
YIMOd AHYVYANODIS ONILSIXT = HIAWHOASNYHL ONILSIXA =  [I] 8Lvy 3.7 EV.0 N 00'Sy 88 9v 65,0765 ¥0 sueA3 3N S0ZL
v6'LE M.9SES6YN | 006 S9TE WLTYEol €0 . ‘
YIMOD AUVIND MIN= ~  ~  HIWHOISNVMLMAN= [I Ze0 | 3020298 | 006l | evel | .8eie0l | 20 ou| ‘buikening Biagmen
o - m 966 3.87..S.LVN | 006y 61'69 .£2.00,£8 10 HOAIAHNS ANV
HIMOd AYYINIYd ONILSIX3 = LINVAMaN = A IONVLSId ONIdv3g sniavd | oxv v113a NON TYNOISS340¥d
aANZO31 IVOINLOT TS 3NIT ALY3d0OYd M3N 3HL ONIHSIgVLS3 . HEASIgEE
I MHITO ALNNOD HLIM d3a¥003d ¢95006102# "LSNI 80d INAL
/ / N339 SVH 29500610Z# LNIWNYLSNI S3LVLST WINY 10} pajessd Jusiisses wiojs apim 0| pasodold Isni] pinoY wWolj juswasea wliojs apim 0| pasodoid HHM
/i |\ . [1# 10061 M.60.£Z.68N] #9669 @mm_uwwmmummw_ \ i P - 2.6680.5_® i Of =) mémm
_ — : T .60,£2.68S 0001 J.€€.90.2S ¢ OF =l :
Z3SVHd = e 0z 10061 3.60.£2.69S 6951 &= 4 . ﬁ W — — . —
1l a =1 1 w:m A & i - Fi
\ ] i pame— el e R R aeofeees oL o/ BuikemnS
—(qu_l_& - b e U w mq‘ﬁm_‘h 3 ALlY3dOodd — | \ " ' o y
) o 80107 O | D Amu_.o_ mv mwm—._ﬂ_ L1-100¢ Ld 'L [891ed Joulod pMS — _1-9'L ‘%
NOILIAAY 1S¥I4 SMOAVIN SSTHAAD Il i 1291 020Z 1d ‘L |921ed - & . o J&
40 1v1d ¥43d Q¥003Y 40VIVa =  [z#' | i_ || L0Z-aVv0EhP 107 XeL Q % P m % %% &
i, : —_ i . | ~ 3 e
11-100Z 1d ¥3d @¥003¥ J0viva = [1#' | @/ | o HEG0K00cEIURUIRISRT] 1 3 | 00e-ClyQery 31> 2L ___ R HMG
m isnl] 400D 8€€.L €C0C# EwE:bmW“ FJ % S %,,
3NIT ALYIHOMd MAN = — -+ — | 2 R — MBI ALIBANOBIG . o y &7
& i i AITe) ~
INIWISYIMAN = - = - e | j ot 3§
L CHE w 1SNJ] 3|gBNOASY pInoS) < | Q2 g
Q3LON SV INIWISVIONILSIXT = — — — | 7 % Q sus|iB BUID PUB PINOD) Palyy SBWOY L N\ & /
[ |3 — MaIA Allagyoe|g J0) aull ‘elp . Bunsixe Joj —— 7 % %
JONI4 ONILSIX3 = — X— _ _ T E paAlasal Buiaq Juswiases Jamas apIm 0| IS
mm% OI_O \ _./u m crel 1IN0 9 3 V_A_. r ..“.”...
= g &) 5 : | /Oy .
3did NO¥I di mwm_u,_m.mm_ >w, P 2 | Kie . . 00£-0EyP 107 XeL
ao¥NOMI = | . e 7 /G881€1.0zZ# Juawnisu
B RETER = i | J - —— 6206 | MBOEZ,68N - 077 ‘seipadoid d8)oN
O — _ | Shlee 3.v0.7.68S | \ _ _om_%%m 0001
Q@3aXUVIN OdA HLIM L3S a0d NOYI .0€ X .8/5 = | | e = = _
01-210Z Ld NI 13S .8£8Z S194IFGM3IN., s m,_m_k%m_ﬂ%m N\ ¥ILvm |
A3aXYYIN OdA HLIM AOY NOYI .0€ X .8/5 = h _ 2\ , @ / _mEEE d m Lenues g
£1-100Z 1d NI 13S .8€8Z S O¥IFMaN. 0008+ A g pethinieon faana Ll [ 202-avoery 307 xeL . %
Q3MUYIN OdA HLIM A0OY NOYI .0€ X .8/5 = ® 1= | R Q31vV3y¥0 weodll I IR ¥Z0S-SZ0Z# IsU| €02-Av0eYy 07 XeL =
Se'gel Ul ol Z| | ,, NS ¢ sseyd ul _ N = aNnd 0L N \omﬁ_u j _ __ | 5000 690€-GZ0Z# 1sU| 0
5 - <l (] i [ J._. Te]
NMON 41 d31VLS NIOINO ‘a3 LvLS sz'SEl 0 a1zl BTG e i | | zeseuqu e L m 'S 012107 1d 2 1eoued JSP{UIA ”
3SIMYIHLO SSITNN NOILIANOD AOO9D NI HIN wio)s _ diping dunse o P i s w 0L-210Z1d ‘c [01ed
'NMOQ 20 OL HSNT4 'ANNO4 INFWNNON = » || | ; BIEMS A, \P 9 >l g © /SE81-100Z# 18Ul TRMI 104
, | | aseud : . |V_%_ =% ERCUCERQITE ® (2#) Juswases Ay [BoLIO3]8 BpIM 07
pu @O@I_ Sl (z @seud) 98 46 s107 10} INd P LTNIWISYT IMIEF 8 HIVAANYIM LSS I w«vi . is
LL'6EL SMN LNO 3 o=1 || ] e R e e O e (N T g9k | Psu3ian yaivm _
g topia s %S0 ®@ Doul,zL | %S0 D o8 . ATTIV 3AIM .ON.Dm_wOmn_Omn_\.\ . St . —H— o.omw S o JdnLnd // ;
LETPLALVYEO dOL o _ - = G I T |0 ) e \. 5
Uiseq 4ojeo wioyg — UoIsuaix3 wiojg o 89°LEL M.20LG68N = o — R4 ) p—— e ey ] i = Ve
! =T %.cD D 0.5 e — c —— : —)
X | €Ll FZhN S6769€ _ _ 011 M.Z0.LG.68N g1 —
VL3N0 geadlad /i g [#"M.20.1S-68N] JH
6E8EL ILN0.8I1 g7y 3 IVHO dOL [ myed /o ONI¥Y38 | oseud pejeoenaq ol | adois | 1M g 8ol
%%%%w ...ﬂ n“ m w_ uiseq yojeo wiols —___ /" 40 SISVE_1 ' 0}-,10z dd Ul pejean jans | Sl BeL |
1 DMNV—. :_‘__..s_m . e o .._x_ , _\..O,.mw ap [N jo uoiod _nﬂom 0 __m .H...“ .,.. o m [ondast
sjoyuew Aejues i W /"/rnm_:o_._mmt_lmnudul K= 7l i _W \rm = —l o N (€¥6 ©d LL TOA ¥3d NOILdIDOX3)
$L'9EL MS NI.8 31 Ryt Smic -k o ssnoy dund | | EE O\ 00€-0€bY 307 XeL
.wm %mm Fmg_.ﬁn_u ..m 3l 8jod pue samod peaylanQ N _ ol ® : 1688 _\m LOZ# JuawnJjsu|
T zeel Wiy oo | . 1SS SEEEEl S i ai O ‘seiuadoid 890N
sjoyuew Aiejues A, F  genouod _ = :uo%wmo& | __
06 7EL / u L, ZL 31 A | erronim ”_/ - — i n_n_n\. e &
S e o T L1 11 N G NOISNILX3 NIV \ 91 ;
mnmwmwmw._z:_ﬂ ww w_ — | [L#€12oz] 20292 \ M.SG.06.68N : —— MILYM FHNLNA / 000
82'6EL 'S NI 3l | <0'Cle JL0vL N LNO.8 3 — (12910020z# 18Ul Jad uondaoxa ay}) & J07 Jyauaq Joj
P2 €L M NI 3 _ " paulejuod yas ale saliin (s1o| ¥) L 8SeUd” yz0i| 'S NI .8 3l € 107 JaA0 Juswases Alejiueg e pue Q0g J07 XeL pue ¢ J07 Jo Jyauaq
orzyl N ( y : oL bl .,._.z_w_ _ 10} | 8seyd ul payealo Buleq juswases ,3JNd SS899e ,0Z
aj0yuUBW WO ] : _
P e 7 @) J Z LOT ONISNOH 37aaii 33NLN4 % | 101 Sjoyue Liejues
"yons se ufewsal ||Im pue ssaidAD o} suielp wiols Bunsixg = 11! HO4 (1 9seyd) INIWISYI ¥ILVM ANV ¥IM3S "LAd IAIM 0L AISOdO¥Hd
‘abBueya ou ‘ssaldAD Jo AN woly papiaocid st isrem Bupsixg =
2 888U U PeoEidel 90 IIM PIOYUIBIP PUE YuB) ojdes Bunsia - (AVMavO¥ 304 A3AYIS3Y 0Z 1SV3 40 NOILdIOXT SV | .
UIBLAJ [[IM PUE BUISIXS SI PESLIAAO [EOLIOS|T tH 8 INIT 01a 40 1S3M 02 SY A13H) .292Z S1d INIHOOVL. LARL 3.0000.058 | 6¢1
. . S SeHTN BURSXS 1107 s aaXYVYIN ‘LNIE OdA /M AOY NOMI .8/5 “ 1018 3.0000.0S | 821 6617L 3.0000.0N | ¥l
‘4oNns Se Ulewal [|ImM pue ssaidAn o} Sulelp Wio}s BupsIXT 1Nl ~_ddv.isl SMOAQVIW SS3ddAD LNIOd TVILINI 7 | vE oy 3,0282.¥SS | 221 00001 M.ES0S.68N | €11
i = £'€609 L 065 7'€899 6 UonIppY isii4 |~.00'52H - 00's2 1602 M.POP.6SN | 921 1608 M.PGSP.68N | 211
SSEtd th petioissittioosh =4 __h,‘,,mm,,wmm_u Mwo___wwhmw_mﬂmm“_hw_xm o 82899 87899 | 8 smopesy\ ssaidA) g I £889 | M#OFP.68N | G2 1608 | M.£SSS.68N | LLT
s SR U] DRSS BISUIEI PUE e SR BN O ZY60LE zyeole | 2 y = seael 4.8 NG 6€'28 M.POY.68N | ¥21 650} 3.20,15.68S | 011
uiewsal [|im pue Bunsixa s peaylano |eol}os|3 L/L1¥9 6'€.8 9'15¢€. 9 .. = 826¢l :(MN ,8) NI 3| L6€8 3.86.80.0 N 14 0062 Mil760.0N | 671
‘SeBN BURSIXT | 107 0slezL | Sevll gesopL | S ™® £9°6EL ”Mm __mw NI 3 S0'v8 M.8000.0S | 221 €06 3.20.15.688 | 81
: : : 85°6¢1 (N .8) NI 3l . .
2 796Y ¥ 08l 9'89/9 ¥ g ﬂu ' ) 72501 M.ES0S.68N | L2 106 3.¥2.20.0 S 21
L0 ATTANNINEN AC:ALLD €956 56592 oL16. € | S : s s 1989 M.£6.06,68N | 021 9106 M.G505.68N | 91
9¢0¢ L2 AJVNNVT -31vad szvizL sevizl | 2 S A B0 LB S — GE/8 M.ES.0S.68N | 611 67601 | M.GS0S.68N | S1
O ‘ALNNOD TUHAVA ‘ITUANNINOW 40 ALID 066V, 0'66v. ! Stzel {(MN .0L) NI 31 i 0000 | M.SG0S.68N | 8L1 6862l | MBEBO.ON | ¥
WM "M ¥ d S ¥ L '0€ NOILO3S 40 ¥/L 3N NOILYDOT 1408 | 140s 14 0S | #107 L6'9EL ”ﬁ_.mk JE] | 6508 M.SG.0S.68N | 2L 00'6. 2.1760.08 | €7
o 13N INIW3SY3 | 1vLOL _ : _ 006/ JvrL.ON | 911 ALY 3.0£0L.08 | 21
7 JQV ajoyuew wlo :
¢ ISVHd SFILIILN STLYLST WNYH 1ININISYI ® TVLOL VIHY LOT . e @ ha s M.SG.0G.68N | GL1 661.L 3.46.60.0 S L1
NVTd NOISINGENS FNLLVINTL L 40 2'S 39Vd JONVLSIJ ONIYdv3g WNN JONV1SIJ ONIYv34g WNN




S I s “ l E"G l "EE Rl "G A Division of Sisul Enterprises, Inc.

375 PORTLAND AVENUE, GLADSTONE, OREGON 97027
(503) 657-0188
FAX (503) 657-5779

January 25, 2026

Integrity Builders, Inc.
1525 SW Cypress Lane
McMinnville, OR 97128

ATTN: Bruce Cook

RE: Kamm Estates — Recommendation for addressing Sanitary and Storm Drainage to serve
the development

Dear Mr. Cook:
The following are our recommendations for serving the proposed lots of Kamm Estates:

Phase 1

SANITARY

A sanitary extension from existing south end Emily Drive should be extended south
approximately 40 feet to serve the four proposed lots of Phase 1 and potentially the extra
middle housing land division lot noted for Parcel 2. The extension would likely need to be an
8inch line extended at a slope of 0.5%. It should end in a manhole for an 8 inch line.

Due to the shallowness of the existing sanitary at the existing end of Emily Drive, extension
of the sanitary sewer to the proposed cul-de-sac area in Phase 2 is not recommended, as it
would be too shallow to likely serve several of the future homes. (See our Phase 2
recommendations.)

it is recommended that 6 inch service laterals be extended past the PUE along the street
right-of-way at a 1% slope to achieve maximum depth possible at future home sites. The
existing home on Lot 1 may still require pumping to get to the house sewer up to the level of
the proposed sanitary lateral from Emily Drive. A possible alternative option for Lot 1 is to
extend a lateral from sanitary sewer line in Cypress Lane, as it appears it has slightly deeper
(approximately 1.5 feet deeper) sewer flow line, than the one in Emily Drive. However, getting
the house sewer line from the backyard, out to the front may be a challenge and if the sewer
still has to be pumped, it is probably not worth trying to make a connection in Cypress Lane.
It is also possible that Lot 1 could be eventually connected to the sanitary line proposed in
Phase 2 to run up the alleyway. (See our Phase 2 recommendations).



STORM
There are no particularly good or easy options to provide storm drainage to Phase 1 (or Phase
2 as well). We see 3 potential storm drainage options.

+ Connection to a storm manhole at the intersection of Emily Drive and Emily Ct. This
connection point would require a storm extension from the intersection south into
the subdivision site. The flow line elevation at the manhole is 136.85

e Connection to a storm manhole in the intersection of Cypress Lane and Shirley Ann
Drive. This connection would require an extension south along Cypress Lane and
then west into the site. The flow line elevation of this manhole is 134.73.

e Creating a storm drain outfall towards Peavey Reservoir. While an outfall in this
direction has some desirable qualities, such as better grades and elevations to work
with, there are problems as well. These issues include that the drainageway and
reservoir is outside of parcels controlled by the developer and the likely need to
create easements conveyed to the City as it would be draining city street runoff. It
may also require some sort of Division of State Lands and/or Corp of Engineer permits
as well.

Based on an analysis of the choices, the connection to the storm drain manhole at the
intersection of Cypress Lane and Shirley Ann Drive, we feel is the best option in this case.

For Phase 1, we would recommend that a storm drain extension south in Cypress Lane be
constructed to the approximate point of the future alleyway and pedestrian connection for
Phase 2. Then a public storm line extension could be constructed into the development
site, to a ditch inlet. To the west of the ditch inlet a “V” shaped trench, be constructed with
Phase 1, that would pick up future catchbasins in Emity Drive. This “V” shaped trench would
be just south of the existing gravel driveway and would be more formally reconstructed with
Phase 2.

Storm laterals to Lots 1 and 2 could be stubbed from the ditch. Lots 3 and 4 would need to
have storm drain laterals stub out to the curb line at the southeast corner of Lot 3. (We
expect that Emily Drive will be designed to fall southward from its present end of street at a
slope of 0.5% or greater.) We anticipate a temporary catchbasin at this new Phase 1 end of
street will be needed to collect runoff from the new end of the extended Emily Drive and drain
it to the “V” trench.

Phase 2

SANITARY

Itis felt that an extension of the sanitary line in Emily Drive would be too shallow to serve the
proposed lots at the south end of Phase 2. The flowline at the existing manhole in current
south end of Emily Drive is approximately 140.2. The ground elevation of the most all the
land in Phases 1 and 2, is approximately 145. A 200 foot extension of that line to the south,
even at minimal grade would place the flow line of the sanitary sewer higher than 141 and



would tikely require most if not all the lots in Phase 2 to have pump systems to reach the
sewer lateral flowlines behind the right-of-way.

Instead, we are recommending that the sewer connection for Phase 2, be made to the
sanitary manhole in Cypress Lane, near the eastern right-of-way at the intersection with
Shirley Ann Drive, then a sanitary mainline be extended to and under the proposed alleyway
proposed for Phase 2. Once the sanitary line reaches the right-of-way extension of Emily
Drive, then turn the sanitary line south to end somewhere near the middle of the proposed
cul-de-sac to serve the lots of Phase 2. |

We calculate that the sanitary sewer line coming from the intersection of Cypress Lane and
Shirley Drive will be more than 18 inches deeper than simply extending the sewer line from
its present end in Emily Drive, at the cul-de-sac. Animportant difference if trying to allow as
many of the existing and future homes a chance to drain by gravity sewer, rather than relying
on individual sanitary pump systems.

STORM

If our recommendations for Phase 1, as noted above, were followed for the storm system,
then much of the storm drain infrastructure for Phase 2 would already be in place, when
Phase 2 would start to be developed.

We would anticipate that the “V” swale of Phase 1, as recommended above, would be
converted into a stormwater planter, between the alley curb line and the pedestrian
sidewalk. Once curb-walls were installed on either side of the planter, to provide curbing on
the alley side and sidewalk curb on the sidewalk side, there would be approximately 4 feet
of width to the planter and it would be approximately 240 feet long. We anticipate that the
alleyway would be sloped so that its entirely drains south towards the planter. Small gaps
in the curbing would allow for the alley to drain into the planter. (While we do not see details
similar to what we are discussing in McMinnville’s standard details, we have included a
couple of City of Newberg details, with this letter, that reflect what we are thinking of.)

if the catchbasins to the west in the Emily Drive extension were installed with shallow
outlets, potentially the inlet line from the catchbasins, could enter the planter potentially at
an elevation of 140. Leaving room for approximately 18 inches of topsoil and some thickness
of drain rock with a perforated pipe at the bottom of the planter, that could drain through
ditch inlet at an elevation of approximately 135.6. Areasonable difference in elevation fora
water quality planter to work properly and would allow some room above the soil for some
stormwater storage for storm detention purposes as well, with the ditch inlet rim being a
overflow elevation in the event of large storm events.

For house roof drains, Lots 5 and 6 we are anticipating could drain directly into the
stormwater planter. The existing house on Lot 7, could potentially drain to either Cypress
Lane or back towards the cul-de-sac. The other lots would drain through curb weep holes



in the cul-de-sac. We anticipate that the maximum gutter line elevation in the back of the
cul-de-sac would be approximately 143.5. Deep enough to likely drain roof drain lines,

although foundation drains and crawl space drains may need to be pumped up to the level
of the gutter.

We hope that this provides the City Engineering Department with sufficient information to
recommend approval of your proposed subdivision, but if there are additional questions,

please let me know.
r ,,rl -

Thomas J. Sfsul,
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ANNEXATION AGREEMENT

This Annexation Agreement is made and entered into this iﬂ day of ;j%{?]% %

by and between the City of McMinnville, Oregon, an Oregon munici rporation
(hereinafter “City") and Stanley Bruce Cook and Nila Denise Cook Revocable Trust
(hereinafter "Owner”).

WITNESSETH

WHEREAS, Owner is the record owner of the property legally described on Exhibit 1
attached hereto and incorporated herein (hereinafter referred to as the "Property”); and

WHEREAS, the Property is within the City’s urban growth boundary, contiguous to the
currently existing City limits, and is proposed tc be annexed to the City; and

WHEREAS, Owner desires to have the Property annexed to the City; and

WHEREAS, Owner will submit a petition for annexation and provide the City with all
required consents for annexation; and

WHEREAS, the City is willing to consider annexation of the Property on the terms and
conditions, and subject to the provisions, of this Agreement; and

WHEREAS, the City will apply urban zoning upon the successful completion and approval
of a land use application for a Zone Map Amendment; and

WHEREAS, the City and Owner desire to enter into this Agreement to regulate the
annexation, zoning, use and development of the Property; and

WHEREAS, should a property owner who chooses not to execute the Annexation
Agreement, refuses to grant a right-of-way and/or easement across his or her property in
accordance with the City's Public Facilities Plans, the City may institute condemnation
proceedings to effectuate such right-of-way andfor easement, or modify the Public
Facilities Plans to bypass the property, in order to accommodate the arderly construction
of the public infrastructure; and

WHEREAS, Council will consider this annexation agreement on April 22, 2025.

NOW, THEREFORE, in consideration of the representations, promises and mutual
covenants contained herein, the City and Owner agree as foilows:

Page 1 of 10 - ANNEXATION AGREEMENT - Bruce and Nila Cook (R4430AD0G100)



1. RECITALS: The foregoing recitals are incorporated herein as is fully set forth in this
Section.

2. ANNEXATION

a. City agrees that it will initiate an ordinance annexing the Property into the City once
the following conditions are met:

1. All required consents have been received by the City. (See McMinnville
Municipal Code (MMC) 16.20.020 for a list of required consents.)

2. A signed Annexation Agreement has been received by the City.

3. The Owner has received a final unappealed land-use approval for city zoning
on the property.

b. This agreement is void if the Property is not annexed to the City of McMinnville
within five years after the effective date of this Agreement and after the City's
receipt of all required consents.

C. Owner may terminate this Agreement by serving written notice to the City no less
than 60 days prior to the effective date of the termination. The notice must be
received by the City at least 60 days prior to the public hearings for council
consideration of the annexation. If the City receives such notice, this Agreement
terminates as of the effective date of the notice. After the annexation ordinance is
adopted by the City, this Agreement may only be terminated or amended by written
consent of the Owner and City. Pursuant to this Agreement, the City agrees that an
annexation ordinance will be considered by the McMinnville City Council; however,
the City cannot guarantee that the annexation ordinance will be adopted by the
City Council.

3. COMPREHENSIVE PLAN/ZONING: Prior to the development and annexation of the
property, the Owner is required to complete a land-use application for a zoning map
amendment and tentative subdivision plan for the property in compliance with the
McMinnville Comprehensive Plan and McMinnville Zoning Ordinance. Upon
successful annexation and a Zone Map Amendment adoption, the City will apply the
Zoning designation identified in the land-use application to the property.

4. DEVELOPMENT: Owner agrees as follows:

a. Owner shall waive and shall not assert any claim against the City that may now
exist or that may accrue through the date of annexation of the Property that it may
claim due to its ownership of the Property. This includes any claim arising out of
any land use regulation or under Measure 37 (ORS 197.352), Measure 49, and
Measure 56 (ORS 227.186).

b. Owner agrees that any development of the property will comply with the City’s
Zoning Ordinance as it exists now or is later amended. In addition, the
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development of the Property shall comply with the applicable approved land-use
decisions for the property and will incorporate and follow the City's Great
Neighborhood Principles as found in the McMinnville Comprehensive Plan and
McMinnville Zoning Ordinance as applicable. The Community Development
Director or Hearings Body shall determine the applicability of the Great
Neighborhood Principles to the subject property as necessary. All development
must also comply with federal, state and city regulations.

Owner agrees that it will, without any cost to the City, dedicate the necessary
rights-of-way or easements for all Planned Improvements identified in the City’s
Public Facilities Plan and that will be necessary for the development of the
property. The Public Facilities Plan includes the Wastewater Conveyance Plan,
Water Master Plan, Transportation System Plan, and Parks and Recreation Plan.

All public rights-of-way to be dedicated shall be free and clear of all encumbrances
or other restrictions that may interfere with their intended public use.

Owner agrees to vacate the existing public right-of-way located within the cul-de-
sac described as Tract “A” on Partition Plat No. 2017-10 (City Docket MP 4-16)
instrument #200110830, to the extent that it is no longer required due to the new
alignment of the public right-of-way serving the development. Such a vacation will
need to be completed prior to the issuance of any building permits associated with
Phase 1 of the tentative subdivision plan.

Owner agrees to provide legal access to Tax Lot R4430AD00300 for at least two
buildable lots prior to the platting of Phase 1 of the tentative subdivision plan.
Access easement will need to meet all of the provisions of the McMinnville
Municipal Code.

Owner agrees to provide bicycle and pedestrian connectivity from the development
to Cypress Lane to meet McMinnville's Great Neighborhood Principles and minimum
block length standards. This will be reviewed as part of the land-use process.

Owner shall remove all water rights from Property, unless partial use is otherwise
approved by the McMinnville City Council.

Owner agrees to not remonstrate against the formation of a local improvement
district or reimbursement district created for the purpose of funding public
improvements that will serve the Property. This waiver applies to the Property until
all utility service and all required infrastructure that will service or benefit the
Property is completed and accepted by City. If the property is developed in
phases, the waiver may be removed on a phase-by-phase basis provided that all
utility service and all required infrastructure that will service or benefit the Property
is completed and accepted by City.

AMENDMENT: This Agreement and any exhibits attached hereto may be amended
only by the mutual written consent of both parties.
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10.

1.

12.

13.

SEVERABILITY: If any provision, covenant or portion of this Agreement or its
application to any person, entity, property or portion of property is held invalid, or if
any ordinance or resolution adopted pursuant to this Agreement or its application to
any person, entity, property or portion of property is held invalid, such invalidity
shall not affect the application or validity of any other provisions, covenants or
portions of this Agreement or other ordinances or resolutions passed pursuant
hereto, and to that end, all provisions, covenants, and portions of this Agreement
and of the ordinances and resolutions adopted pursuant hereto are declared to be
severable.

NO WAIVER OF RIGHT TO ENFORCE AGREEMENT: Failure of any party to this
Agreement to insist upon the strict and prompt performance of the terms,
covenants, agreements and conditions herein contained, or any of them, upon any
other party imposed, shall not constitute or be construed as a waiver or
relinquishment of any party’s right thereafter to enforce any such term, covenant,
agreement or condition, but the same shall continue in full force and effect.

ENTIRE AGREEMENT: This Agreement supersedes all prior agreements,
negotiations and exhibits and is a full integration of the entire agreement of the
parties relating to the subject matter hereof. The parties shall have no obligations
other than specifically stated in this Agreement except those of general
applicability.

SURVIVAL: The provisions contained in this Agreement shall survive the
annexation of the property and shall not be merged or expunged by the annexation
of the property or any part thereof to the City.

SUCCESSORS AND ASSIGNS: This Agreement shall run with the land described on
Exhibit B and inure to the benefit of, and be binding upon, the successors in title of
the Owners and their respective successors, grantees, lessees, and assigns, and
upon successor corporate authorities of the City and successor municipalities.

TERM OF AGREEMENT: This Agreement shall be binding upon the parties and their
respective successors and assigns for the full statutory term of twenty (20) years,
commencing as of the date of this Agreement

ENFORCEMENT: Owner agrees that if it fails to perform as required under this
Agreement, the City Council may, at the City Council's option, refuse to process any
development application submitted for the Property or include as conditions of
approval any requirement of this Agreement. Owner hereby waives any claim
regarding such conditions of approval, whether to LUBA or to any state or federal
court.

ATTORNEY FEES: In any proceeding to enforce, apply or interpret this Agreement,
each party shall bear its own attorneys' fees and costs.
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IN WITNESS WHEREOF the parties hereto have executed this Agreement on the date first
above written.

CITY OWNER

Stanley guge Cook

ATTEST: “Wla (D&""‘”‘b Cext

Nila Denise Cook

Claudia Cisneros, City Recorder

Jeff Towery, City M

gee ATTACKED NOTARIAL  CERTFICATE
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STATE OF OREGON )
) ss.
County of Yamhill )

This instrument was acknowledged before me this _lHday of CYu\W ‘ 2025
by Jeff Towery, City Manager, on behalf of the City of McMinnville, whoVacknowledged
that he had authority to sign on behalf of the City of McMinnville and this instrument to be

the City’s voluntary act and deed.

Notary Public for Oregon

22 . OFFICIAL STAMP

.t CLAUDIA CISNEROS
32,7 NOTARY PUBLIC - OREGON
235~ COMMISSION NO. 1031977

STATE OF OREGON ; < MY COMMISSION EXPIRES JANUARY 5. 2027
County of Yamhill )

This instrument was acknowledged before me this _[i day of : Sugé { . 258

by Stanley Bruce Cook, owner of the property at R4430AD00100 an R4430AD00201,
who acknowledged this instrument to be his/her voluntary act and deed.

12~

Notary lic for Oregon

OFFICIAL STAMP

%\ JANELLE MARIE BRAME
¥ 5 NOTARY PUBLIC -OREGON
%27/ COMMISSION NO. 1033848

STATE OF OREGON )

) s8. MY MISSION EXPIRES FEBRUARY 7, 2027
County of Yamhill )
This instrument was acknowledged before me this 1 day of Jealyg 202y

by Nila Denise Cook, owner of the property at R4430AD00100 and R4430AD00201, who
acknowledged this instrument to be his/her voluntary act and deed.

Notary P for Oregon

o OFFICIAL STAMP
0 JANELLE MARIE BRAME
j NOTARY PUBLIC-OREGOI:
COMMISS|ON NO. 103384
MY MMISS‘ON EXPIRES FEBRUARY 7, 2027
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EXHIBIT 1:

Legal Description of the Property to Be Annexed:

Part of Section 30, Township 4 South, Range 4 West of the Willamette Meridian in Yamhill
County, Oregon described as follows:

Beginning 3.995 chains North of the Southwest corner of the S.F. Stagg Donation Land
Claim No. 55 in said Township and Range; thence North 5 chains to the true Place of
Beginning: thence West 10 chains; thence South 75 feet; thence East 10 chains; thence
North 75 feet to the true Place of Beginning.

Save and Except 20 feet off the East end reserved for a roadway. Also Excepting

Therefrom that certain tract of land conveyed to Walter L. Peavy et lux. By Deed recorded
July 13, 1960 in Film Volume 11, Page 943, Deed and Mortgage Records.
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EXHIBIT 2:
Maps of Subject Site:

Aerial of Subject Site:
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Existing Conditions of Subject Site:
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EXHIBIT 3

Proposed Development Plan of Subject Site

Phase 1 AREA

0 75Acres 327064 Sq. ft 4 LOTS

Phase 2 AREA

1.52 Acres 66187.18q it 6 LOTS
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ATTACHMENT 3 TO DECISION DOCUMENT

YAMHILL SOIL & WATER
CONSERVATION DISTRICT
February 17, 2026

James Howe, Interim Planning Analyst
City of McMinnville Planning Department
231 NE Fifth Street, McMinnville, OR 97128

Re: ZC2-24 & S 2-24
Dear James,

Thank you for the opportunity to comment on ZC 2-24 & S 2-24 regarding application for a
Subdivision tentative plan and Zone Change. Yamhill Soil and Water Conservation District
(District) requests that the city include the following information in their response, informing the
applicant of the following recommendations as landowners in urban Yambhill County.

1. Support the City of McMinnville’s Mercury Total Maximum Daily Load (TMDL)
Implementation Plan (Plan). The Plan addresses Mercury entering waterways by reducing
soil erosion and stormwater runoff. The City of McMinnville was notified by the Oregon
Department of Environmental Quality of its status as a Designated Management Agency
(DMA) to the Willamette Basin. DMAs are responsible for implementing strategies and
specific plans for addressing TMDL’s (OAR 340-042-0030(2)). To learn more about
Mercury TMDL and how you can protect water quality, more information is posted on the
cities website at: https://www.mcminnvilleoregon.gov/engineering/page/total-
maximum-daily-load-tmdl

2. Responsibility to control noxious weeds on the applicant’s property. Noxious weeds have
a negative economic impact on agricultural and forestry working lands, and degrade
wildlife habitat and public rights-of-way. The noxious weeds identified by the District as
priorities for control can be found at: Yamhill County Priority Noxious Weed List

2024/2025

3. Expand biodiversity of urban areas. Urban areas are prone to low biodiversity and often lack
native vegetation to support wildlife. Creating “microhabitats” by planting native vegetation
in urban areas can contribute to increasing biodiversity and habitat connectivity. The
District owns and operates a native plant nursery at Miller Woods and offers free technical
site visits to any resident in the county. More information on native vegetation can be
found on the District’s website at: https://yambhillswcd.org/services/plant-database/

These landowner management recommendations help protect and conserve natural resources for
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current and future residents of Yamhill County. Thank you for considering the District’s
recommendations.

Respectfully submitted on behalf of the District Board,

Barbara 5:;;%

Barbara Boyer, District Chair
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	Greetings,
	1. Lot 1 Utilities (see page 5)
	The existing electrical comes overhead from Cypress. This service will remain as existing once developed.
	The existing sewer is a septic system. The drain field crosses proposed lots 2, 3, and 4. In phase one, lot 1 will connect to city sewer.
	The existing water is coming from a well on proposed lot 2. This will be decommissioned in phase 1 and will connect to city water. The water system will be designed by MW&L.
	The existing storm water drains to Cypress Ln and will remain as existing.
	2. Lot 7 Utilities (see page 5)
	The existing electrical comes overhead from Cypress. This service will remain as existing once developed.
	The existing sewer is a septic system. The drain field is all located on lot 7. In phase 2, lot 7 will connect to city sewer per a pumped system to Emily. This will be designed by the engineer.
	The existing water is connected to city water on Cypress Ln and will remain as existing.
	The existing storm water drains to Cypress Ln and will remain as existing.
	3. Existing storm drainage for lots 1, 6, and 7 drain to Cypress Ln and will remain as is. Lot 2, 3, 4, 5, and 6 will drain to catch basins in Emily or a system designed by engineer. Lot 8 and 9 will drain to existing Peavey Reservoir. This system wil...
	4. Cul-de-sac right of way to be vacated in phase 2.
	5. Access/Easement 6 information has been cleared up on page 6 of the plan set.
	6. Water lines to be added will conform to the city standards and the system will be designed by MW&L.
	7. The proposed cul-de-sac design is 342 ft from the center line of the existing street intersection on Emily cul-de-sac to the center line of the proposed cul-de-sac. This is under the 400 ft maximum length in city standards. The number of lots to be...
	There are 4 additional lots on existing Emily Dr to the north up to the existing cul-de-sac intersection. I am not sure if you count these or not. We do not exceed the limit of 18 lots so we are in city standards
	8. There is room in Peavey Reservoir to accept the storm runoff, which is where it historically flows. The engineer will design a system to access this location or will have the storm water go to Emily catch basins.
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