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

www.mcminnvilleoregon.gov

Planning Commission
McMinnville Civic Hall, 200 NE 2" Street
July 19, 2018

5:30 PM Work Session

6:30 PM Regular Meeting

Welcome! All persons addressing the Planning Commission will please use the table at the front of the Council Chambers.
All testimony is electronically recorded. Public participation is encouraged. Public Hearings will be conducted per the outline
on the board in the front of the room. The Chair of the Planning Commission will outline the procedures for each public
hearing.

If you wish to address Planning Commission on any item not on the agenda, you may respond as the Planning Commission
Chair calls for “Citizen Comments.”

Roger Hall, 5:30 PM - WORK SESSION — COUNCIL CHAMBERS
Chair
1. Call to Order
Zack Geary,
Vice-Chair 2. Meet and Greet
Erin Butler This month we will not be having a formal work session. Instead we would

Martin Chroust-Masin
Susan Dirks

Gary Langenwalter
Roger Lizut

Lori Schanche

Erica Thomas

like to invite you to an informal dinner at 5:30 PM in the conference room at
the Kent Taylor Civic Hall, 200 NE Second Street to meet our new Planning
Team. We have added some new faces to the team and we are excited for
you to meet them.

At the dinner, we will also discuss our Planning work plan for the next couple
of years — where we are at on different projects, who is leading what effort,
etc.

If you are not able to join us for dinner please let us know so that we can
“plan” accordingly. (Yes, | know bad planning humor!)

3. Adjournment

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

*Please note that these documents are also on the City’s website, www.mcminnvilleoregon.gov. You may also request a copy from the
Planning Department.
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City of McMinnville
Planning Department
231 NE Fifth Street
McMinnville, OR 97128
(503) 434-7311

www.mcminnvilleoregon.gov

Planning Commission
McMinnville Civic Hall, 200 NE 2" Street
August 16, 2018

6:30 PM Regular Meeting

Welcome! All persons addressing the Planning Commission will please use the table at the front of the Council Chambers.
All testimony is electronically recorded. Public participation is encouraged. Public Hearings will be conducted per the outline
on the board in the front of the room. The Chair of the Planning Commission will outline the procedures for each public
hearing.

If you wish to address Planning Commission on any item not on the agenda, you may respond as the Planning Commission
Chair calls for “Citizen Comments.”

6:30 PM — REGULAR MEETING — COUNCIL CHAMBERS

Roger Hall,
Chair 1. Call to Order
Zack Geary, 2. Citizen Comments
Vice-Chair

3. Approval of Minutes:
Erin Butler

e June 21, 2018 Work Session Minutes — (Exhibit 1A)
Martin Chroust-Masin e June 21, 2018 Planning Commission Minutes — (Exhibit 1B)
e July 19, 2018 Work Session Minutes — (Exhibit 1C)
Susan Dirks e July 19, 2018 Planning Commission Minutes — (Exhibit 1D)
Gary Langenwalter 4. Public Hearing:
Roger Lizut A. Comprehensive Plan Map Amendment & Zone Change
1601 NE McDaniel Lane (CPA 1-18 & ZC 1-18) —
Lori Schanche Continued from the July 19, 2018 Meeting - (Exhibit 2)

Request: Approval to amend the Comprehensive Plan Map designation of
a property from Industrial to Residential, and to rezone the
property from M-1 (Light Industrial) to R-4 (Multiple-Family
Residential) to allow for development of residential uses that are
permitted in the R-4 (Multiple-Family Residential) zone.

Erica Thomas

Location: The subject site is zoned M-1 (Light Industrial) and is located at
1601 NE McDaniel Lane and is more specifically described as
Tax Lot 7100, Section 16DB, T.4 S., R.4 W., W.M.

Applicant: Daniel Danicic

Planning Commission Agenda 2 August 16, 2018
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B. Variance (VR 1-18), 103-115 NE Irvine Street — (Exhibit 3)

Request:

Location:

Applicant:

Approval of a zoning variance to reduce the required off-street
parking of a Social Relief Facility following a proposed remodel
from nine (9) spaces to six (6) spaces.

The subject site is zoned C-3 (General Commercial) and is
located at 103-115 NE Irvine Street. It is more specifically
described as Tax Lot 9300, Section 21BD, T.4 S., R. 4 W., W.M.

The Housing Authority of Yamhill County

C. Conditional Use Permit (CU 1-18), NE 71" Avenue between NE Alpine

Avenue and NE Lafayette Avenue — (Exhibit 4)

Request:

Location:

Applicant:

Approval of a conditional use permit to allow the operation of a
preschool on a C-3 PD (General Commercial Planned
Development) zoned property within the Northeast Gateway
District.

The subject site is zoned C-3 (General Commercial) and is
located off NE 7 Avenue (between NE Alpine Avenue and NE
Lafayette Avenue) and is more specifically described as a
portion of Tax Lot 4800, Section 21BA, T.4 S., R4 W., W.M.

Rhonda Thompson

. Discussion Items

. Old/New Business

. Commissioner/Committee Member Comments
. Staff Comments

. Adjournment

3 August 16, 2018
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MINUTES - EXHIBIT 1A

June 21, 2018 5:30 pm
Planning Commission McMinnville Civic Hall, 200 NE 2"¢ Street
Work Session Meeting McMinnville, Oregon

Members Present:  Chair Roger Hall, Commissioners: Erin Butler, Susan Dirks, Roger Lizut,
Lori Schanche, and Erica Thomas

Members Absent: Martin Chroust-Masin, Zack Geary, and Gary Langenwalter

Staff Present: Chuck Darnell — Senior Planner and Heather Richards — Planning Director

1. Call to Order

Chair Hall called the meeting to order at 5:30 p.m.
2. Discussion Items

e Economic Development Strategic Plan

Planning Director Richards stated economic development was part of the City’s overall strategic
planning effort. Staff had been working on the plan since February and there was an advisory
committee that met monthly as well. She explained the focus group effort, public open houses,
online idea map, and analysis that had been done to produce the draft plan. The draft was taken
to a City Council Work Session as well. The final presentation would be given to Council on July
10. The plan had goals, strategies, and actions, and identified leads, partners, resources, and
performance measurements. The plan also looked at the regional, aspirational, non-regional,
and local comparables. She then reviewed the key findings. These included how McMinnville
had the largest population and highest employment in the County, how McMinnville had
balanced industry sectors, the median household income was low, the highest paying
occupational categories were healthcare and technical occupations, most residents commuted
to work alone in a car, a lower percentage of residents had obtained a Bachelor's degree or
higher relative to the comparables, housing affordability was a challenge but less of a challenge
than some of the neighboring communities, and poverty rates were high at 20%.

Planning Director Richards stated that the Strengths, Weaknesses, Opportunities, and Threats
analysis showed the strengths of McMinnville as high quality of life, a strong and widely
recognized downtown, robust wine and tourism economy, strong cultural economy with many
recreational amenities, good location, and infrastructure assets. Weaknesses were relatively
low education attainment, limited labor pool, difficult access to and from I-5, end of the line
location for wine country visitors, lack of housing options, low levels of professional office
employment, high poverty rates, and low median household income. Opportunities included
proximity to Portland, local airport, Bypass, regional collaboration, development in downtown,
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housing developments, improving connections to University of Oregon and OSU, branding
program, gateway improvements, agricultural innovations, recreational opportunities, high tech
clustering, apprenticeship programs, and telecommuting opportunities. The threats were limited
land availability, regulatory challenges associated with the UGB expansion process, worsening
housing affordability, brain drain with a lack of residents who were 20-29 years old, absorbing
projected growth, over-saturation of the wine tourism industry, big business taking over little
business and losing the culture of the City, homelessness, and climate change on surrounding
agriculture.

There was discussion regarding development opportunities in the City.

Planning Director Richards reviewed the goals of the plan. The three foundational goals were to
grow living wage jobs, improve economic participation and inclusion, and maintain and enhance
quality of life. She then listed the target sector goals which would help grow the industries that
were in McMinnville.

There was discussion regarding how to achieve these goals, especially living wage jobs. There
was further discussion regarding how to attract people in the 20-29 year old range to move to
or stay in the City.

Any suggested changes to the plan could be forwarded to Planning Director Richards.

3. Adjournment

Chair Hall adjourned the meeting at 6:15 p.m.

Heather Richards
Secretary
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MINUTES - EXHIBIT 1B

June 21, 2018 6:30 pm
Planning Commission McMinnville Civic Hall, 200 NE 2"¢ Street
Regular Meeting McMinnville, Oregon

Members Present:  Chair Roger Hall, Commissioners: Erin Butler, Susan Dirks, Roger Lizut,
Lori Schanche, and Erica Thomas

Members Absent: Martin Chroust-Masin, Zack Geary, and Gary Langenwalter

Staff Present: Chuck Darnell — Senior Planner and Heather Richards — Planning Director

1. Call to Order
Chair Hall called the meeting to order at 6:30 p.m.
2. Citizen Comments
None
3. Approval of Minutes
Chair Hall called for action on the Planning Commission minutes.

A. January 18, 2018 Work Session
B. January 18, 2018 Regular Meeting

Commissioner Butler said she was present at the Work Session, although she was listed as
absent.

Commissioner Schanche MOVED to APPROVE the January 18, 2018 Work Session and
Regular Meeting minutes as amended; SECONDED by Commissioner Lizut. Motion PASSED
6-0.

C. February 15, 2018 Work Session
D. February 15, 2018 Regular Meeting

Commissioner Lizut MOVED to APPROVE the February 15, 2018 Work Session and Regular
Meeting minutes as presented; SECONDED by Commissioner Schanche. Motion PASSED 6-
0.

E. April 19, 2018 Work Session


http://www.mcminnvilleoregon.gov/

Planning Commission Minutes 2 June 21, 2018

Commissioner Dirks MOVED to APPROVE the April 19, 2018 Work Session minutes as
presented; SECONDED by Commissioner Lizut. Motion PASSED 4-0-2 with Commissioners
Thomas and Schanche abstaining.

4. Discussion Item:
e Historic Preservation Program — Plan and Update on Quasi-Judicial Decisions by HLC

Senior Planner Darnell gave a presentation on the historic preservation program. He described
the Historic Landmarks Committee and their work. They had received a CLG grant for the
completion of an intensive level survey and a Historic Preservation Plan. He explained the survey
that had been done for the historic neighborhood north of downtown. Eight properties were
selected that had the most potential for individual historic nomination and potential to contribute
to a historic district. He showed where these properties were located on a map and gave an
example of the details that were included in the surveys. He summarized the criteria that were
used and analysis that was done for the properties and their potential eligibility and contribution
to a historic district. This information could be used to update the current local inventory and to
look into pursuing a historic district. This would be part of the Historic Landmarks Committee’s
work in the future.

Senior Planner Darnell then reviewed the draft Historic Preservation Plan. The project began in
January and its purpose was to look at the current historic preservation programs and what they
should be for the next 15-20 years. He explained the public engagement process which included
public meetings, an online survey, and targeted stakeholder interviews. He described the major
plan components including an introduction, historic context of McMinnville, evaluation of the
current program, recommendations, and implementation. The historic context provided details of
McMinnville’s development history and architectural types. Evaluation was done on the current
program and historic resources inventory. There were over 1,000 properties on the inventory
which were organized into four different categories, distinctive, significant, contributory, and
environmental. The City was using the Secretary of Interior's standards for treating and
maintaining historic sources and there were also financial resources available to help maintain
the sources. He discussed the goals, policies, and proposals in the plan to promote public
awareness and understanding of historic preservation, to encourage conservation and
rehabilitation of historic resources, and to document and protect historic resources. The plan also
included recommendations for future areas to survey that had the potential for historic resources
and he described these areas. The implementation included short, medium, ongoing, and long
term actions which would help the Historic Landmarks Committee to create a future work plan.

Commissioner Schanche thought the plan was lacking, such as the pictures and the street names
missing on the maps.

Commissioner Dirks asked about creating a historic district north of downtown. Senior Planner
Darnell said the plan recommended that area as a potential historic district, which would need
more evaluation and an application to be included on the national historic register. It was
something the Historic Landmarks Committee had discussed doing in the future.

Commissioner Dirks thought creating the historic district should be pursued. She liked the
suggestions about promoting walking tours as well as retrofitting buildings for seismic events.

Senior Planner Darnell said staff would be taking comments on the plan to the end of the month.
The final draft would be completed in July. He then gave an update on the applications that had
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come before the Historic Landmarks Committee for interior and exterior renovations of historic
buildings.

Planning Director Richards discussed the City Center Housing Strategy which would identify
where to create more housing in the city center area, the types of products that could be used,
the type of design standards they would want to implement, and possible incentives.

e Planning Department Update — Project Updates, Advisory Committees, and Staffing

Senior Planner Darnell provided updates on the development projects that had been approved
by the Planning Commission and discussed how the developments were progressing.

The Commission made comments on and discussed the projects and talked about the need to
create multi-family design and development standards.

Planning Director Richards announced Mr. Darnell had been promoted to Senior Planner. A new
Associate Planner and one additional planner had been hired. She shared the backgrounds of
the new employees. Sarah Sullivan, Permit Technician, would be moving full time to planning as
a Planning Analyst.

5. Old/New Business
None

6. Commissioner/Committee Member Comments
None

7. Staff Comments

Planning Director Richards reported on the buildable lands inventory consultant meeting. There
had been good response to the solicitations for upcoming project advisory committees.

8. Adjournment

Chair Hall adjourned the meeting at 7:50 p.m.

Heather Richards
Secretary
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MINUTES - EXHIBIT 1C

July 19, 2018 5:30 pm
Planning Commission McMinnville Civic Hall, 200 NE 2"¢ Street
Work Session Meeting McMinnville, Oregon
Members Present:  Chair Roger Hall, Commissioners: Martin Chroust-Masin, Gary

Langenwalter, Lori Schanche, and Erica Thomas
Members Absent: Erin Butler, Susan Dirks, Zack Geary, and Roger Lizut

Staff Present: Chuck Darnell — Senior Planner

1. Call to Order

Chair Hall called the meeting to order at 5:30 p.m.
2. Discussion Items

e Office Residential Zone Discussion

Senior Planner Darnell was bringing back an update to the discussion that the Commission had
in February on the potential expanded use of the Office-Residential (O-R) zone. It originally
came before the Commission because a resident identified that single family homes in the C-3
zone, General Commercial, were not permitted uses and the resident had issues with securing
financing to purchase a single family home in this zone. This led to houses sitting on the market
for a long time and becoming dilapidated. He showed maps of single family homes currently in
this zone. The Commission had previously discussed the potential to expand the O-R zone in
these areas in close proximity to downtown. The purpose of the zone was to provide a transition
and buffer between commercial and residential and to provide an incentive to preserve old and
historic structures. It would allow all the residential uses in the zone as well as less intensive
commercial uses.

Senior Planner Darnell stated that some owners of short term rental uses in the current
commercial zone had contacted the City and discussed how the change of the zone would
impact the existing legal permitted status of the rentals if the spacing standard was not met. The
short term rental code had been changed so that when ownership changed, they would have to
re-apply and be subject to the new spacing and other development standards. Another thing to
consider was where the O-R zone would be applied, such as only in C-3 and downtown or
including other areas. There had been comments from residentially zoned property owners near
downtown about the office residential zone allowing them to expand their opportunities. This is
a more complicated analysis, as the City’s acknowledged buildable lands inventory identifies a
lack of residential land in the City which also needed to be considered if any changes were
proposed to existing residentially zoned land.
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3.

Senior Planner Darnell explained where the office residential was currently located in the City.
There were a number of single homes in the C-3 commercial zone that were historic and
protected under the City’s inventory and he showed some examples. The Historic Preservation
Plan had recently been completed and the plan had looked at this issue and made some
recommendations for areas to be evaluated for potential zoning modifications. He showed maps
of where these areas were located.

There was discussion regarding possible locations for office residential and how office
residential was still considered a commercial use and would not affect the residential land
numbers.

Senior Planner Darnell said there were multiple studies going on currently which could lead to
code change recommendations, including the buildable lands inventory, housing needs
analysis, housing strategy, city center housing strategy, and Great Neighborhood Principles. He
asked if this discussion should wait until those studies were done which would provide more
data. Another option he presented would be to explore other code modifications that did not
result in zone changes, such as looking at creating an overlay zone for these areas, or looking
into amending the uses in the C-3 zone to allow single family homes and historic resources.

There was discussion regarding how long the studies would take, the urgency of this decision,
and whether or not to wait for the studies to be done.

There was consensus to wait until the other studies were complete before undertaking any
further analysis or action on the office residential zone or other code changes.

Adjournment

Chair Hall adjourned the meeting at 6:15 p.m.

Heather Richards
Secretary
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MINUTES - EXHIBIT 1D

July 19, 2018 6:30 pm
Planning Commission McMinnville Civic Hall, 200 NE 2"? Street
Regular Meeting McMinnville, Oregon
Members Present: Chair Roger Hall, Commissioners: Martin Chroust-Masin, Gary

Langenwalter, Lori Schanche, and Erica Thomas
Members Absent: Erin Butler, Susan Dirks, Zack Geary, and Roger Lizut

Staff Present: Chuck Darnell — Senior Planner

1. Call to Order
Chair Hall called the meeting to order at 6:30 p.m.
2. Citizen Comments
None
3. Approval of Minutes
None
4. Public Hearing

A. Comprehensive Plan Map Amendment & Zone Change
(CPA 1-18 & ZC 1-18) (Exhibit 1)

Request: Approval to amend the Comprehensive Plan Map designation of a property from
Industrial to Residential, and to rezone the property from M-1 (Light Industrial) to
R-4 (Multiple-Family Residential) to allow for development of residential uses that
are permitted in the R-4 (Multiple-Family Residential) zone.

Location: The subject site is zoned M-1 (Light Industrial) and is located at 1601 NE
McDaniel Lane and is more specifically described as Tax Lot 7100, Section 16DB,
T.4S.,,R4W., W.M.

Applicant: Daniel Danicic

Chair Hall opened the public hearing and read the hearing statement. He asked if there was
any objection to the Commission’s jurisdiction to hear this matter. There was none. He asked
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if anyone on the Commission had disclosures to make or would abstain from participating or
voting on this application. There was none.

Senior Planner Darnell presented the staff report. This was a request for a zone change and
Comprehensive Plan Map amendment at 1601 NE McDaniel Lane. The amendment was to
change from industrial to residential, and if that was approved to rezone the property from M-
1, light industrial, to R-4, multiple family residential. The applicant provided a concept plan for
the site that showed the future intention of the use of the property, but that plan was treated
as a concept plan and would not be binding on the site in any way. He reviewed the
Comprehensive Plan Map amendment criteria and how the request met the goals and policies
for developing affordable and quality housing for residents and providing a variety of different
housing types and densities. Previous analysis was completed in the 2001 McMinnville
Buildable Land Needs Analysis and Growth Management Plan and the 2013 Economic
Opportunities Analysis that compared residential and industrial land in the City. Those
analyses showed a surplus of industrial land and a need for additional residential land. The
area around the site had various land use designations. There were areas where residential
abutted industrial. This request was not inconsistent with the surrounding area and
development pattern.

Regarding the zone change criteria, Senior Planner Darnell explained there was a need for
additional R-4 land, based on the needs identified in the 2001 McMinnville Buildable Land
Needs Analysis and Growth Management Plan. The property was currently not committed to
low density residential and as an industrial site, it was planned to have more intense
development. It was not subject to any development limitations as the site was flat and had
services available and there was no concern regarding capacity to serve the site as R-4. The
site was in a quarter mile of transit service and commercial shopping locations. The items the
property lacked were: buffering of the low density residential to the west, access to a major
collector or arterial, and it was not adjacent to a public or private open space. The applicant
provided a traffic impact analysis which showed there were no issues identified with the R-4
use and the surrounding streets could accommodate the additional traffic. Some of the uses
in the existing industrial zoning could have created more traffic than what was being
proposed. With staff’'s conditions of approval, the application could meet the criteria for
buffering of the adjacent low density residential by providing a landscape buffer and fence on
the west property line as well as through rear yard setbacks and lower building height.
Regarding buffering from the railroad corridor, staff suggested a landscape buffer and fence
on the south side of the site. These buffers would be reviewed by the Landscape Review
Committee. Regarding the open space, staff suggested providing an area dedicated to usable
open space on the site for residents, which was about 4,300 square feet. There was another
R-4 site to the north of this property which showed the application was consistent with the
zoning of the surrounding area, and there were other residential uses around the industrial
and railroad corridor. Adequate utilities and services could be provided to the site.

Senior Planner Darnell stated that the traffic analysis showed there would be minor impacts
to surrounding intersections, but it would not change the level of service of those
intersections. The site access would be on McDaniel Lane which was found adequate to
serve the site. The analysis was based on development of 24 units on the property as
proposed in the concept plan; however the maximum number of units allowed was 29. Staff
suggested another condition that required a trip cap on the site for any future proposed
development and that the cap be the maximum number of average daily trips that were
analyzed in the traffic study, which was 176 daily trips. If the applicant wanted to increase the
number of units, they would have to do a new traffic impact analysis.
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Senior Planner Darnell stated that since the time of the packet completion, one additional
item of public testimony had been received. It was from a resident to the northwest who was
concerned about the potential height of the apartments, loss of privacy, and increased traffic
and noise. Staff thought the conditions of approval would address some of these concerns.
Staff recommended approval of the application with conditions, however he requested the
hearing be continued to August 16 to allow for notice to be placed in the newspaper.

Commissioner Langenwalter asked if the proposed buffer for the neighboring residential
property would be sufficient. Senior Planner Darnell said that the ten foot landscape buffer
was what staff was suggesting and he thought it should be sufficient.

Applicant: Daniel Danicic, representing the property owner, and Charles Parr II, property
owner, asked for a modification to the conditions. They were concerned that if the ten foot
buffer was increased, they would have difficulty placing the units on the property. For
Condition #3 regarding the 20 foot landscape buffer to the south, they asked that the trash
enclosure and a minor intrusion of the parking lot be allowed in that buffer area. For Condition
#5 regarding the open space, there was a park nearby that was just over a quarter of a mile
away. They did not think the quarter mile from a park was a hard and fast criterion in the code,
but was more of a rule of thumb for what was reasonable. There was not a 4,000 square foot
space available on the property for the open space and they asked that the Commission to
delete Condition #5. In the neighborhood meeting there was concern about privacy and they
had attempted to change the alignment of the buildings. However, the setback requirements
would not be met with that realignment. What was proposed was the most effective and
efficient use to follow the setbacks and parking requirements in the code.

Commissioner Schanche suggested a connection to the sidewalks that was not through the
parking lot. She also had concerns regarding the buffering.

Commissioner Langenwalter asked how many stories this development would be. Mr. Parr
said it would be three stories, which would be around 32 feet in height.

Commissioner Langenwalter asked if there were any other apartments of that height in the
vicinity. Mr. Parr said there were none in the neighborhood, but there were some in the
surrounding area.

Commissioner Langenwalter said in trying to keep with the character of the neighborhood,
was there was a way to build the 24 units in two stories with the footprint they had and still
have decent sized apartments. Mr. Parr replied no, not with the setbacks, buffers, and parking
required.

Proponent: None

Opponent: Mike Mathen, McMinnville resident, lived directly west of this property. He thought
the size of the buildings would negatively impact the neighborhood. He asked that the
Planning Commission include any conditions possible to address the taller building height
that could be developed.

Neutral: Jason Petredis, McMinnville resident, asked since this was adjacent to a rail line,
was there a study on the frequency of the rail traffic and safety risks, especially for children
that might live in these units. He also asked if there were other residential properties adjacent
to the railroad.
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Senior Planner Darnell said the traffic study included the railroad crossing in regard to delays
to traffic. Pedestrian connectivity and safety was not included in that study. There were other
high density residential areas located near the railroad. There were conditions of approval,
such as the buffering, that could mitigate the safety concerns, and that the applicant could
also address safety concerns in their site design.

Mr. Petredis thought the nearby park had less than desirable activities going on in it and was
not a park families would want to use. Chair Hall said unfortunately that was not a criterion,
only the distance to a park was.
There was consensus to continue the public hearing to August 16, 2018.
5. Discussion ltems
¢ Long Range Planning Project Updates
Senior Planner Darnell gave an update on the buildable lands inventory and housing needs
analysis and housing strategy. The consultants had begun the work on these projects, and
they would be a year-long process. The Great Neighborhood Principles process would begin
soon as well. Two new Planning staff members had been hired, and would be introduced at
the August Planning Commission meeting.
6. Old/New Business
None

7. Commissioner/Committee Member Comments
None

8. Staff Comments
None

9. Adjournment

Chair Hall adjourned the meeting at 7:20 p.m.

Heather Richards
Secretary
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EXHIBIT 2 - STAFF REPORT

DATE: August 16, 2018
TO: Planning Commissioners
FROM: Chuck Darnell, Senior Planner

SUBJECT: CPA 1-18/ ZC 1-18 — 1601 NE McDaniel Lane

Report in Brief:

This is the continuation of a public hearing to consider applications for a Comprehensive Plan Map
amendment and a zone change for a property. The public hearing was opened at the July 19, 2018
Planning Commission meeting. During the initial portion of the public hearing, a staff report, applicant
testimony, and public testimony were received by the Planning Commission. However, since there were
some concerns about how the public hearing was noticed, the Planning Commission decided to continue
the public hearing to the August 16, 2018 meeting to allow for notification of the public hearing in the
News Register on Tuesday, August 7, 2018, to ensure that the general public had the opportunity to learn
about the land-use request and participate in the public hearing if they chose to do so.

The property in question is currently designated as Industrial on the Comprehensive Plan Map and zoned
M-1 (Light Industrial). The requests are to amend the Comprehensive Plan Map designation to
Residential, and to rezone the property to R-4 (Multiple-Family Residential) to allow for development of
residential uses that are permitted in the R-4 (Multiple-Family Residential) zone. The subject site is
located at 1601 NE McDaniel Lane, and is more specifically described as Tax Lot 7100, Section 16DB,
T.4S.,R.4W., W.M.

Background:

The subject site is currently used industrially as a concrete contractor’s shop and storage yard. The site
is developed with one building on the southern portion of the site, and the remaining northern portion of
the site is open gravel area used as parking and equipment and material storage. The site is bounded
on the east by NE McDaniel Lane and on the south by the Southern Pacific Railroad corridor. To the
east across NE McDaniel Lane is a vacant industrially zoned property, and to the south across the railroad
corridor is another industrial property that is in the process of being redeveloped into a marijuana
processing and production facility. The property to the north is zoned R-4 (Multiple-Family Residential)
and the existing use is a single story apartment complex. The property to the west is zoned R-2 (Single
Family Residential), with existing single family homes immediately adjacent to the subject site in the
Montrose Subdivision.

The subject site is identified below:

Attachments:

Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map
Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone
Change from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane
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CPA 1-18/ZC 1-18 — 1601 NE McDaniel Lane
Site Reference Map
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Attachments:
Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map

Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;
Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change

from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane
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Reference maps showing the existing and proposed Comprehensive Plan Map and zoning designations
of the subject site and the surrounding properties are provided below:

Existing Comprehensive Plan Map Designations Proposed Comprehensive Plan Map Designations
1601 NE McDaniel Lane 1601 NE McDaniel Lane
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Attachments:
Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map
Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane
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Existing Zoning Proposed Zoning
1601 NE McDaniel Lane 1601 NE McDaniel Lane
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The applicant has submitted a conceptual development plan for the site, which they have specifically
requested to not be binding on the site in any way, to depict the potential multiple-family residential uses
they anticipate to construct on the site. The concept plan shows the development of 24 dwelling units in
a two separate two-story buildings. The concept plan, which again is not proposed to be binding on the
site, is identified below:

Attachments:

Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map
Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane
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Discussion:

The Planning Commission’s responsibility regarding this type of land use request is to conduct a public
hearing and, at its conclusion, render a decision to recommend approval or approval with conditions to
the City Council, or deny the Comprehensive Plan Map amendment and zone change requests utilizing
the criteria in Section 17.74.020 of the McMinnville Zoning Ordinance.

There are two concurrent requests being made by the applicant. The firstis a Comprehensive Plan Map
amendment to amend the designation of the property from Industrial to Residential. The second is to
change the zoning of the property from M-1 (Light Industrial) to R-4 (Multiple-Family Residential). Both
requests are subject to the same review criteria in Section 17.74.020 of the McMinnville Municipal Code.
However, each request will be reviewed as a separate request and application.

Attachments:

Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map
Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane
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Comprehensive Plan Map Amendment Request (CPA 1-18)

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

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

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

The Comprehensive Plan goals and policies most applicable to the Comprehensive Plan amendment
request are found in Chapter V (Housing and Residential Development). Goals from Chapter V of the
Comprehensive Plan promote the development of affordable, quality housing for all city residents, and
also promote a land-intensive development pattern. More specifically, there are policies that provide
guidance in the provision of opportunities for the development of a variety of housing types and densities
(Policy 58.00) and opportunities for multiple-family developments to encourage lower-cost housing
(Policy 59.00). The applicant has used these policies to argue for the amendment of the Comprehensive
Plan Map designation from Industrial to Residential.

The most recently acknowledged Economic Opportunities Analysis for the City of McMinnville, which was
finalized in November 2013, identified a surplus of industrial land within the McMinnville Urban Growth
Boundary. The surplus was identified at an amount of 235.9 acres, as shown in Figure 26 from the
Economic Opportunities Analysis below:

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

Acres by Plan Designation

Commercial Industrial Total Comments

Vacant Land Demand Based on 2013-33 jobs forecast
Commerdal 164.6 - 164.6 Commerdal retail & service need
Industual - 145.1 145.1 Manufacturing & related sectors
Institutional 2.2 8.0 10.2  62% of need w/per job method
Totals 166.8 153.2 319.9 Employment land demand
Avdilable Land Supply Fully & partially vacant sites
2013 BLI Update 130.9 389.1 520.0 Revised per BLI update 7/13
Surplus/(Deficit) (35.8) 235.9 200.1 As of 2033 forecast year
Notes All acreage figures are rounded to nearest 1,/10% of an acre.
Source: E. D. Hovee & Company, LLC.

Additionally, the applicant refers to the most recently acknowledged Residential Buildable Lands
Inventory, which was prepared in 2001, that identified a need for additional land for housing uses. That
inventory, which was titled the McMinnville Buildable Land Needs Analysis and Growth Management
Plan, identified a deficit of over 1,000 acres of land for housing in Table B-11 of Appendix B. More
specifically, the analysis identified a need of 162 acres of R-4 (higher density) zoned land. The planning
horizon in the 2001 McMinnville Buildable Land Needs Analysis and Growth Management Plan was 2020,
and since the time of that analysis, approximately 56.2 acres of land have been rezoned to R-4 (Multiple-
Family Residential).

Attachments:

Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map
Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane
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The applicant has argued that the Comprehensive Plan Map amendment is justified, given that the slight
reduction in industrial land will not impact the surplus of industrial land identified in the 2013 Economic
Opportunities Analysis and the additional residential land will result in a reduction in the deficit of
residential land identified in the 2001 McMinnville Buildable Land Needs Analysis and Growth
Management Plan. Therefore, the Comprehensive Plan goals and policies related to the provision of
opportunities for the development of a variety of housing types and densities (Policy 58.00) and
opportunities for multiple-family developments to encourage lower-cost housing (Policy 59.00) would be
satisfied by the proposed Comprehensive Plan Map amendment.

There are additional Comprehensive Plan goals and policies that relate to the designation of high density
residential zones, but those are more applicable to the zone change request to R-4 (Multiple-Family
Residential) and will be addressed in the analysis of that request below.

Section 17.74.020
B. The proposed amendment is orderly and timely, considering the pattern of development in the
area, surrounding land uses, and any changes which may have occurred in the neighborhood or
community to warrant the proposed amendment.

The development pattern in the surrounding area is widely varying. Both residential and industrial land
uses are located adjacent to the subject site. Commercial land uses are also present within one quarter
mile of the subject site. The properties that share direct boundaries and are immediately adjacent to the
subject site, to the north and west, are all designated as Residential on the Comprehensive Plan Map.
Other adjacent properties that are designated as Industrial are separated from the subject site by either
public right-of-way (McDaniel Lane) or the Southern Pacific Railroad corridor.

The subject site is located on the fringe of an area that is predominately guided for commercial and
industrial land uses on the Comprehensive Plan Map. The commercial and industrial uses in this area
are generally bounded on the north and west by the Southern Pacific Railroad corridor. Properties
located immediately north of and adjacent to the railroad corridor, as the subject site is, vary in terms of
their land use designation. North of the railroad corridor between Hembree Street and 18" Street there
are twelve properties that are designated as Industrial on the Comprehensive Plan Map. There are also
groups of properties on the north side of the railroad corridor that are designated as Residential. These
exist in the vicinity of both the southern terminus of Hembree Street and Logan Street. Therefore, the
proposed designation of the subject site as Residential is not inconsistent with the development pattern
in the surrounding area where residential uses are located immediately adjacent to the railroad corridor.

Given the surrounding land uses and development pattern, the proposed amendment of the
Comprehensive Plan Map designation from Industrial to Residential is orderly and timely. The residential
land use will be more compatible with the other immediately adjacent residential lands than an industrial
land use. The use of the subject site as a residential use will also provide additional buffering and
separation between existing residential land uses to the north and west from the higher concentration of
industrial and commercial land uses to the south across the Southern Pacific Railroad corridor.

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

Utility and Service Provision: This area is well served by existing sanitary and storm sewer systems as
well as other public utilities. The Engineering Department has reviewed this proposal and has offered no
concerns with providing adequate services to this site to support residential development density at the
subject site. The adopted Wastewater Conveyance System Master Plan anticipated an industrial flow

Attachments:

Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map
Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane
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contribution of 12 dwelling unit equivalents (EDU’s) from the subject site. Based on the size of the site
at 43,557 square feet and assuming that the highest density residential zone (R-4) was approved, the
maximum allowable density would be 29 multifamily dwelling units (based on the lot size requirement of
1,500 square feet per dwelling unit). However, the applicant is anticipating the development of 24
dwelling units, given other site improvements that would be required for a multiple family development
project. The Engineering Department has stated that the 12 additional dwelling units, for a total of 24
units, would not significantly impact the City’s wastewater system.

Street System: The applicant has provided a traffic impact analysis that concluded that the surrounding
street network has the capacity to accommodate the number of trips that would result from the applicant’s
request to amend the Comprehensive Plan Map designation and complete a zone change to allow the
development of 24 dwelling units on site. The traffic analysis showed that no increase in delay would
occur at three of the four intersections included in the analysis. The only increase in delay occurred at
the intersection of McDaniel and Lafayette, and was only an increase of 0.1 seconds per vehicle during
the AM peak hour and an increase of 0.3 seconds per vehicle during the PM peak hour. The minimal
increase in delay at that intersection and the trips introduced to the surrounding street system by the
proposed development did not have any impact on the overall level of service of any intersection within
the study area. The new access to the site on McDaniel was also shown to operate at a level of service
of “B” in both the 2018 AM and PM peak hours.

The Engineering Department has reviewed the traffic impact analysis, and does not have any concerns
with the analysis or the findings. As noted in more detail above, the maximum allowable density of the
subject site would be 29 multifamily dwelling units. The traffic impact analysis did not account for this
maximum allowable density, as it assumed only the 24 dwelling units that the applicant anticipates
constructing on the site. This could limit the development potential of the site, and will be addressed in
more detail in the analysis of the zone change request below.

Zone Change Request (ZC 1-18)

As discussed above, the applicant is requesting an amendment of the Comprehensive Plan Map
designation of the property from Industrial to Residential. Should that Comprehensive Plan Map
amendment be recommended for approval, the applicant is also requesting that the property be rezoned
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) to allow for the development of residential
uses permitted in the R-4 zone.

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

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

General Comprehensive Plan Goals & Policies

The Comprehensive Plan goals and policies most applicable to the zone change request are found in
Chapter V (Housing and Residential Development). Goal V 1 is to “promote development of affordable,
quality housing for all city residents” and Goal V 2 is to “promote a residential development pattern that
is land intensive and energy-efficient that provides for an urban level of public and private services”.
Policies to support these goals include providing opportunities for the development of a variety of housing
types and densities (Policy 58.00), encouraging a compact form of urban development by directing
residential grown to areas where services are available (Policy 68.00), and designating specific lands in
the urban growth boundary as residential to meet future projected housing needs (Policy 71.00). These

Attachments:

Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map
Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane
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broader goals and policies can be satisfied by the arguments that the most recently acknowledged
Economic Opportunities Analysis and Buildable Land Needs Analysis identify a surplus of industrial land
and a deficit of residential land for housing uses. The industrial land surplus was identified at an amount
of 235.9 acres, as shown in Figure 26 from the Economic Opportunities Analysis. The residential land
deficit was identified at over 1,000 acres in Table B-11 of Appendix B, with a specific deficit of 162 acres
of R-4 (higher density) zoned land. The planning horizon in the 2001 McMinnville Buildable Land Needs
Analysis and Growth Management Plan was 2020, and since the time of that analysis, approximately
56.2 acres of land have been rezoned to R-4 (Multiple-Family Residential). The zone change, along with
the accompanying Comprehensive Plan Map amendment, would result in a reduction of the residential
land deficit to 104.8 acres without significantly impacting the industrial land surplus.

While the request satisfies multiple Comprehensive Plan goals and polices by providing for additional R-
4 zoned land that is identified as a needed land type, there are more specific policies to apply to the zone
change request to determine whether the specific subject site is appropriate for higher density
development. Those policies provide specific factors to be considered in the designation of areas for
medium and high-density residential development (Policy 71.09 and 71.13) and also specific multiple-
family development policies that must be achieved with the development of multiple-family uses on the
subject site (Policy 86.00 through 92.02).

Locational Comprehensive Plan Policies

Comprehensive Plan Policy 71.09 provides the following factors for the consideration of medium density
residential development, as follows:

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;

5. 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.

The subject site meets many of the factors described in Policy 71.09. The site is not committed to low
density development, as it is currently designated and zoned for industrial use. There are not any major
development limitations with the subject site, and the Engineering Department has not identified any
issues with providing services and infrastructure to the subject site to support higher density residential
development.

Attachments:

Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map
Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane
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The site is accessed from McDaniel Lane, which is classified as a minor collector street in the City of
McMinnville Transportation System Plan. The street functional classification system can be seen below:
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The site is also located in close proximity to existing public transportation. Routes 33 and 44 run on
Lafayette Avenue, with identified stops on the route schedules at both Riverside Drive and Orchard
Avenue. The intersection of Lafayette Avenue and Riverside Drive is located well within one-quarter mile
of the subject site, and the intersection of Lafayette Avenue and Orchard Avenue is just slightly over one-
quarter mile of the subject site. While Routes 33 and 44 are both commuter-type routes that run from
McMinnville to Hillsboro and Tigard, the routes do run in both directions throughout the day. This would
allow a transit rider to board the westbound bus and connect to other local, hourly-service routes at the
McMinnville Transit Center. Routes 33 and 44 do not provide consistent hourly service throughout the
day, but have more frequent service in the morning and evening hours and periodic service (between
one and two and a half hours) mid-day.

Attachments:

Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map
Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane



CPA 1-18/ZC 1-18 — 1601 NE McDaniel Lane

Page 11

A view of the McMinnville transit map, which identifies Routes 33 and 44 on Lafayette Avenue, is provided

below:
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Attachments:
Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map

Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;
Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane
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A map showing buffers of the subject site at both one-quarter and one-half miles is also provided below.
The intersection of Riverside Drive is within the one-quarter mile buffer of the subject site.

Existing Zoning
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The final factor to be considered in the designation of an area for medium density residential use is that
the site can be buffered from low density residential areas in order to maximize the privacy of established
low density residential areas. The areas immediately adjacent to the subject site to the west are
established low density, single family residential areas. Based on the orientation of the subject site and
its access onto McDaniel Lane, the front yard of the site would be along the east property line. This
would result in the west property line being treated as the rear yard. The rear yard setback in the R-4
zone is 20 feet. While this will provide space between the adjacent single family uses and the multiple-
family residential uses that would be allowed on the site, there still could be adverse impacts of multiple-
family development on the adjacent single family uses. One of those impacts could be additional
vehicular traffic, noise, and headlight glare, as drive aisles and parking spaces do not require any specific
setback in the R-4 zone.

To mitigate this, and to meet the Comprehensive Plan policy that requires buffering from low density
residential areas, staff is suggesting a condition of approval be included to require a dedicated 10 foot
landscaped area along the entire west property line. The landscaped area should include sight-obscuring
fencing along the property line and dense evergreen trees and shrubs within the 10 foot landscaped area
to provide adequate buffering between the adjacent single family uses and the multiple-family
development site.

Attachments:

Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map
Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane
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In addition, a condition of approval is being recommended to increase required setbacks if the maximum
building height normally allowed in lower density residential zones is exceeded to better buffer the
multiple-family development site from the adjacent low density residential areas. Currently the R-4
(Multiple Family Residential) zone states all yards shall be increased over the requirements of the R-4
section by one (1) foot for each two (2) feet of building height over 35 (thirty-five) feet (Section 17.21.040).
Since the subject site is adjacent to existing single family residential development, it is recommended
that the language for increasing the yard setbacks relative to building height over 35 (thirty-five) feet be
increased to one (1) foot for each one (1) foot of building height over 35 (thirty-five) feet (which is the
maximum building height in the adjacent R-2 zone).

Comprehensive Plan Policy 71.13 continues with additional factors that should serve as criteria in
determining areas appropriate for high-density residential development, which is what the applicant is
proposing with the request to rezone the property to R-4 (Multiple-Family Residential):

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

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

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

Areas which are not subject to development limitations;

Areas where the existing facilities have the capacity for additional development;

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

N
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As discussed in more detail above, the subject site is not committed to low or medium density
development, does not have development limitations, and has no issues with the provision of utilities and
services to serve higher density residential development. The condition of approval noted above related
to the landscaped buffer area along the entire west property line would provide for the buffering from low
density residential areas required of high density residential development areas.

The site does not have direct access to a major collector or arterial street. As shown in the Transportation
System Plan street functional classification system map above, McDaniel Lane is classified only as a
minor collector. However, the applicant has argued that the site is in close proximity to Lafayette Avenue,
which is designated as a minor arterial on the street functional classification system map. The applicant
has also submitted a traffic impact analysis that shows that the zone change and subsequent construction
of a multiple-family development on the subject site would not have any significant or adverse impacts
on the surrounding street system. Comprehensive Plan Policy 91.00 provide some additional flexibility
in the type of street that a multiple-family residential development should be accessed from. Specifically,
Policy 91.00 states that “Multiple-family housing developments shall be required to access off of arterials
or collectors or streets determined by the City to have sufficient carrying capacities to accommodate the
proposed development.” Given the findings of the traffic impact analysis, it can be found that the site has
appropriate access for higher density development.

Also as discussed in more detail above, existing transit service is located in close proximity to the site.
Routes along Lafayette Avenue include stops within one-quarter mile of the subject site. However, the
high density factors require that the area designated for high density development be located within a
one-half mile corridor centered on transit routes. The site is clearly within a one-half mile corridor of the
existing transit routes on Lafayette Avenue, but with this expanded allowance, the site is also within a
one-half mile corridor of the existing, higher frequency transit route on Highway 99W (Route 3 which runs
hourly).

Attachments:

Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map
Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane;

Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane
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The subject site is located within one-quarter mile of commercially zoned property. The McMinnville
Municipal Code does not have any definition of neighborhood or general commercial shopping centers,
so the commercial designation of property needs to be used in analyzing this Comprehensive Plan policy
and high density locational factor. The commercially zoned property within one-quarter mile of the subject
site is zoned to allow general retail, service, and shopping type uses.

The subject site is not located adjacent to private or public open space. There is only one public park
within one-quarter mile of the subject site, but that is the Riverside Drive Dog Park and is designed
specifically for a subset of the population that would be seeking recreational space for their pets. The
next closest public open space would be Wortman Park, which is located slightly over on-quarter mile
from the subject site. There is some school property within one-quarter mile of the site, but this is private
property and is not necessarily readily available for use by the general public. The factor for high density
residential development calls for open space to be adjacent to the site, not within a certain distance.
While there some opportunities for access to open space within one-half mile of the subject site, there is
not any usable open space adjacent to the site. Therefore, staff is recommending a condition of approval
to require that, if the site is developed with multiple-family residential uses, an area equivalent to 10
percent of the gross size of the site shall be reserved for usable open space for residents of the multiple-
family development site. The condition of approval should clarify that the usable open space area will be
in addition to the required landscape areas along the west and south property lines. The condition of
approval should also state that the usable open space area shall be a contiguous area with each
dimension being at least 15 feet in length, shall be located outside of the front yard setback area, and
may be counted towards the minimum 25 percent of the site area that must be landscaped.

For reference, a map showing the locations of amenities surrounding the subject site is provided below:
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ze ~ F foed) =
BEine Gl A

1 s o TN ’P
| T R N
=2 [Crsizod e o L/ % ¥
) b R / ; — N
b 3
ARl 2" ! ST T ¥

nmma —

i
it g @
=L Vs
P v Mie Buffer N
D Subject Site A
City Parks
City of McMinnville E Schools
Flanning bepertment 0 375 750 1,500

McMinnville, OR 97128
(503) 434-7311

Attachments:
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Multiple-Family Development Comprehensive Plan Policies

The Comprehensive Plan includes specific policies that must be achieved with the development of
multiple-family uses on any particular site. Some of these are similar to the locational factors in Policies
71.09 and 71.13, including the street access to the site, and the site’s proximity to transit routes and
general commercial shopping centers. One policy in particular (Policy 92.02) requires higher density
housing to be located within a “reasonable walking distance” to shopping, schools, parks and public
transportation. This distance is not specifically defined, but a typical distance used for a reasonable
walking distance is one-quarter mile. As discussed in more detail above, the site is within one-quarter
mile of schools, areas that could be developed with general commercial shopping uses, and public
transportation. There is also one park (Riverside Drive Dog Park) within one-quarter mile of the site, and
one larger park (Wortman Park) just over one-quarter mile from the site.

One additional multiple-family development policy that is applicable to the subject site is Policy 92.01,
which states that “high-density housing shall not be located in undesirable places such as near railroad
lines, heavy industrial uses, or other potential nuisance areas unless design factors are included to buffer
the development from the incompatible use”. The subject site is located immediately adjacent to an
active railroad corridor, which bounds the subject site on the south. As railroad lines are listed as a
specific “incompatible use” in the Comprehensive Plan policy, the use of the subject site for higher density
housing must include design factors that buffer the development from the “incompatible” railroad corridor.
Therefore, staff is suggesting a condition of approval be included to require a dedicated 20 foot
landscaped area along the entire south property line. The landscaped area should include sight-
obscuring fencing along the property line and dense evergreen trees and shrubs within the 20 foot
landscaped area to provide adequate buffering between the multiple-family residential uses and the
adjacent railroad corridor.

Section 17.74.020
B. The proposed amendment is orderly and timely, considering the pattern of development in the
area, surrounding land uses, and any changes which may have occurred in the neighborhood or
community to warrant the proposed amendment.

The development pattern in the surrounding area is widely varying. Both residential and industrial uses
and zones are located adjacent to the subject site. Commercially zoned lands are also present within
one-quarter mile of the subject site. The properties that share direct boundaries and are immediately
adjacent to the subject site, to the north and west, are all zoned residential. The properties immediately
to the west are a lower density residential (R-2 — Single Family Residential), and the property immediately
to the north is higher density residential (R-4 — Multiple-Family Residential). Other adjacent properties
that are zone M-1 (Light Industrial) are separated from the subject site by either public right-of-way
(McDaniel Lane) or the Southern Pacific Railroad corridor.

The subject site is located on the fringe of an area that is predominately guided for commercial and
industrial land uses on the Comprehensive Plan Map and zoned as a mixture of industrial and
commercial. The commercial and industrial uses in this area are generally bounded on the north and
west by the Southern Pacific Railroad corridor. Just to the southwest of the subject site is also the
northern boundary of the Northeast Gateway Planned Development Overlay District, which is a mixed
use district that allows for a variety of housing, commercial, and light industrial uses. Properties located
immediately north of and adjacent to the railroad corridor, as the subject site is, vary in terms of their
zoning classifications. North of the railroad corridor between Hembree Street and 18" Street there are
twelve properties that are zoned either M-1 (Light Industrial) or M-2 (General Industrial). There are also
groups of properties on the north side of the railroad corridor that are zoned residentially. Most of these
residential areas are lower density zones (R-2 — Single Family Residential), and these exist in the vicinity
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of both the southern terminus of Hembree Street and Logan Street. However, immediately adjacent to
the subject site to the north is an existing higher density zoned (R-4 — Multiple-Family Residential)
property. Given the variety of zoning classifications in the areas along the railroad corridor and the
presence of R-4 (Multiple-Family Residential) zoned land immediately adjacent to the subject site, the
proposed zone change to R-4 (Multiple-Family Residential) is not inconsistent with the development
pattern in the surrounding area.

The proposed residential land use will also be more compatible with the other immediately adjacent
residential lands than an industrial land use. The use of the subject site as a residential use will also
provide additional buffering and separation between existing residential land uses to the north and west
from the higher concentration of industrial and commercial land uses to the south across the Southern
Pacific Railroad corridor. However, the proposed zone change would result in a higher density residential
use than most of the adjacent residential properties to the west of the subject site. The conditions of
approval suggested by staff above would mitigate any potential impact to surrounding land uses and
result in a development more compatible with the surrounding area. The conditions of approval would
also result in a multiple-family development site that is more functional for the eventual residents of site.
As a summary, those conditions of approval include dense landscaped buffers along the west and south
portions of the site, an increase in yard setbacks if building heights exceed the height allowed in the lower
density residential zones, and the provision of usable open space within the site.

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

Utility and Service Provision: This area is well served by existing sanitary and storm sewer systems as
well as other public utilities. The Engineering Department has reviewed this proposal and has offered no
concerns with providing adequate services to this site to support residential development density at the
subject site. The adopted Wastewater Conveyance System Master Plan anticipated an industrial flow
contribution of 12 dwelling unit equivalents (EDU’s) from the subject site. Based on the size of the site
at 43,557 square feet and assuming that the highest density residential zone (R-4) was approved, the
maximum allowable density would be 29 multifamily dwelling units (based on the lot size requirement of
1,500 square feet per dwelling unit). However, the applicant is anticipating the development of 24
dwelling units, given other site improvements that would be required for a multiple family development
project. The Engineering Department has stated that the 12 additional dwelling units, for a total of 24
units, would not significantly impact the City’s wastewater system.

Street System: The applicant has provided a traffic impact analysis that concluded that the surrounding
street network has the capacity to accommodate the number of trips that would result from the applicant’s
request to amend the Comprehensive Plan Map designation and complete a zone change to allow the
development of 24 dwelling units on site. The traffic analysis showed that no increase in delay would
occur at three of the four intersections included in the analysis. The only increase in delay occurred at
the intersection of McDaniel and Lafayette, and was only an increase of 0.1 seconds per vehicle during
the AM peak hour and an increase of 0.3 seconds per vehicle during the PM peak hour. The minimal
increase in delay at that intersection and the trips introduced to the surrounding street system by the
proposed development did not have any impact on the overall level of service of any intersection within
the study area. The new access to the site on McDaniel was also shown to operate at a level of service
of “B” in both the 2018 AM and PM peak hours.

The Engineering Department has reviewed the traffic impact analysis, and does not have any concerns
with the analysis or the findings. Specific tables showing the projected intersection functionality, both
currently and after the incorporation of the trips that could result from the proposed zone change, are
provided below:
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ID Intersection Name Control Type Method Worst Mvmt vic Delay (s/veh) | LOS
1 McDaniel at 19th St All-way stop HECdni’:igr:h SB Thru 0.274 9.0 A
2 McDaniel at 18th St Two-way stop HEthi:igr:h EB Thru 0.026 15 B
3 McDaniel at 17th St Two-way stop HECdni':ig;h EB Left 0.018 106 B
4 McDaniel at Lafayette Two-way stop HEthi,:ic?r:h SEB Left 0.005 15.1 C
Existing AM Peak Hour Summary
ID Intersection Name Control Type| Method Worst Mvmt vic Delay (s/veh)| LOS
1 McDaniel at 19th St Alwaystop | MO sBTh | 0275 9.0 A
2 McDaniel at 18th St Two-way stop HE(ilwic?r:h EB Thru 0.026 11.5 B
3 McDaniel at 17th St |Two-way stop| 'l o0 EB Left 0018 10.6 B
4 McDaniel at Lafayette Two-way stop Héﬂ?fif;h SEB Left 0.005 15.2 Cc
5 McDaniel at Site Access | Two-way stop H&'}:‘ig:h EB Left 0.006 10.6 B
2018 AM Peak Hour Summary with McDaniel St Apts
ID Intersection Name Control Type Method Worst Mvmt vic Delay (s/veh)|LOS
1 McDaniel at 19th St All-way stop HECdI?fiSrl\h NB Thru 0.240 89 A
2 McDaniel at 18th St |Two-waystop| Lo | WBThru | 0.025 118 B
3 McDaniel at 17th St | Two-way stop|  Het O EB Left 0.016 10.9 B
4 McDaniel at Lafayette  [Two-waystop| 'mqrion' | SEBLeft | 0.007 22.2 c
Existing PM Peak Hour Summary
ID Intersection Name Control Type Method Worst Mvmt viC Delay (s/veh)| LOS
1 McDaniel at 19th St All-way stop HECd'::'i:r:h NB Thru 0.243 8.9 A
2 McDaniel at 18th St Two-way stop HEC(m :r:h WB Thru 0.025 11.8 B
3 McDaniel at 17th St | Two-way stop HE%';fifr““ EB Left 0.016 10.9 B
4 McDaniel at Lafayette Two-way stop HEcdri‘fig:‘h SEB Left 0.008 225 C
5 McDaniel at Site Access | Two-way stop Hé'i\fig:h EB Left 0.003 10.7 B

2018 PM Peak Hour Summary with McDaniel St Apts
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The traffic impact analysis was also accompanied by a Transportation Planning Rule memo (dated June
22, 2018) that provided an analysis and comparison of uses allowed in both the existing industrial zone
and the proposed multiple-family residential zone. Using some assumptions as to the developable area
of the site for different types of industrial uses, the analysis determined that the proposed development
of the site with 24 apartment units would result in less trips than another use (small office building) that
would be permitted under the site’s current zoning.

One issue with the traffic impact analysis was that it did not account for the maximum allowable density
of the subject site if the proposed zone change was approved. As noted in more detail above, the
maximum allowable density of the subject site would be 29 multifamily dwelling units. The traffic impact
analysis did not account for this maximum allowable density, as it assumed only the 24 dwelling units
that the applicant anticipates constructing on the site. Because the traffic impact analysis does not
provide an analysis of the impacts of the maximum level of development of the subject site if the zone
change to R-4 (Multiple-Family Residential) was approved, staff is suggesting a condition of approval be
included to incorporate a trip cap on the future proposed multiple-family development. This trip cap would
be based on the figures provided in the Transportation Planning Rule memo (dated June 22, 2018) that
accompanied the traffic impact analysis report. That memo cited the Institute of Traffic Engineers (ITE)
Trip Generation Manual and the number of trips that would be generated by each individual apartment
unit. The average daily trips for an apartment unit is 7.32 trips per apartment (ITE 220). As the traffic
impact analysis and the accompanying Transportation Planning Rule memo assumed the development
of only 24 dwelling units on the subject site, the analysis assumed 176 average daily trips (24 times 7.32
trips) generated by the development of the subject site. Therefore, the condition of approval will limit the
development of the site to a residential density that generates no more than 176 average daily trips as
referenced in the Transportation Planning Rule memo (dated June 22, 2018), unless a subsequent traffic
impact analysis is submitted by the applicant and found to be acceptable to the City.

Fiscal Impact:

None.

Commission Options:

1) Close the public hearing and forward a recommendation for APPROVAL of the applications to
the McMinnville City Council, per the decision 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 applications, providing findings of fact for the denial in the
motion to deny.

Recommendation/Suggested Motion:

Based on the analysis and findings provided above, the Planning Department recommends that the
Planning Commission recommend approval of the Comprehensive Plan Map Amendment and approval
with conditions of the Zone Change to the City Council. Specifically, the Planning Department suggests
that the following conditions of approval be included on the approval of the zone change request:
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1. That the rezoning be contingent on the Comprehensive Plan Map amendment request
(CPA 1-18) being approved by the McMinnville City Council.

2. That a dedicated 10 foot landscaped area be provided along the entire west property line. The
landscaped area shall include sight-obscuring fencing along the property line and dense
evergreen trees and shrubs within the 10 foot landscaped area to provide adequate buffering
between the adjacent single family uses and the multiple-family site. No improvements shall
encroach on the dedicated landscaped area. The exact species and type of fencing shall be
approved by the Landscape Review Committee during the review of the landscape plan for any
future development of the site.

3. That a dedicated 20 foot landscaped area be provided along the entire south property line. The
landscaped area shall include sight-obscuring fencing along the property line and dense
evergreen trees and shrubs within the 20 foot landscaped area to provide adequate buffering
between the multiple-family residential uses and the adjacent railroad corridor. No improvements
shall encroach on the dedicated landscaped area. The exact species and type of fencing shall
be approved by the Landscape Review Committee during the review of the landscape plan for
any future development of the site.

4. Yard setbacks shall be increased one foot for each foot of building height over thirty-five feet.

5. If the site is developed as multi-family residential, an additional area equivalent to 10 percent of
the gross area of the site (or 4,355 square feet) shall be reserved for usable open space for
residents of the multiple-family development site. The usable open space area shall be in addition
to the required landscape areas along the west and south property lines. The usable open space
area shall also be a contiguous area with each dimension being at least 15 feet in length, shall
be located outside of the front yard setback area, and may be counted towards the minimum 25
percent of the site area that must be landscaped.

6. That, based on the analysis provided in the submitted Traffic Impact Analysis (TIA) (June 25,
2018) and the Transportation Planning Rule memo (June 22, 2018) prepared for the applicant by
Associated Transportation Engineering & Planning, Inc., the residential density allowed on this
subject site shall be limited to a use that generates a maximum total of 176 trips per day (ADT)
as referenced in the Transportation Planning Rule memo (June 22, 2018) unless a subsequent
TIA is submitted by the applicant and the conclusions of which are found to be acceptable to the
City.

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

THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL,
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE PLANNING COMMISSION
RECOMMENDS THAT THE CITY COUNCIL APPROVE CPA 1-18.

AND

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

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

503-434-7311
www.mcminnvilleoregon.gov

DECISION, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR THE APPROVAL OF A
COMPREHENSIVE PLAN MAP AMENDMENT FROM AN INDUSTRIAL DESIGNATION TO A
RESIDENTIAL DESIGNATION AT 1601 NE MCDANIEL LANE

DOCKET:
REQUEST:

LOCATION:

ZONING:
APPLICANT:
STAFF:

DATE DEEMED
COMPLETE:

HEARINGS BODY:

DATE & TIME:

HEARINGS BODY:

DATE & TIME:

COMMENTS:

CPA 1-18 (Comprehensive Plan Map Amendment)

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

The subject site is located at 1601 NE McDaniel Lane, and more specifically
described as Tax Lot 7100, Section 16DB, T. 4 S., R. 4 W., W.M., respectively.

The subject site’s current zoning is M-1 (Light Industrial).
Daniel Danicic

Chuck Darnell, Senior Planner

June 5, 2018
McMinnville Planning Commission

July 19, 2018 and August 16, 2018. Civic Hall, 200 NE 2" Street, McMinnville,
Oregon.

McMinnville City Council
September 11, 2018. Civic Hall, 200 NE 2" Street, McMinnville, Oregon.

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

Attachments:

Attachment 1 — Application and Attachments
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DECISION

Based on the findings and conclusions, the Planning Commission recommends APPROVAL of the
Comprehensive Plan Map amendment (CPA 1-18) to the McMinnville City Council.

T T T T
DECISION: APPROVAL
O

City Council: Date:
Scott Hill, Mayor of McMinnville

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

Planning Department: Date:
Heather Richards, Planning Director

Attachments :
Attachment 1 — Application and Attachments
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APPLICATION SUMMARY:

The application is a request to amend the Comprehensive Plan Map designation of the property at
1601 NE McDaniel Lane from Industrial to Residential to allow for the development of residential uses
on the subject property.

The subject site is currently used industrially as a concrete contractor’'s shop and storage yard. The
site is developed with one building on the southern portion of the site, and the remaining northern
portion of the site is open gravel area used as parking and equipment and material storage. The site
is bounded on the east by NE McDaniel Lane and on the south by the Southern Pacific Railroad
corridor. To the east across NE McDaniel Lane is a vacant industrially zoned property, and to the
south across the railroad corridor is another industrial property that is in the process of being
redeveloped into a marijuana processing and production facility. The property to the north is zoned R-
4 (Multiple-Family Residential) and the existing use is a single story apartment complex. The property
to the west is zoned R-2 (Single Family Residential), with existing single family homes immediately
adjacent to the subject site in the Montrose Subdivision.

The subject site is identified below:
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Reference maps showing the existing and proposed Comprehensive Plan Map designations of the
subject site and the surrounding properties are provided below:

Existing Comprehensive Plan Map Designations Proposed Comprehensive Plan Map Designations
1601 NE McDaniel Lane 1601 NE McDaniel Lane

Industrial Industrial

LT i v’f N &
/57 IS < 7
L rs b ’ &y yr L-‘ '.
Comprehensive Plan D Subject Site Comprehensive Plan D Subject Site
City of Residential E_-_'i 1/4 Mile Buffer N City-of Residential [_--i 174 Mile Buffer N
| - Commercial l - Commercial
e T e T

nnnnn g Departmen
231 NE Fifth Street Floadplain 0 250 500 1,000 231 NE Fifth Street Floodplain 0 250 500 1,000
McMinnville, OR 97128 —— ee— oot McMinnville, OR 97128 —  — et
(503) 434-7311 (503) 434-7311

1. CPA 1-18 Application and Attachments (on file with the Planning Department)
2. Public Testimony — Jody & Tricia Fisher via email on July 17, 2018 (on file with the Planning
Department

COMMENTS:

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

¢ McMinnville Engineering Department

We have reviewed proposed CPA 1-18 / ZC 1-18, and note the following:

e The submitted information from the applicant’s traffic engineer indicate that the proposed
zone change will not significantly impact the transportation system; and

o The adopted Wastewater Conveyance System Master Plan anticipated an industrial flow
contribution of 12 dwelling unit equivalents (EDU’s) from this site. The 12 additional units

Attachments :
Attachment 1 — Application and Attachments
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(24 units total) under the proposed zone change will not significantly impact the City’s
wastewater system.

Additional Testimony

Notice of this request was mailed to property owners located within 300 feet of the subject site.
Notice of the public hearing was also provided in the News Register on Tuesday, August 7, 2018. As
of the date of the Planning Commission continued public hearing on August 16, 2018, one item of
public testimony had been received by the Planning Department. That testimony was provided by
Jody and Tricia Fisher at 1508 NE 16™ Street, and was in opposition to the requests based on the
potential height of the apartment buildings, the loss of privacy, and more traffic and noise from the
development.

FINDINGS OF FACT

1. Daniel Danicic requested an amendment to the Comprehensive Plan Map designation of a
property from Industrial to Residential to allow for the development of residential uses on the
subject site. The subject site is located at 1601 NE McDaniel Lane and is more specifically
described as Tax Lot 7100, Section 16DB, T. 4 S., R. 4 W., W.M.

2. The site is currently designated as Industrial on the McMinnville Comprehensive Plan Map,
1980. The site is currently zoned M-1 (Light Industrial) on the McMinnville Zoning Map.

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

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

5. Notice of the application was provided by the City of McMinnville to property owners within 300
feet of the subject site, as required by the process described in Section 17.72.120
(Applications— Public Hearings) of the McMinnville Zoning Ordinance. Notice of the public
hearing was also provided in the News Register on Tuesday, August 7, 2018. One item of
public testimony was provided to the Planning Department, which is referenced in this
document and on file with the Planning Department.

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

CONCLUSIONARY FINDINGS:

McMinnville’s Comprehensive Plan:

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

GOALV 1. TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL
CITY RESIDENTS.

Attachments :
Attachment 1 — Application and Attachments
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Policy 58.00 City land development ordinances shall provide opportunities for development of a variety
of housing types and densities.

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

Finding: Goal V 1 and Policies 58.00 and 59.00 are met by this proposal in that the amendment of the
Comprehensive Plan Map designation of the subject site will allow for more opportunity for a variety of
housing types, and for more opportunities for multiple-family housing development.

The most recently acknowledged Economic Opportunities Analysis for the City of McMinnville, which
was finalized in November 2013, identified a surplus of industrial land within the McMinnville Urban
Growth Boundary. The surplus was identified at an amount of 235.9 acres, as shown in Figure 26
from the Economic Opportunities Analysis below:

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

Acres by Plan Designation

Commercial Indusirial Total Comments
Vacant Land Demand Based on 2013-33 jobs forecast
Commerdal 164.6 - 164.6 Commerdal retail & service need
Industnal - 145.1 145.1 Manufadunng & related sectors
Institutional 2.2 8.0 10.2  62% of need w/per job method
Totals 166.8 153.2 319.9 Employment land demand
Avdilable Land Supply Fully & partially vacant sites
2013 BLI Update 130.9 389.1 520.0 Revised per BLI update 7/13
Surplus/(Deficit) (35.8) 2359 200.1 As of 2033 foreast year
Notes All acreage figures are rounded to nearest 1,/10% of an acre.
Source: E. D. Hovee & Company, LLC.

Additionally, the applicant refers to the most recently acknowledged Residential Buildable Lands
Inventory, which was prepared in 2001, that identified a need for additional land for housing uses.
That inventory, which was titled the McMinnville Buildable Land Needs Analysis and Growth
Management Plan, identified a deficit of over 1,000 acres of land for housing in Table B-11 of
Appendix B. More specifically, the analysis identified a need of 162 acres of R-4 (higher density)
zoned land. The planning horizon in the 2001 McMinnville Buildable Land Needs Analysis and
Growth Management Plan was 2020, and since the time of that analysis, approximately 56.2 acres of
land have been rezoned to R-4 (Multiple-Family Residential).

The applicant has argued that the Comprehensive Plan Map amendment is justified, given that the
slight reduction in industrial land will not impact the surplus of industrial land identified in the 2013
Economic Opportunities Analysis and the additional residential land will result in a reduction in the
deficit of residential land identified in the 2001 McMinnville Buildable Land Needs Analysis and
Growth Management Plan. Therefore, the Comprehensive Plan goals and policies related to the
provision of opportunities for the development of a variety of housing types and densities (Policy
58.00) and opportunities for multiple-family developments to encourage lower-cost housing (Policy
59.00) would be satisfied by the proposed Comprehensive Plan Map amendment.

GOALV2: TO PROMOTE A RESIDENTIAL DEVELOPMENT PATTERN THAT IS LAND-
INTENSIVE AND ENERGY-EFFICIENT, THAT PROVIDES FOR AN URBAN LEVEL

Attachments :
Attachment 1 — Application and Attachments
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OF PUBLIC AND PRIVATE SERVICES, AND THAT ALLOWS UNIQUE AND
INNOVATIVE DEVELOPMENT TECHNIQUES TO BE EMPLOYED IN RESIDENTIAL
DESIGNS.

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

Policy 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.

Policy 71.05 The City of McMinnville shall encourage annexations and rezoning which are
consistent with the policies of the Comprehensive Plan so as to achieve a continuous
five-year supply of buildable land planned and zoned for all needed housing types.

Finding: Goal V 2 and Policies 68.00, 71.00, and 71.05 are met by this proposal in that the
amendment of the Comprehensive Plan Map designation of the subject site to residential will allow for
residential development in an area of the city that is already developed and has urban level services
available to serve the site. As noted in the finding for Goal V 1 and Policies 58.00 and 59.00 above,
the proposed Comprehensive Plan Map amendment is justified, given that the slight reduction in
industrial land will not impact the surplus of industrial land identified in the 2013 Economic
Opportunities Analysis and the additional residential land will result in a reduction in the deficit of
residential land identified in the 2001 McMinnville Buildable Land Needs Analysis and Growth
Management Plan.

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.

Storm sewer and drainage facilities (as required).

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

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

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

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

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

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

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

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

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

2. Major, Minor collectors.
a. Designs should minimize impacts on existing neighborhoods.
b. Sufficient street rights-of-way should be obtained prior to development of
adjacent lands.
c. On-street parking should be limited wherever necessary.
d. Landscaping should be required along public rights-of-way.

Finding: Goal VI 1 and Policies 117.00, 119.00, 120.00 and 122.00 are satisfied by this proposal in
that the subject site is currently adjacent to the McDaniel Lane public right-of-way and street.
McDaniel Lane is identified in the Transportation System Plan as a minor collector street, so there are
no issues with limiting access onto an arterial street. The applicant provided a traffic impact analysis
that analyzed the change in trips and the impacts of a denser form of residential development that
could be allowed under an eventual residential zoning designation, and found that there were no
significant impacts to the functionality of the surrounding street network. Any right-of-way
improvements required for the subject site will be required at the time of development.

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

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

Finding: Policies 126.00 and 127.00 are satisfied by this proposal in that off-street parking will be
required based on the type of residential development proposed and allowed under the eventual
residential zoning of the subject site.

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

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

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

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

Attachments :
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Policy 136.00

Policy 139.00

Policy 142.00

Policy 143.00

Policy 144.00

Policy 145.00

Policy 147.00

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:

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

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

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

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

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

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

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

The City of McMinnville, recognizing McMinnville Water and Light as the agency
responsible for water system services, shall extend water services within the framework
outlined below:

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

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

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

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

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

Attachments :

Attachment 1 — Application and Attachments



CPA 1-18- Decision Document Page 10

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

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

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

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

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

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

Finding: Goal VII 1 and Policies 136.00, 139.00, 142.00, 143.00, 144.00, 145.00, 147.00 and 151.00
are satisfied by the request as, based on comments received, adequate levels of sanitary sewer
collection, storm sewer and drainage facilities, municipal water distribution systems and supply, and
energy distribution facilities, either presently serve or can be made available to serve the site.
Additionally, the Water Reclamation Facility has the capacity to accommodate flow resulting from
development of this site. Administration of all municipal water and sanitary sewer systems guarantee
adherence to federal, state, and local quality standards. The City of McMinnville shall continue to
support coordination between city departments, other public and private agencies and utilities, and
McMinnville Water and Light to insure the coordinated provision of utilities to developing areas and in
making land-use decisions.

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

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

Finding: Policies 153.00 and 155.00 are satisfied in that emergency services departments have
reviewed this request and no concerns were raised.

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

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

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

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

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

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

Finding: Policies 173.00 and 177.00 are satisfied in that McMinnville Water and Light and Northwest
Natural Gas were provided opportunity to review and comment regarding this proposal and no
concerns were raised. A building permit pre-application meeting was held, and McMinnville Water
and Light did not have any concerns with providing adequate services to this site to support the
residential development density that could be allowed by the future residential zoning of the subject
site.

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

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

Finding: Goal X1 and Policy 188.00 are satisfied 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 process.

McMinnville’s City Code:

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

17.74.020 Comprehensive Plan Map Amendment and Zone Change - Review Criteria. An
amendment to the official zoning map may be authorized, provided that the proposal satisfies all
relevant requirements of this ordinance, and also provided that the applicant demonstrates the
following:

A. The proposed amendment is consistent with the goals and policies of the comprehensive

plan;

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

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

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

In addition, the housing policies of the McMinnville Comprehensive Plan shall be given added
emphasis and the other policies contained in the plan shall not be used to: (1) exclude needed

Attachments :
Attachment 1 — Application and Attachments



CPA 1-18- Decision Document Page 12

housing; (2) unnecessarily decrease densities; or (3) allow special conditions to be attached which
would have the effect of discouraging needed housing through unreasonable cost or delay.

Finding: Section 17.74.020 is satisfied by this proposal in that the proposed Comprehensive Plan
Map amendment is consistent with the goals and policies of the Comprehensive Plan, as described in
more detail above in the specific findings for each Comprehensive Plan goal and policy.

The development pattern in the surrounding area is widely varying. Both residential and industrial
land uses are located adjacent to the subject site. Commercial land uses are also present within one
guarter mile of the subject site. The properties that share direct boundaries and are immediately
adjacent to the subject site, to the north and west, are all designated as Residential on the
Comprehensive Plan Map. Other adjacent properties that are designated as Industrial are separated
from the subject site by either public right-of-way (McDaniel Lane) or the Southern Pacific Railroad
corridor.

The subject site is located on the fringe of an area that is predominately guided for commercial and
industrial land uses on the Comprehensive Plan Map. The commercial and industrial uses in this area
are generally bounded on the north and west by the Southern Pacific Railroad corridor. Properties
located immediately north of and adjacent to the railroad corridor, as the subject site is, vary in terms
of their land use designation. North of the railroad corridor between Hembree Street and 18" Street
there are twelve properties that are designated as Industrial on the Comprehensive Plan Map. There
are also groups of properties on the north side of the railroad corridor that are designated as
Residential. These exist in the vicinity of both the southern terminus of Hembree Street and Logan
Street. Therefore, the proposed designation of the subject site as Residential is not inconsistent with
the development pattern in the surrounding area where residential uses are located immediately
adjacent to the railroad corridor.

Given the surrounding land uses and development pattern, the proposed amendment of the
Comprehensive Plan Map designation from Industrial to Residential is orderly and timely. The
residential land use will be more compatible with the other immediately adjacent residential lands than
an industrial land use. The use of the subject site as a residential use will also provide additional
buffering and separation between existing residential land uses to the north and west from the higher
concentration of industrial and commercial land uses to the south across the Southern Pacific
Railroad corridor.

The subject area is well served by existing sanitary and storm sewer systems as well as other public
utilities. The Engineering Department has reviewed this proposal and has offered no concerns with
providing adequate services to this site to support residential development density at the subject site.
The adopted Wastewater Conveyance System Master Plan anticipated an industrial flow contribution
of 12 dwelling unit equivalents (EDU’s) from the subject site. Based on the size of the site at 43,557
square feet and assuming that the highest density residential zone (R-4) was approved, the maximum
allowable density would be 29 multifamily dwelling units (based on the lot size requirement of 1,500
square feet per dwelling unit). However, the applicant is anticipating the development of 24 dwelling
units, given other site improvements that would be required for a multiple family development project.
The Engineering Department has stated that the 12 additional dwelling units, for a total of 24 units,
would not significantly impact the City’s wastewater system.

The applicant has provided a traffic impact analysis that concluded that the surrounding street
network has the capacity to accommodate the number of trips that would result from the applicant’s
request to amend the Comprehensive Plan Map designation and complete a zone change to allow the
development of 24 dwelling units on site. The traffic analysis showed that no increase in delay would
occur at three of the four intersections included in the analysis. The only increase in delay occurred at
the intersection of McDaniel and Lafayette, and was only an increase of 0.1 seconds per vehicle
during the AM peak hour and an increase of 0.3 seconds per vehicle during the PM peak hour. The

Attachments :
Attachment 1 — Application and Attachments



CPA 1-18- Decision Document Page 13

minimal increase in delay at that intersection and the trips introduced to the surrounding street system
by the proposed development did not have any impact on the overall level of service of any
intersection within the study area. The new access to the site on McDaniel was also shown to
operate at a level of service of “B” in both the 2018 AM and PM peak hours.

Specific tables showing the projected intersection functionality, both currently and after the
incorporation of the trips that could result from the proposed comprehensive plan map amendment
and subsequent zone change, are provided below:

ID Intersection Name Control Type Method Worst Mvmt vic Delay (s/veh) | LOS
1 McDaniel at 19th St All-way stop HECd“i’t'ig:h SB Thru 0274 9.0 A
2 McDaniel at 18th St | Two-way stop HECd“i”:igr']h EB Thru 0.026 15 B
3 McDaniel at 17th St Two-way stop HEthi,:ic?r:h EB Left 0.018 106 B
4 McDaniel at Lafayetie | Two-way stop| 'omio | SEBLeft | 0.005 15.1 c

Existing AM Peak Hour Summary

ID Intersection Name Control Type Method Worst Mvmt vic Delay (s/veh)|LOS
1 McDaniel at 19th St All-way stop Héimfr:h SB Thru 0.275 9.0 A
2 McDaniel at 18th St Two-way stop ngi?:igr:h EB Thru 0.026 11.5 B
3 McDaniel at 17th St | Two-way stop Héfj';'{'ifr‘]h EB Left 0018 10.6 B
4 McDaniel at Lafayette Two-way stop Héij?:ic?r:h SEB Left 0.005 15.2 Cc
5 McDaniel at Site Access | Two-way stop HEdeigr:h EB Left 0.006 10.6 B

2018 AM Peak Hour Summary with McDaniel St Apts

ID Intersection Name Control Type Method Worst Mvmt vic Delay (s/veh)|LOS
1 McDaniel at 19th St All-way stop HE%%S;“ NB Thru 0.240 8.9 A
2 McDaniel at 18th St |Two-waystop| Lo | WBThru | 0.025 118 B
3 McDaniel at 17th St | Two-way stop| HcM N EB Left 0.016 10.9 B
4 McDaniel at Lafayette  [Two-waystop| 'maio | SEBLeft | 0.007 22.2 c

Existing PM Peak Hour Summary
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ID Intersection Name Control Type Method Worst Mvmt viC Delay (s/veh)| LOS

1 McDaniel at 19th St All-way stop HECd'i\:'i:r:h NB Thru 0.243 8.9 A

2 McDaniel at 18th St Two-way stop HECd'i\fi (?r:h WB Thru 0.025 11.8 B

3 McDaniel at 17th St | Two-way stop HE%'::‘R?:‘“ EB Left 0.016 10.9 B

4 McDaniel at Lafayette Two-way stop Hé:cmf;h SEB Left 0.008 225 C

5 McDaniel at Site Access | Two-way stop HE(iiri\figr:h EB Left 0.003 10.7 B
2018 PM Peak Hour Summary with McDaniel St Apts

The traffic impact analysis was also accompanied by a Transportation Planning Rule memo (dated
June 22, 2018) that provided an analysis and comparison of uses allowed in both the existing
industrial zone and the proposed multiple-family residential zone. Using some assumptions as to the
developable area of the site for different types of industrial uses, the analysis determined that the
proposed development of the site with 24 apartment units would result in less trips than another use
(small office building) that would be permitted under the site’s current zoning.

One issue with the traffic impact analysis was that it did not account for the maximum allowable
density of the subject site if the highest density zoning district was approved for the subject site.
Based on the size of the site at 43,557 square feet and assuming that the highest density residential
zone (R-4) was approved, the maximum allowable density would be 29 multifamily dwelling units
(based on the lot size requirement of 1,500 square feet per dwelling unit). The traffic impact analysis
did not account for this maximum allowable density, as it assumed only the 24 dwelling units that the
applicant anticipates constructing on the site. Because the traffic impact analysis does not provide an
analysis of the impacts of the maximum level of development of the subject site if the zone change to
R-4 (Multiple-Family Residential) was approved, any subsequent zone change will include a condition
of approval that places a trip cap on the eventual development of the site allowing only the level of
development that would generate the trips analyzed in the traffic impact analysis.

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

503-434-7311
www.mcminnvilleoregon.gov

DECISION, CONDITIONS OF APPROVAL, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS
FOR THE APPROVAL OF A ZONE CHANGE FROM M-1 (LIGHT INDUSTRIAL) TO R-4 (MULTIPLE-
FAMILY RESIDENTIAL) AT 1601 NE MCDANIEL LANE

DOCKET:
REQUEST:

LOCATION:

ZONING:
APPLICANT:
STAFF:

DATE DEEMED
COMPLETE:

HEARINGS BODY:

DATE & TIME:

HEARINGS BODY:

DATE & TIME:

COMMENTS:

ZC 1-18 (Zone Change)

Approval to change the zoning classification of a property from M-1 (Light
Industrial) to R-4 (Multiple-Family Residential) to allow for the development of
residential uses permitted in the R-4 zone on the subject site.

The subject site is located at 1601 NE McDaniel Lane, and more specifically
described as Tax Lot 7100, Section 16DB, T. 4 S., R. 4 W., W.M,, respectively.

The subject site’s current zoning is M-1 (Light Industrial).
Daniel Danicic

Chuck Darnell, Senior Planner

June 5, 2018
McMinnville Planning Commission

July 19, 2018 and August 16, 2018. Civic Hall, 200 NE 2" Street, McMinnville,
Oregon.

McMinnville City Council
September 11, 2018. Civic Hall, 200 NE 2" Street, McMinnville, Oregon.

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

Based on the findings and conclusions, the Planning Commission recommends APPROVAL of the
Comprehensive Plan Map amendment (ZC 1-18) to the McMinnville City Council, subject to the
conditions of approval provided in this document.

e
DECISION: APPROVAL WITH CONDITIONS
e

City Council: Date:
Scott Hill, Mayor of McMinnville

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

Planning Department: Date:
Heather Richards, Planning Director

Attachments :
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APPLICATION SUMMARY:

The application is a request to change the zoning classification of the property at 1601 NE McDaniel
Lane from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) to allow for the development of
residential uses permitted in the R-4 zone on the subject site.

The subject site is currently used industrially as a concrete contractor’'s shop and storage yard. The
site is developed with one building on the southern portion of the site, and the remaining northern portion
of the site is open gravel area used as parking and equipment and material storage. The site is bounded
on the east by NE McDaniel Lane and on the south by the Southern Pacific Railroad corridor. To the
east across NE McDaniel Lane is a vacant industrially zoned property, and to the south across the
railroad corridor is another industrial property that is in the process of being redeveloped into a
marijuana processing and production facility. The property to the north is zoned R-4 (Multiple-Family
Residential) and the existing use is a single story apartment complex. The property to the west is zoned
R-2 (Single Family Residential), with existing single family homes immediately adjacent to the subject
site in the Montrose Subdivision.

The subject site is identified below:
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Reference maps showing the existing and proposed Comprehensive Plan Map designations of the
subject site and the surrounding properties are provided below:

Existing Zoning Proposed Zoning
1601 NE McDaniel Lane 1601 NE McDaniel Lane

City Zoning
R c-2 o] 14 vile Bufter N

City Zoning c-2 l I Subject Site
N Fe= )
R1 I c-3 ] 174 Mile Buffer

N

R2 ML R2 ML

R3 M M A R3 w1 A
City of McMinnville R4 I w2 City of McMinnville R4 I v-2
PV g B oR plA+ 0 250 500 1,000 ToE B s Bl oR El~+ o 20 50 1,000

Minnville, OR 97128 - c-1 EP — —— oot

Mc Minnville, OR 97128 ———— — Foct
{503) 434-7311 - ot FP

Mcl
(503) 434-T311

CONDITIONS OF APPROVAL:

The following conditions of approval shall be required:
ZC 1-18 is approved subject to the following conditions:

1. That the rezoning be contingent on the Comprehensive Plan Map amendment request  (CPA
1-18) being approved by the McMinnville City Council.

2. That a dedicated 10 foot landscaped area be provided along the entire west property line. The
landscaped area shall include sight-obscuring fencing along the property line and dense
evergreen trees and shrubs within the 10 foot landscaped area to provide adequate buffering
between the adjacent single family uses and the multiple-family site. No improvements shall
encroach on the dedicated landscaped area. The exact species and type of fencing shall be
approved by the Landscape Review Committee during the review of the landscape plan for any
future development of the site.

3. That a dedicated 20 foot landscaped area be provided along the entire south property line. The
landscaped area shall include sight-obscuring fencing along the property line and dense
evergreen trees and shrubs within the 20 foot landscaped area to provide adequate buffering
between the multiple-family residential uses and the adjacent railroad corridor. No
improvements shall encroach on the dedicated landscaped area. The exact species and type

Attachments :
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of fencing shall be approved by the Landscape Review Committee during the review of the
landscape plan for any future development of the site.

4. Yard setbacks shall be increased one foot for each foot of building height over thirty-five feet.

5. If the site is developed as multi-family residential, an additional area equivalent to 10 percent of
the gross area of the site (or 4,355 square feet) shall be reserved for usable open space for
residents of the multiple-family development site. The usable open space area shall be in
addition to the required landscape areas along the west and south property lines. The usable
open space area shall also be a contiguous area with each dimension being at least 15 feet in
length, shall be located outside of the front yard setback area, and may be counted towards the
minimum 25 percent of the site area that must be landscaped.

6. That, based on the analysis provided in the submitted Traffic Impact Analysis (TIA) (June 25,
2018) and the Transportation Planning Rule memo (June 22, 2018) prepared for the applicant
by Associated Transportation Engineering & Planning, Inc., the residential density allowed on
this subject site shall be limited to a use that generates a maximum total of 176 trips per day
(ADT) as referenced in the Transportation Planning Rule memo (June 22, 2018) unless a
subsequent TIA is submitted by the applicant and the conclusions of which are found to be
acceptable to the City.

ATTACHMENTS:

1. ZC 1-18 Application and Attachments (on file with the Planning Department)
2. Public Testimony — Jody & Tricia Fisher via email on July 17, 2018 (on file with the Planning
Department

COMMENTS:

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

e McMinnville Engineering Department

We have reviewed proposed CPA 1-18 / ZC 1-18, and note the following:

¢ The submitted information from the applicant’s traffic engineer indicate that the proposed
zone change will not significantly impact the transportation system; and

o The adopted Wastewater Conveyance System Master Plan anticipated an industrial flow
contribution of 12 dwelling unit equivalents (EDU’s) from this site. The 12 additional units (24
units total) under the proposed zone change will not significantly impact the City’s
wastewater system.

Additional Testimony

Notice of this request was mailed to property owners located within 300 feet of the subject site. Notice
of the public hearing was also provided in the News Register on Tuesday, August 7, 2018. As of the
date of the Planning Commission continued public hearing on August 16, 2018, one item of public
testimony had been received by the Planning Department. That testimony was provided by Jody and
Tricia Fisher at 1508 NE 16" Street, and was in opposition to the requests based on the potential height
of the apartment buildings, the loss of privacy, and more traffic and noise from the development.

Attachments :
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FINDINGS OF FACT

1.

Daniel Danicic requested a change in the zoning classification of a property from M-1 (Light
Industrial) to R-4 (Multiple-Family Residential) to allow for the development of residential uses
permitted in the R-4 zone on the subject site. The subject site is located at 1601 NE McDaniel
Lane and is more specifically described as Tax Lot 7100, Section 16DB, T. 4 S., R. 4 W., W.M.

The site is currently designated as Industrial on the McMinnville Comprehensive Plan Map,
1980. The site is currently zoned M-1 (Light Industrial) on the McMinnville Zoning Map.

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

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

Notice of the application was provided by the City of McMinnville to property owners within 300
feet of the subject site, as required by the process described in Section 17.72.120 (Applications—
Public Hearings) of the McMinnville Zoning Ordinance. Notice of the public hearing was also
provided in the News Register on Tuesday, August 7, 2018. One item of public testimony was
provided to the Planning Department, which is referenced in this document and on file with the
Planning Department.

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

CONCLUSIONARY FINDINGS:

McMinnville’s Comprehensive Plan:

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

GOALV 1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL

CITY RESIDENTS.

Policy 58.00 City land development ordinances shall provide opportunities for development of a variety

of housing types and densities.

Policy 59.00 Opportunities for multiple-family and mobile home developments shall be provided in

McMinnville to encourage lower-cost renter and owner-occupied housing. Such housing
shall be located and developed according to the residential policies in this plan and the land
development regulations of the City.

Finding: Goal V 1 and Policies 58.00 and 59.00 are met by this proposal in that the amendment of the
Comprehensive Plan Map designation of the subject site will allow for more opportunity for a variety of
housing types, and for more opportunities for multiple-family housing development.

Attachments :
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The most recently acknowledged Economic Opportunities Analysis for the City of McMinnville, which
was finalized in November 2013, identified a surplus of industrial land within the McMinnville Urban
Growth Boundary. The surplus was identified at an amount of 235.9 acres, as shown in Figure 26 from
the Economic Opportunities Analysis below:

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

Acres by Plan Designation

Commercial Industrial Total Comments
Vacant Land Demand Based on 2013-33 jobs forecast
Commerdal 164.6 - 164.6 Commeraal retail & service need
Industrial - 145.1 145.1 Manufacturing & related sectors
Institutional 2.2 8.0 10.2  62% of need w/per job method
Totals 166.8 153.2 319.9 Employment land demand
Available Land Supply Fully & partially vacant sites
2013 BLI Update 130.9 389.1 520.0 Revised per BLI update 7/13
Surplus/(Deficit) (35.8) 2359 200.1 As of 2033 forecast year
Notes All acreage figures are rounded to nearest 1/10% of an acre.
Source: E. D. Hovee & Company, LLC.

Additionally, the applicant refers to the most recently acknowledged Residential Buildable Lands
Inventory, which was prepared in 2001, that identified a need for additional land for housing uses. That
inventory, which was titled the McMinnville Buildable Land Needs Analysis and Growth Management
Plan, identified a deficit of over 1,000 acres of land for housing in Table B-11 of Appendix B. More
specifically, the analysis identified a need of 162 acres of R-4 (higher density) zoned land. The planning
horizon in the 2001 McMinnville Buildable Land Needs Analysis and Growth Management Plan was
2020, and since the time of that analysis, approximately 56.2 acres of land have been rezoned to R-4
(Multiple-Family Residential). The zone change, along with the accompanying Comprehensive Plan
Map amendment, would result in a reduction of the residential land deficit to 104.8 acres without
significantly impacting the industrial land surplus.

The applicant has argued that the Comprehensive Plan Map amendment is justified, given that the
slight reduction in industrial land will not impact the surplus of industrial land identified in the 2013
Economic Opportunities Analysis and the additional residential land will result in a reduction in the deficit
of residential land identified in the 2001 McMinnville Buildable Land Needs Analysis and Growth
Management Plan. Therefore, the Comprehensive Plan goals and policies related to the provision of
opportunities for the development of a variety of housing types and densities (Policy 58.00) and
opportunities for multiple-family developments to encourage lower-cost housing (Policy 59.00) would
be satisfied by the proposed Comprehensive Plan Map amendment.

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

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

Policy 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

Attachments :
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developed for a variety of housing types. All residential zoning classifications shall be
allowed in areas designated as residential on the Comprehensive Plan Map.

Policy 71.05 The City of McMinnville shall encourage annexations and rezoning which are consistent
with the policies of the Comprehensive Plan so as to achieve a continuous five-year
supply of buildable land planned and zoned for all needed housing types.

Finding: Goal V 2 and Policies 68.00, 71.00, and 71.05 are met by this proposal in that the amendment
of the Comprehensive Plan Map designation of the subject site to residential will allow for residential
development in an area of the city that is already developed and has urban level services available to
serve the site. As noted in the finding for Goal V 1 and Policies 58.00 and 59.00 above, the proposed
Comprehensive Plan Map amendment is justified, given that the slight reduction in industrial land will
not impact the surplus of industrial land identified in the 2013 Economic Opportunities Analysis and the
additional residential land will result in a reduction in the deficit of residential land identified in the 2001
McMinnville Buildable Land Needs Analysis and Growth Management Plan.

Policy 71.09 Medium and High-Density Residential (R-3 and R-4) — The majority of residential lands in
McMinnville are planned to develop at medium density range (4 — 8 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. 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.

Areas that are not committed to low density development;

Areas that have direct access from collector or arterial streets;

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

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

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

Finding: Policy 71.09 is satisfied by this proposal. The site is hot committed to low density development,
as it is currently designated and zoned for industrial use. There are not any major development
limitations with the subject site, and the Engineering Department has not identified any issues with
providing services and infrastructure to the subject site to support higher density residential
development.

The site is accessed from McDaniel Lane, which is classified as a minor collector street in the City of
McMinnville Transportation System Plan. The street functional classification system can be seen below:

Attachments :
Attachment 1 — Application and Attachments



ZC 1-18- Decision Document Page 9

\

Legend

=3

== \lajor Arterial

| | === Minor Arterial

=== Major Collector

Minor Collector
Neighborhood Connector

—— Local Street

i State Highway
Regional Highway
County Jurisdiction

1_ " City limits (2003)

[ ]1UGB (Adopted - 2003)

/

= l Hill Road N

/

The site is also located in close proximity to existing public transportation. Routes 33 and 44 run on
Lafayette Avenue, with identified stops on the route schedules at both Riverside Drive and Orchard
Avenue. The intersection of Lafayette Avenue and Riverside Drive is located well within one-quarter
mile of the subject site, and the intersection of Lafayette Avenue and Orchard Avenue is just slightly
over one-quarter mile of the subject site. While Routes 33 and 44 are both commuter-type routes that
run from McMinnville to Hillsboro and Tigard, the routes do run in both directions throughout the day.
This would allow a transit rider to board the westbound bus and connect to other local, hourly-service
routes at the McMinnville Transit Center. Routes 33 and 44 do not provide consistent hourly service
throughout the day, but have more frequent service in the morning and evening hours and periodic
service (between one and two and a half hours) mid-day.

A view of the McMinnville transit map, which identifies Routes 33 and 44 on Lafayette Avenue, is
provided below:

Attachments :
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A map showing buffers of the subject site at both one-quarter and one-half miles is also provided below.
The intersection of Riverside Drive is within the one-quarter mile buffer of the subject site.

Existing Zoning
1601 NE McDaniel Lane

. of
City Zoning c2 [ sublect site
’ R-1 | i i
I 2 ] /4 Mile Bufier N
R-2 ML

- =EAE R-3 - M-1
City of McMinnville R4 I w2
Planning Department
231 HE Fifth Street I o= g v 0 410 a0 1,640
McMinnville, OR 97128 - c1 EP — e oot

(503) 434-7311

The final factor to be considered in the designation of an area for medium density residential use is that
the site can be buffered from low density residential areas in order to maximize the privacy of
established low density residential areas. The areas immediately adjacent to the subject site to the
west are established low density, single family residential areas. Based on the orientation of the subject
site and its access onto McDaniel Lane, the front yard of the site would be along the east property line.
This would result in the west property line being treated as the rear yard. The rear yard setback in the
R-4 zone is 20 feet. While this will provide space between the adjacent single family uses and the
multiple-family residential uses that would be allowed on the site, there still could be adverse impacts
of multiple-family development on the adjacent single family uses. One of those impacts could be
additional vehicular traffic, noise, and headlight glare, as drive aisles and parking spaces do not require
any specific setback in the R-4 zone.

To mitigate this, and to meet the Comprehensive Plan policy that requires buffering from low density
residential areas, a condition of approval is included to require a dedicated 10 foot landscaped area
along the entire west property line. The landscaped area shall include sight-obscuring fencing along
the property line and dense evergreen trees and shrubs within the 10 foot landscaped area to provide
adequate buffering between the adjacent single family uses and the multiple-family development site.
The exact species and type of fencing shall be approved by the Landscape Review Committee during
the review of the landscape plan for any future development of the site.

Attachments :
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In addition, a condition of approval is included to increase required setbacks if the maximum building
height normally allowed in lower density residential zones is exceeded to better buffer the multiple-
family development site from the adjacent low density residential areas. Currently the R-4 (Multiple
Family Residential) zone states all yards shall be increased over the requirements of the R-4 section
by one (1) foot for each two (2) feet of building height over 35 (thirty-five) feet (Section 17.21.040).
Since the subject site is adjacent to existing single family residential development, it is recommended
that the language for increasing the yard setbacks relative to building height over 35 (thirty-five) feet be
increased to one (1) foot for each one (1) foot of building height over 35 (thirty-five) feet (which is the
maximum building height in the adjacent R-2 zone).

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

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

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

Areas which have direct access from a major collector or arterial street;
Areas which are not subject to development limitations;
Areas where the existing facilities have the capacity for additional development;

o g > w

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

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

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

Finding: Policy 71.13 is satisfied by this proposal in that, as discussed in more detail in the finding for
Policy 71.09 above, the subject site is not committed to low or medium density development, does not
have development limitations, and has no issues with the provision of utilities and services to serve
higher density residential development. The condition of approval noted above related to the
landscaped buffer area along the entire west property line would provide for the buffering from low
density residential areas required of high density residential development areas.

The site does not have direct access to a major collector or arterial street. As shown in the
Transportation System Plan street functional classification system map above, McDaniel Lane is
classified only as a minor collector. However, the applicant has argued that the site is in close proximity
to Lafayette Avenue, which is designated as a minor arterial on the street functional classification
system map. The applicant has also submitted a traffic impact analysis that shows that the zone change
and subsequent construction of a multiple-family development on the subject site would not have any
significant or adverse impacts on the surrounding street system. Comprehensive Plan Policy 91.00
provide some additional flexibility in the type of street that a multiple-family residential development
should be accessed from. Specifically, Policy 91.00 states that “Multiple-family housing developments
shall be required to access off of arterials or collectors or streets determined by the City to have sufficient
carrying capacities to accommodate the proposed development.” Given the findings of the traffic impact
analysis, it is found that the site has appropriate access for higher density development.

Also as discussed in more detail above, existing transit service is located in close proximity to the site.
Routes along Lafayette Avenue include stops within one-quarter mile of the subject site. However, the
high density factors require that the area designated for high density development be located within a
one-half mile corridor centered on transit routes. The site is clearly within a one-half mile corridor of the
existing transit routes on Lafayette Avenue, but with this expanded allowance, the site is also within a

Attachments :
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one-half mile corridor of the existing, higher frequency transit route on Highway 99W (Route 3 which
runs hourly).

The subject site is located within one-quarter mile of commercially zoned property. The McMinnville
Municipal Code does not have any definition of neighborhood or general commercial shopping centers,
so the commercial designation of property is used in analyzing this Comprehensive Plan policy and high
density locational factor. The commercially zoned property within one-quarter mile of the subject site
is zoned to allow general retail, service, and shopping type uses.

The subject site is not located adjacent to private or public open space. There is only one public park
within one-quarter mile of the subject site, but that is the Riverside Drive Dog Park and is designed
specifically for a subset of the population that would be seeking recreational space for their pets. The
next closest public open space would be Wortman Park, which is located slightly over on-quarter mile
from the subject site. There is some school property within one-quarter mile of the site, but this is
private property and is not necessarily readily available for use by the general public. The factor for
high density residential development calls for open space to be adjacent to the site, not within a certain
distance. While there some opportunities for access to open space within one-half mile of the subject
site, there is not any usable open space adjacent to the site. Therefore, a condition of approval is
included to require that, if the site is developed with multiple-family residential uses, an area equivalent
to 10 percent of the gross size of the site shall be reserved for usable open space for residents of the
multiple-family development site. The condition of approval requires that the usable open space area
be in addition to the required landscape areas along the west and south property lines. The condition
of approval also states that the usable open space area shall be a contiguous area with each dimension
being at least 15 feet in length, shall be located outside of the front yard setback area, and may be
counted towards the minimum 25 percent of the site area that must be landscaped.

For reference, a map showing the locations of amenities surrounding the subject site is provided below:

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

Policy 86.00 Dispersal of new multiple-family housing development will be encouraged throughout the
residentially designated areas in the City to avoid a concentration of people, traffic
congestion, and noise. The dispersal policy will not apply to areas on the fringes of the
downtown "core,” and surrounding Linfield College where multiple-family developments
shall still be allowed in properly designated areas.

Finding: Policy 84.00 and Policy 86.00 is satisfied by this proposal in that the proposed zone change
will allow for multiple-family housing in an area of the city that is not predominately high density
residential housing. This disperses the density of the city throughout the community, but still does not
result in an inundation of high density housing in the area of the subject site. The only other high density
residential area in proximity to the subject site is located immediately to the north. The other areas in
proximity to the subject site are zoned for lower density residential uses, and the potential impacts of
the proposed zone change and allowance for higher density residential uses on the subject site will be
mitigated through the conditions of approval described in more detail above.

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

Attachments :
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Finding: Policy 89.00 is met by this proposal in that landscaping will be required for any future proposed
multiple-family housing development at the time of development.

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

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

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

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

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

Finding: Policies 90.00, 92.00, 92.01 and 92.02 are satisfied by this proposal in that the subject site is
within one-quarter mile of areas zoned for commercial uses, is within one-half mile of existing public
transit routes, and is accessed off of a roadway with sufficient traffic carrying capacities to accommodate
the proposed development. The applicant has submitted a traffic impact analysis that shows that the
zone change and subsequent construction of a multiple-family development on the subject site would
not have any significant or adverse impacts on the surrounding street system. Given the findings of the
traffic impact analysis, it can be found that the site has appropriate access for higher density
development. Findings for these additional locational requirements are also provided in the findings for
Policy 71.09 and 71.13 above.

The subject site is located immediately adjacent to an active railroad corridor, which bounds the subject
site on the south. As railroad lines are listed as a specific “incompatible use” in the Comprehensive
Plan policy, the use of the subject site for higher density housing must include design factors that buffer
the development from the “incompatible” railroad corridor. Therefore, a condition of approval is included
to require a dedicated 20 foot landscaped area along the entire south property line. The landscaped
area shall include sight-obscuring fencing along the property line and dense evergreen trees and shrubs
within the 20 foot landscaped area to provide adequate buffering between the multiple-family residential
uses and the adjacent railroad corridor. The exact species and type of fencing shall be approved by
the Landscape Review Committee during the review of the landscape plan for any future development
of the site.

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

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

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

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

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

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

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

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

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

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

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

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

2. Major, Minor collectors.
a. Designs should minimize impacts on existing neighborhoods.
b. Sufficient street rights-of-way should be obtained prior to development of adjacent
lands.
c. On-street parking should be limited wherever necessary.
d. Landscaping should be required along public rights-of-way.

Finding: Goal VI 1 and Policies 117.00, 119.00, 120.00 and 122.00 are satisfied by this proposal in that
the subject site is currently adjacent to the McDaniel Lane public right-of-way and street. McDaniel
Lane is identified in the Transportation System Plan as a minor collector street, so there are no issues
with limiting access onto an arterial street. The applicant provided a traffic impact analysis that analyzed
the change in trips and the impacts of a denser form of residential development that could be allowed
under an eventual residential zoning designation, and found that there were no significant impacts to
the functionality of the surrounding street network. Any right-of-way improvements required for the
subject site will be required at the time of development.

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

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

Finding: Policies 126.00 and 127.00 are satisfied by this proposal in that off-street parking will be
required based on the type of residential development proposed and allowed under the eventual
residential zoning of the subject site.
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Policy 130.00 The City of McMinnville shall encourage implementation of the Bicycle System Plan that
connect residential areas to activity areas such as the downtown core, areas of work,
schools, community facilities, and recreation facilities.

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

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

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

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

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

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

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

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

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

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

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

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

Policy 145.00 The City of McMinnville, recognizing McMinnville Water and Light as the agency
responsible for water system services, shall extend water services within the framework
outlined below:

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

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

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

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

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

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

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

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

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

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

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

Finding: Goal VII 1 and Policies 136.00, 139.00, 142.00, 143.00, 144.00, 145.00, 147.00 and 151.00
are satisfied by the request as, based on comments received, adequate levels of sanitary sewer
collection, storm sewer and drainage facilities, municipal water distribution systems and supply, and
energy distribution facilities, either presently serve or can be made available to serve the site.
Additionally, the Water Reclamation Facility has the capacity to accommodate flow resulting from
development of this site. Administration of all municipal water and sanitary sewer systems guarantee
adherence to federal, state, and local quality standards. The City of McMinnville shall continue to
support coordination between city departments, other public and private agencies and utilities, and
McMinnville Water and Light to insure the coordinated provision of utilities to developing areas and in
making land-use decisions.

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

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

Finding: Policies 153.00 and 155.00 are satisfied in that emergency services departments have
reviewed this request and no concerns were raised.
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GOAL VII 3: TO PROVIDE PARKS AND RECREATION FACILITIES, OPEN SPACES, AND SCENIC
AREAS FOR THE USE AND ENJOUMENT OF ALL CITIZENS OF THE COMMUNITY.

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

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

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

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

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

Finding: Goal VIl 1 and Policies 173.00 and 177.00 are satisfied in that McMinnville Water and Light
and Northwest Natural Gas were provided opportunity to review and comment regarding this proposal
and no concerns were raised. A building permit pre-application meeting was held, and McMinnville
Water and Light did not have any concerns with providing adequate services to this site to support the
residential development density that could be allowed by the future residential zoning of the subject
site.

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 the applicant is proposing to amend the current zoning
designations of this site to R-4 to allow for a multiple family housing product, thereby achieving a more
compact form of urban development and energy conservation than would have otherwise been
achieved.

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

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

Finding: Goal X1 and Policy 188.00 are satisfied 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 process.

McMinnville’s City Code:

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

17.21.010 Permitted uses. In an R-4 zone, the following uses and their accessory uses are
permitted:
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A. Single-family dwelling;
B. Two-family dwelling;
C. Multiple-family dwelling; [...]

Finding: Section 17.21.010 is satisfied by the proposal in that the applicant has stated that they intend
to construct multiple-family dwellings on the subject site in apartment buildings. The applicant had
submitted a conceptual site plan that identified the development of 24 dwelling units in two separate
apartment buildings, but that conceptual plan was requested to not be binding on the site. That intended
use would be permitted in the R-4 zone.

17.74.020 Comprehensive Plan Map Amendment and Zone Change - Review Criteria. An
amendment to the official zoning map may be authorized, provided that the proposal satisfies all
relevant requirements of this ordinance, and also provided that the applicant demonstrates the
following:

A. The proposed amendment is consistent with the goals and policies of the comprehensive

plan;

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

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

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

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

Finding: Section 17.74.020 is satisfied by this proposal in that the proposed zone change is consistent
with the goals and policies of the Comprehensive Plan, as described in more detail above in the specific
findings for each Comprehensive Plan goal and policy.

The development pattern in the surrounding area is widely varying. Both residential and industrial uses
and zones are located adjacent to the subject site. Commercially zoned lands are also present within
one-quarter mile of the subject site. The properties that share direct boundaries and are immediately
adjacent to the subject site, to the north and west, are all zoned residential. The properties immediately
to the west are a lower density residential (R-2 — Single Family Residential), and the property
immediately to the north is higher density residential (R-4 — Multiple-Family Residential). Other adjacent
properties that are zone M-1 (Light Industrial) are separated from the subject site by either public right-
of-way (McDaniel Lane) or the Southern Pacific Railroad corridor.

The subject site is located on the fringe of an area that is predominately guided for commercial and
industrial land uses on the Comprehensive Plan Map and zoned as a mixture of industrial and
commercial. The commercial and industrial uses in this area are generally bounded on the north and
west by the Southern Pacific Railroad corridor. Just to the southwest of the subject site is also the
northern boundary of the Northeast Gateway Planned Development Overlay District, which is a mixed
use district that allows for a variety of housing, commercial, and light industrial uses. Properties located
immediately north of and adjacent to the railroad corridor, as the subject site is, vary in terms of their
zoning classifications. North of the railroad corridor between Hembree Street and 18" Street there are
twelve properties that are zoned either M-1 (Light Industrial) or M-2 (General Industrial). There are also
groups of properties on the north side of the railroad corridor that are zoned residentially. Most of these
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residential areas are lower density zones (R-2 — Single Family Residential), and these exist in the
vicinity of both the southern terminus of Hembree Street and Logan Street. However, immediately
adjacent to the subject site to the north is an existing higher density zoned (R-4 — Multiple-Family
Residential) property. Given the variety of zoning classifications in the areas along the railroad corridor
and the presence of R-4 (Multiple-Family Residential) zoned land immediately adjacent to the subject
site, the proposed zone change to R-4 (Multiple-Family Residential) is not inconsistent with the
development pattern in the surrounding area.

The proposed residential land use will also be more compatible with the other immediately adjacent
residential lands than an industrial land use. The use of the subject site as a residential use will also
provide additional buffering and separation between existing residential land uses to the north and west
from the higher concentration of industrial and commercial land uses to the south across the Southern
Pacific Railroad corridor. However, the proposed zone change would result in a higher density
residential use than most of the adjacent residential properties to the west of the subject site. The
conditions of approval suggested by staff above would mitigate any potential impact to surrounding land
uses and result in a development more compatible with the surrounding area. The conditions of
approval would also result in a multiple-family development site that is more functional for the eventual
residents of site. As a summary, those conditions of approval include dense landscaped buffers along
the west and south portions of the site, an increase in yard setbacks if building heights exceed the
height allowed in the lower density residential zones, and the provision of usable open space within the
site.

This area is well served by existing sanitary and storm sewer systems as well as other public utilities.
The Engineering Department has reviewed this proposal and has offered no concerns with providing
adequate services to this site to support residential development density at the subject site. The
adopted Wastewater Conveyance System Master Plan anticipated an industrial flow contribution of 12
dwelling unit equivalents (EDU’s) from the subject site. Based on the size of the site at 43,557 square
feet and assuming that the highest density residential zone (R-4) was approved, the maximum allowable
density would be 29 multifamily dwelling units (based on the lot size requirement of 1,500 square feet
per dwelling unit). However, the applicant is anticipating the development of 24 dwelling units, given
other site improvements that would be required for a multiple family development project. The
Engineering Department has stated that the 12 additional dwelling units, for a total of 24 units, would
not significantly impact the City’s wastewater system.

The applicant has provided a traffic impact analysis that concluded that the surrounding street network
has the capacity to accommodate the number of trips that would result from the applicant’s request to
amend the Comprehensive Plan Map designation and complete a zone change to allow the
development of 24 dwelling units on site. The traffic analysis showed that no increase in delay would
occur at three of the four intersections included in the analysis. The only increase in delay occurred at
the intersection of McDaniel and Lafayette, and was only an increase of 0.1 seconds per vehicle during
the AM peak hour and an increase of 0.3 seconds per vehicle during the PM peak hour. The minimal
increase in delay at that intersection and the trips introduced to the surrounding street system by the
proposed development did not have any impact on the overall level of service of any intersection within
the study area. The new access to the site on McDaniel was also shown to operate at a level of service
of “B” in both the 2018 AM and PM peak hours.

The Engineering Department has reviewed the traffic impact analysis, and does not have any concerns
with the analysis or the findings. Specific tables showing the projected intersection functionality, both
currently and after the incorporation of the trips that could result from the proposed zone change, are
provided below:
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ID Intersection Name Control Type Method Worst Mvmt vic Delay (s/veh) | LOS
1 McDaniel at 19th St All-way stop HEthi’:igr:h SB Thru 0.274 9.0 A
2 McDaniel at 18th St Two-way stop HEthi:igr:h EB Thru 0.026 15 B
3 McDaniel at 17th St Two-way stop HEthi’:ic?r:h EB Left 0.018 106 B
4 McDaniel at Lafayette Two-way stop HEthi,:ic?r:h SEB Left 0.005 15.1 Cc

Existing AM Peak Hour Summary

ID Intersection Name Control Type| Method Worst Mvmt vic Delay (s/veh)| LOS
1 McDaniel at 19th St All-way stop HE(iil:fiosr:h SB Thru 0.275 9.0 A
2 McDaniel at 18th St | Two-way stop H&'?’:i fr:h EB Thru 0.026 115 B
3 McDaniel at 17th St | Two-way stop HECd'i‘fifr‘]“ EB Left 0.018 10.6 B
4 McDaniel at Lafayette Two-way stop Héfj?:iosr:h SEB Left 0.005 15.2 Cc
5 McDaniel at Site Access | Two-way stop Hé'?':ic?r:h EB Left 0.006 106 B

2018 AM Peak Hour Summary with McDaniel St Apts

ID Intersection Name Control Type| Method Worst Mvmt viC Delay (s/veh)| LOS
1 McDaniel at 19th St All-way stop HEcc:i?iliSrt\h NB Thru 0.240 8.9 A
2 McDaniel at 18th St Two-way stop HE%wiS:]h WB Thru 0.025 1.8 B
3 McDaniel at 17th St |Two-way stop| ot O EB Left 0016 10.9 B
4 McDaniel at Lafayette Two-way stop HEdeigrt\h SEB Left 0.007 22.2 Cc

Existing PM Peak Hour Summary

ID Intersection Name Control Type Method Worst Mvmt viC Delay (s/veh)| LOS
1 McDaniel at 19th St All-way stop HE(ii':fifr:h NB Thru 0.243 8.9 A
2 McDaniel at 18th St Two-way stop HECd'i\fi gr:h WB Thru 0.025 11.8 B
3 McDaniel at 17th St | Two-way stop HE%';:'ifr‘]h EB Left 0.016 10.9 B
4 McDaniel at Lafayette Two-way stop Hé':fif:‘h SEB Left 0.008 225 C
s McDaniel at Site Access | Two-way stop Hé':fi:r:h EB Left 0.003 10.7 B

2018 PM Peak Hour Summary with McDaniel St Apts
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The traffic impact analysis was also accompanied by a Transportation Planning Rule memo (dated June
22, 2018) that provided an analysis and comparison of uses allowed in both the existing industrial zone
and the proposed multiple-family residential zone. Using some assumptions as to the developable area
of the site for different types of industrial uses, the analysis determined that the proposed development
of the site with 24 apartment units would result in less trips than another use (small office building) that
would be permitted under the site’s current zoning.

One issue with the traffic impact analysis was that it did not account for the maximum allowable density
of the subject site if the proposed zone change was approved. As noted in more detail above, the
maximum allowable density of the subject site would be 29 multifamily dwelling units. The traffic impact
analysis did not account for this maximum allowable density, as it assumed only the 24 dwelling units
that the applicant anticipates constructing on the site. Because the traffic impact analysis does not
provide an analysis of the impacts of the maximum level of development of the subject site if the zone
change to R-4 (Multiple-Family Residential) was approved, a condition of approval is included to
incorporate a trip cap on the future proposed multiple-family development. This trip cap would be based
on the figures provided in the Transportation Planning Rule memo (dated June 22, 2018) that
accompanied the traffic impact analysis report. That memo cited the Institute of Traffic Engineers (ITE)
Trip Generation Manual and the number of trips that would be generated by each individual apartment
unit. The average daily trips for an apartment unit is 7.32 trips per apartment (ITE 220). As the traffic
impact analysis and the accompanying Transportation Planning Rule memo assumed the development
of only 24 dwelling units on the subject site, the analysis assumed 176 average daily trips (24 times
7.32 trips) generated by the development of the subject site. Therefore, the condition of approval will
limit the development of the site to a residential density that generates no more than 176 average daily
trips as referenced in the Transportation Planning Rule memo (dated June 22, 2018), unless a
subsequent traffic impact analysis is submitted by the applicant and found to be acceptable to the City.
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This request is for a:
gf Comprehensive Plan Amendment [0 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.

Sbe Ascneyw NARraTVE

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).

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




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

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

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




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?

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

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

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

O1 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.

Date

52/7/ 6

roperty Owner’s Signature



Supporting Narrative for Comprehensive Plan Amendment Application
1601 NE McDaniel Lane, McMinnville

1. What, in detail, are you asking for? State the Reasons for the request and intended use
of the property.

The applicant is seeking a Comprehensive Plan amendment from the City of
McMinnville for a plan change from Industrial to Residential for the property located at
1601 NE McDaniel Lane. See comprehensive plan below.

The applicant desires this change in order to allow for the development of a multi-family
apartment complex on the site.

18TH

17TH

Legend
Limits
[ ] city Limits

[ ] urban Growth Boundary

Comprehensive Plan
Residential

I commercial
- Industrial

- Mixed Use Urban
Flood Plain

=== 100 Year Flood Elevation
(Based on NAVD Datum)
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2. Show in detail, by citing specific goals and policies, how your request confirms to
applicable McMinnville Comprehensive Plan Goals and Policies (Volume 2).

The following Comprehensive Plan Goals are relevant to this requested plan amendment.
INDUSTRIAL DEVELOPMENT

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

RESPONSE: This goal is maintained as the application requests to modify 1.05 acres of land
currently designated Industrial in the Comp Plan to Residential. The 2013 City of McMinnville
Economic Opportunities Analysis determined that there is a surplus of 235.9 acres of Industrial
zone land (Refer to Figure 23) so the reduction of 1.05 acres is not detrimental to the City
economic desires.

HOUSING AND RESIDENTIAL DEVELOPMENT

GOALYV 1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING
FORALL CITY RESIDENTS.

General Housing Policies:

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

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

RESPONSE: Policies 58 and 59 are satisfied.

The 2001 McMinnville Residential Needs Analysis determined an overall need of 164 acres of
R-4 - Residential through the year 2020 (Table B-11). Since 2001, approximately 56.2 acres of
land have been rezoned R-4 leaving a deficit of 107.8 acres. This Comp Plan amendment will
help to reduce this deficiency.

GOAL YV 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
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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.

RESPONSE: Policy 68 is satisfied as the site is served by existing urban services.

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-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:
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;
5. 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.

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

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

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

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

Areas which are not subject to development limitations;

Areas where the existing facilities have the capacity for additional development;

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

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

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

SR

1

RESPONSE: Policies 71.09 and 71.13 are satisfied. This property, zoned Industrial, is not
committed to low density residential. It will have direct access to McDaniel Lane, a minor
collector classification, though it is only 200 feet from NE Lafayette Ave which is a minor
arterial (refer to attached Traffic Impact Analysis demonstrating there will not be any detrimental
impact to adjacent streets and intersections). The site has no topographical limitations for
development and has direct access to existing public facilities. It is within a quarter-mile of
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public transit on NE Lafayette Ave and public open space (Wortman Park), and can be buffered
from adjacent low density neighborhood through measures such as vegetative screening and/or
fencing. It is within a half-mile of neighborhood and general commercial shopping at Pacific
Highway and NE McDaniel Lane intersection.

Multiple-family Development Policies:

86.00 Dispersal of new multiple-family housing development will be encouraged throughout the
residentially designated areas in the City to avoid a concentration of people, traffic congestion,
and noise. The dispersal policy will not apply to areas on the fringes of the downtown "core,”
and surrounding Linfield College where multiple-family developments shall still be allowed in
properly designated areas.

89.00 Zoning standards shall require that all multiple-family housing developments provide
landscaped grounds. (Ord. 4796, October 14, 2003) VOLUME II Goals and Policies Page 22

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

91.00 Multiple-family housing developments, including condominiums, boarding houses, lodging
houses, rooming houses but excluding campus living quarters, shall be required to access off of
arterials or collectors or streets determined by the City to have sufficient traffic carrying
capacities to accommodate the proposed development. (Ord. 4573, November 8, 1994) 92.00
High-density housing developments shall be encouraged to locate along existing or potential
public transit routes.

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

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

RESPONSE: Policies 86.00, 89.00, 90.00, 92.01 and 92.02 are satisfied. The location of this
Muti-family project does not result in a concentration of high density development. When
developed the site will have the required amount of landscaping. This site will have direct access
to a collector street, McDaniel Lane (refer to attached Traffic Impact Analysis demonstrating
there will not be any detrimental impact to adjacent streets and intersections). Though site is
located adjacent to a railroad line, it will be developed with a landscape and/or fencing buffer.
The project site is within reasonable walking distance of the Middle and High schools, public
open space provided at Wortman Park, the shopping area located at the intersection of McDaniel
Lane and Pacific Highway as well as public transit on NE Lafayette Ave.
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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. 4796, October 14, 2003)
5. Deleted as per Ord. 4796, October 14, 2003

RESPONSE: Policy 99.00 is satisfied. A pre-development meeting held with the City and other
utilities confirmed that adequate urban services are available at the site or can be extended to
provide service. McDaniel Lane currently meets city street standards. Therefore a Comp Plan
amendment from Industrial to Residential can be supported by City services.

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.

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

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.

120.00 The City of McMinnville may require limited and/or shared access points along major
and minor arterials, in order to facilitate safe access flows.
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RESPONSE: Policies 117.00, 118.00, 119.00 and 120.00 are satisfied. No new public streets
are needed for this Comp Plan change. The attached Traffic Impact Analysis demonstrates there
will not be any detrimental impact to adjacent streets and intersections.

PARKING Policies:
126.00 The City of McMinnville shall continue to require adequate off-street parking and loading
Jacilities 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.

RESPONSE: The proposed site can accommodate the required number of off-street parking
spaces.

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

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.

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

STORM DRAINAGE Policies:
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
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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.

WATER SYSTEM Policies:
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 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
Jor 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.

WATER AND SEWER--LAND DEVELOPMENT CRITERIA Policies:

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.

RESPONSE: Policies 136.00, 139.00, 139.00, 142.00, 143.00, 144.00, 145.00, 147.00 and
152.00 are satisfied. Adequate levels of sanitary sewer, storm sewer, water either presently serve
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or can be made to serve the site to support the Comp Plan amendment from Industrial to
Residential.

153.00 The City of McMinnville 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.

RESPONSE: Policies 153.00 and 155.00 are satisfied. The subject property will meet
requirements for any and all emergency services.

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

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

RESPONSE: Policy 188.00 is satisfied. Citizen involvement has been provided through a pre-
application neighborhood meeting that was held by the applicant on April 11, 2018.
Documentation of this meeting is attached to this application. The public also has access to this
application and has opportunity to provide testimony and ask questions during the hearing
process.
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3. Is your request subject to the provisions of a planned development overlay, show, in
detail, how the request confirms to the requirements of the overlay.

This site is not subject to a planned development overlay.

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

No planned development overlay is proposed.

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

This proposal to modify the Comp Plan designation from Industrial to Residential is orderly as
the adjacent property to the north and west are also Residential. Industrial land to the south is
buffered by the rail line. The land to the east is Industrial with a low intensity use as a gravel
parking area and is separated by McDaniel Lane. It is timely as as McMinnville has identified a
need for additional multi-family housing.

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

Amending the Comp Plan designation from Industrial to Residential is a more compatible use
directly adjacent to Residential designated lands to the north and west.

7. Describe 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.

At the pre-development meeting with the City, staff indicated that sanitary sewer is available at
the northwest corner of the site and that storm drainage can be provided by way of an extension
along NE McDaniel Lane from NE 17th Street. McMinnville Water and Light indicated that
there is water capacity and electricity are available from existing facilities in or along NE
McDaniel Lane. A change from Industrial to Residential can be accommodated.

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

Refer to the attached Traffic Impact Analysis prepared by A.T.E.P. Inc. dated April 5, 2018.
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FIRST AMERICAN TITLE

FORM Ho. 831 — TRUST DEED (Assignment Restricted). COPYTUGHT 199 STEVENS-NESS LAW PUBUSHING CO., PORTLAND, OR 9720¢
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TRUST DEED . STATE OF OREGON, } ss
County of )

I certify that the within instrument was
received for recording on
at a’elart M and raerardadlin

Graniors Name and Address OFFICIAL YAMHILL COUNTY RECORDS
REBEKARH STERN DOLL, COUNTY CLERK

— [RRHLIUATIOH o
ey . 203180 90202 03
Aftor recording, 1atum to (Nama, Address, Zip): i "
_ BRERXPX%% Michael Flanigan. ... 200902129 3:52:16 PH 2/18/2009
--P0Box 768___c/o Qregon Mainline Paving -  DUR-DIDIR Cntai Stn=3 SUSIE
Minwille. -(R.O7128 $15.00 ¢$10.00 $11.00 '
- 4 o =5 - . 5 arpunge
THIS TRUST DEED, made on between
CHARLES.E..-PARR.-IT
as Grantor,
First American Title < D o7 w.asTrustee, and
Oregon Mainline Paving LLC , as Beneficiary,
s WITNESSETH:
Grantor irrevocably grants, bargains, sells and conveys to trustee, in trust, with power of ‘sale, the property in
Yamhill County, Oregon, described as:

See Exhibit "A" attached.

logclher with all and singular the tenements, hereditaments and appurtenances and all other rights thereunto belonging-or in any way
now’or hereafier appertaining, and the rents, issues and profits thereof; and all fixtures now or hereafter attached to or used in con-

nection with the
FORTHE L&P&CI%FSECUR!NG PERFORMANCE of cach agrecment of grantor herein contained and payment of the sum of _$.8.Q...Q.Q.0._.._..

Eighty thounsand dollars.and.no [100===
Dollars, with intefest thereon according ta the terms of a pramissory note of even date herewith, payable to beneficiary or order and made by grantor, the fiml
payment of principal and interest, if not sooncr paid, to be duc and payable on June 20 ) 11

The date of maturity of the debt secured by this instrument is the date, stated above, on which the final installment of the note becomes dut and payable.
Shnuld the grantor cither agsee to, alu:mpl 10, or au’u.a!ly sell, convey, or assign all (or any parl) of the propenty, or all (or any p:m) of granlor's interest in it without

g the written | of the b y, then, at the bcncﬁcmry 's option®, a!l obligations d by thi of the man.
mr dalcs cxpmd therein, or h:mn, shall b diately due and p The by grantor of an camest money agreement®® does not constitulea
sale, conveyance or assignment.
To protect the security of this trust deed, grantor agrees: -
1. To protect, preserve and maintain the praperty in good condition and repair; not to remove or demolish any building or imp b and notto

commit or permit any waste of the property.
2. ‘To complete or restore promptly and in good and habitable condition any building or improvement which may be constructed, damaged or destroyed ther-
on, and pay when due all costs incurred therefor.
3. Tb comply with all laws, ordinances, segulations, covenants, conditions and restrictions affecting the property; if the beneficiary so , to join in exe-
ﬁ 1o the Uniform Commercial Code as the beneficiary may require, and (o pay > for filing the same in the. pmper public office
oro us, as well as the cost of all licn searches made by fi ling officers or searching ageacies as may be deemed desirable by the beneficiary.
. To provide and continuously maintain insurance on the buildings now or hereaficr crected on the property apainst loss or damage by fire and other haz

ards, as th:bcn:ﬂnnry may from time 0 time requirc, in an amount not less than $_I max J—_{‘_§._\I§_J~Ae_____._._____ wrillen by one or mote

to the b Y, with loss payable (o the latter. All policil of inst all be delivered to the beneficiary as soon as issued. 1€ the grantor
shell fuil forany rcason to procure any such insurance and to deliver the pof:cacs 10 the benefi cmy al least fificen days prior to the expiration of any policy of insur-.
ance now or hereafier placed onthe b uildi gs, the beneficiary may f the same at tor’s exp The d under any fire or other insuranes pal-
icy may be applicd by ficiary upon any indebicd; I'hereby and in such order as beneficiary may determine, or at option of beneficiary the eatire amaunt
so collected, or any part thereof, may be released to grantor. Such application or release shall not cure or waive any default or notice of default hereunder or invali-
date any act ' done pursuant 1o such notice.

5. To keep the free from ion liens and to pay all taxes, assessments and other chargcs that may be levied or asscsed upon or against the
property befare any part of such taxes, ond other charg: past due’or deling deliver b Y. Should
the grantor fail to make payment of any taxes, i liens or other charges payablc by granlor, either Ey direct payment or by praviding

beneficiary with funds wn which to make such payment, bencﬁaary may, a1 its option, make payment thereaf, and the amount so paid, with interest at the rate I

forth in the note secured hereby, together with the obligations described in para) Fhs 6 and 7 of this trust dud shall be added to and become a pan of the dedt

secured by this trust deed, without waiver of any rights arising from breach of any of the covenants hereof. For such payments, with interest as aforesaid, the propcr

ty h:r:mbcfnm d:smhr.d, as well as the grantor, shall be bound to the same extent that they are bound for 1he payment of the obligation herein described, All such

pay shal diately due and payable without notice, and the nonpayment théreof shall, at the option of the beneficiary, render all sums secured by this
trust deed is " ly due and payable and shall constitute a breach of this trus! deed.

6. To pa; all costs, fees and cxpenses of this Irust, including the cost of fitle search, as well as the other costs and expenses of the trustee incurred in con-
nection with or in enromng this obligation, and trustee and attomey fees actually incurred.

7. Tb appear in and defend any action or proceeding purporting 1o affect the security rights or powers of beneficiary or trustee; and in any suit, action or pro-
ceeding in which the beneficiary or trustee may appear, including any suit for the foreclosure of this deed or any suit or action related to this instrument, including
but oot limited to its validity andfor enforceability, to pay all costs and expenses, including evidence of title and the beneliciary's or trustee's atiomey fees. The amount
of fees joned in this paragraph in all cases shall be fixed by the trial court, and ia the event of an appnl from any ')udgmcm or decree: of the trial coun,
grantor [ﬁmher agrﬁcs 1o pay such sum as the appellate court shall adjudge reasonable as the beneficiary’s or trustec’s attormey fees on such appeal.

t is mutually agreed that:

In the event that any portion or all of the property shall be taken under the right of eminent domain or cond jon, b iary shall have the right, ifit
so elects, o rr.quin: that all or any pontion of the nionics payable as compensation for such I:IkmF which are in excess of the amount required to pay all reasonable
costs, cxp and fees ily paid or incurred by grantor in such proccedings, shall be paid to bcncl'mry and applied by it first upon any reasonable
costs and expenses and nllomey fees, buth in the trial and appellate courts, nccessarily paid or incurred by b y insuch p and the bat applied
upon the mdcbt:dnm secured hcrcby. Grantor agrees, at ils own expense, lo take such m:nons and execute such i mslmmcms as shall be necessary in chlaining such

p promplly upon beneficiary’s request,

NOTE: The Trust Doed Act Ides that the trusteo herounder must bo elther an sitomay who s an active member of the Ongon State Bar, a bank, trust company or zavings and fesn
Bssoclation suthorized wm £8 under ths Laws of Onganorununmdaam. Ulle Insurance company authorized to Insuro this to real pmpmyonhllsmo,lu subgldiariy,

affilistes, agonts rbm:hn.ml.lnuwsnulor aguuzn thesoo!, aran mw:gunl licensad under ORS §D4.505 1o 698.585.

SWARNING: 12 USC 1701} roguistes snd mlypm:glll of thia option.

**Tha publishar suggssis that such an egreemant address the lssud of b y's consant In detall.

(>
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%: lm any lime, and from |im_¢': to time upon wrilten request of beneficiary, payment of its fees and presentation of this decd and the note for endorsement (in

" case of ful nvey , for ation), without affecting the liability of any person for the paymeat of the indebtedness, trustee may (3) consent to the making -
of any maop or plat of the property; (b) join in granting any or ing any restriction therean; (c) join in any subordination or other agr affecting this
deed or the lien or charge thereof; or (d) reconvey, without warranty, all or any pan of the roperty. The grantee in any 'y may be described as the "tper-

% son or persons legally entitled thereto,” and the recitals therein of any matters or facts shall be conclusive proaf of the truthfulness thereof. Trustee fees for any of the

i ioned in this paragraph shall be not less than $5. .

. 10. Upon any default by grantor hereunder, beneficiary may, at any time without notice, either in person, by ogent, or by a receiver to be appointed by 2 coun,
and without regard to the adequacy of any security for the indebtedness hereby secured, enter upon and take possession’of the property or any part thereof, in its own
name sue or otherwisc collect the rents, issues and profits, including those past due and unpaid, and apply the same, less costs and expenses 6f operation and colles-
tion, including reasonable attorney fces, upan any indebledness secured hereby, and in such order as beneficiary may determine. .

. 11. The entering upon and taking pe of the property, the collection of such renls, issues and profits, or the proceeds of fire and other insurance poli
cies or compensation or awards for any taking or damage of the property, and the pplication or release thereof as aforesaid, shall not cure or waive any defaultor
natice of defoult h der, or invalidate any act done p 1o such notice.

12, Upan default by grantor in pa; of any indebted d hereby or in grantor’s perf of any ap h der, time being of the essence
with respect to such pay and/or per the beneficiary may declare alrsums secured hereby immediately due and payable. In such event, the beneficiary
may elect to proceed to foreclose this trust deed in equily as o mortgage or direct the trustee 1o foreclose this trust deed by adventiscment and sale, or may directihe -
frustee to pursuc any other right or remedy, either at Jaw or in equity, which the beneficiory may have. In the cvent the beneficiary elects to fc by adverii
ment and sale, the beneficiary or the trustee shall execute and cause to be recorded a written notice of default and election to szl the property to satisfy the obligs:
tion secured hereby whereupon the trustee shall fix the time and place of sale, give notice thereof as then required by law and proceed to forcclose this trust deedin
the manner provided in ORS 86.735 to 86.795. . .

. 13. After the trustee has d forecl by adverti: and sale, ond at any time prior to 5 days before the date the trusice conducts the salc, the
grantor or any other person so privileged by ORS 86.753 may cure the default or defaulis. If 1be default consists of a failure 1o pay, when due, sums sccured by the
trust deed, the defaull may be cured by paying the entire amount duc at the time of the cure other than such portion as would not then be due had no default occurred.
Any other default that is capable of being cured may be cured by tendering the performance required under the obligation or trust deed. In any case, in additionlo
curing the defoult or defaults, the person effecting the curc shall pay to the beneficiary all costs and exp actually i d in enforcing the obligation of the tnust
deced, together with trustes and y fees not ing the provided by Jaw.

14, Otherwis, the sale shall be held on the date and at the time and place designated in the notice of sale or the time o which the sale may be postponed s
provided by law. The trustee may sell the property either in one parce! or in separate parcels and shall sell the parcel] or patcels at auction to the highest bidder for
cash, payable at the time of sale. Trustee shall deliver to the pu rits decd in form as required by law ying the propenty so sold, but withaut any covenant
or warranty, express or implicd. The recitals in the deed of any matters of fact shall be conclusive proof of the truthfulness thereof. Any person, excluding the trustee,
but includlr{%lhe grantor and beneficiary, may purchasc at the sale,

15. When trustee sells pursuent 10 the powers provided hercin, trustee shall apply the proceeds of sale to payment of: (1) the expenses of sale, including the
compensation of the trustee and a reasanable charge by trustee’s y; (2) to the obligati d by the trust deed; (3) to all persons having recorded liens sub-
sequent to the interest of the trustee in the trust deed as their interests may appear in the order of their priority; and (4) the surplus, i€ any, to the grantar, or to any
successor in interest entitled to such surplus.

16. Beneficiary may, from time to time, appaint a or ars 10 any trustec named herein or 1o any trustee appaointed b fer. Upon
such appointment, and withoul conveyance to the successor trustee, the latter shall be vested with ll title, powers and duties conferrcd uﬁon any trusiee herein named
or appointed hereunder. Each such appointment and substitution shall be made by written instrument executed by. bencficiary, which, when recorded in the morigage
records of the county or counties in which the propenty is sil d, shall be lusive proof of proper appoiniment of the successor trustee.

17. Trustee accepts this trust when this deed, duly executed and acknowledged, is made a public record as provided by law. Trustee is not obligated to notify
any party hereto of pending sale under any other deed of trust or of any action or proceeding in which grantor, beneficiary or trustee shall be a panty unless such action
or proceeding is brought by trustee. e -2

‘The grantor covenants to and agrees with the bencficiory and the beneficiary’s successors in interest that the grantor is lawfully seized in fee simple of the rl
propenty and has a valid, unencumbered title thereto, except as may be set forth in any addendum or exhibit altached hereto, and that the grantor will warrant and for-
ever defend the same against all persons whomsoever, -

" WARNING: Unless grantor provides beneficiary with evidence of insurance coverage as required by the contract or loan agree-
ment between them, beneficiary may purchase insurance at grantor’s expense to protect beneficiary’s interest. This insurance may,
but need not, also protect grantor’s interest. If the collateral becomes damaged, the coverage purchased by beneficiary may not pay
any claim madc by or against grantor. Grantor may later cancel the coverage by providing evidence that grantor has obtained prop-
erty coverage elsewhere. Grantor is responsible for the cost of any insurance coverage purchased by beneficiary, which cost may be
added to grantor’s contract or loan balance. If it is so added, the interest rate on the underlying contract or loan will apply to it. The
effective date of coverage may be the date grantor’s prior coverage lapsed or the date grantor failed to provide proof of coverag.
The coverage beneficiary purchases may be considerably more expensive than insurance grantor might otherwise obtain alone-and
may not satisfy any need for property damage coverage or any mandatory liability insurance requirements imposed by applicable
law.

The grantor warrants that the proceeds of the loan rep d by the above described note and this-trust deed are (choose one):®
g rimarily for grantor’s p I, family or household purp see Imp Notice below). . %= -

or an organization, or (even if grantor is a natural person) are for b or ial purp sl
This deed applies 1o, inures fo the benefit of, and binds all parties hereto, their heirs, legatees, devisees, administrators, p I rep i
st':cec?ors and assigns. The term beneficiary shall mean the holder and awner, including pledgee, of the d hereby, whether or not named as a benefi- *
ciary herein, N

In construing this trust deed, it is undesstood that the grantor, trustec andfor beneficiary may eachhe more than one persansthat if the context so Tequires, the

singular shall be taken to mean and include the plural, and that generally all grammatical changes shal[}¢c made, assumed and jmplicthlo make the provisions heie.

of apply equally to ions and to indivi -

IN WITNESS WHEREQF, the grantor has executed this instrumept‘the gdy-and year firspswiilten above.
*IMPORTANT NOTICE: Delete, by lining out, whichever warranty (a) or o E

{b) I8 Inapplicable. If warranty (a) is applicable and the beneficlary is

a creditor as such viord Is defined In the Truth-In-Lending Act and
Regulation*Z, the beneficlary MUST comply with the Act and
Regulation by making required disclosures. For this purposs use
Stevens-Ness Form No. 1319, or the egulvalent. If compliance with the
Act [s not required, disregard this notlce. .

STATE OF OREGON, County of ~Yamhi-1} - ) ss. -0
This instrument was acknowledged before me on 2= 7
by __Charles E Parr IT
This instrument was acknowledged before me o

. AR S == .

Charles E Parr II

R ALBER

DONNA BEFUS Notary Public for Oregon
NNTARV.CLIBL(C - OREGON P :

o 3 My commission expires

R

REQUEST FOR FULL RECONVEYANCE (To be used only when'ﬁsug'faunna have been pald.)

TO: Trustee .
The undersigned is the legal ownerand holder of all indebted d by the foregoing trust decd. All sums secured by the trust deed have been fully paid
and'salisficd. You hereby arc directed, on payment to you of any sums owing to you under the terms of the trust deed or pursuant (o statute, to cancel all cvidences

- of indebtedness secured by the trust deed (which are delivered (o you herewith together with the trust deed) and 1o reconvey, without warranty, to the parties desig-

nated by the terms of the trust deed, the estate now held by you under the same. Mail the y and d o -
DATED

Do not lose or destroy this Trust Deed OR THE NOTE which it

secures,

Both should be dellvered to the trustee for cancellation before Beneficiary

raeconveyance Is made,

2/ >

(23




EXHIBIT "A"

-

A parcel of {and bemg part of that deed recorded April 8, 1985 in Film Volume 193,
. Page 1006, Deed Records of Yamhill County, Oregon, located in tiie Southeast 1/4 Section 16,

: Townsh:p 4 South, Range 4 West, Willamette Meridian, and being a portion of the Madison
. . Malone D.L.C: No. 49, Yamhill County, Oregon, being more nasticularly described as follows:

Beginning at a 5/8” Iron Rod at the northeast corner of Lot S, in Block 13, in Qak Park
Addition to the City of McMinnville, Yamhill County, Oregon, as set by County Survey 10708,
and recorded in Volume Y, P.ige 38, Survey Records of Yamhill County, Oregon said Iron Rod
set on the westerly margin of Alpine Avenue; thence North 38°01°33" East a distance of 109.94
feet along the westerly margin of Alpine Avenue; thence leaving the westeily margin of Alpiie
Avenue South 51°58°27” Easi a distance of 30.00 feet; thence North 38°01°33" East a distance
of 36.69 feet; thence North 51°58°27" West a distance 0f30.00 feet to an Lron Ron set on the
easterly margin of the Souther Pacific Railroad Right-of -way; thence South 57°17°56” West
along the said easterly Right-of-way, a distance of 155.33 feet to the northwest corner of Lot 5,
Block 13, Oak Park Addition; thence South 51°58’27" East a distance of 51.27 feet to the
point of beginning and containing 4,842 square feet of land more or less.
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NEIGHBORHOOD MEETING NOTICE
March 20, 2018

Dear Neighbor,

We are proposing to build an apartment complex at 1601 NE McDaniel Lane, McMinnvile
Oregon 97128.

We are holding an open neighborhood meeting to present this project, answer your questions
and provide an opportunity for you identify any issues you believe should be addressed.

The meeting will be held in Carnegie Room of the McMinnville Public Library on April 11,2018
at 6:30 PM. The library is located at 225 NW Adams Stireet.

A conceptual plan is provided on the other side of this notice.

PAGE |
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PEREZ MIGUEL MARTINEZ
1620 NE 16TH ST
MCMINNVILLE OR 97128

CASPERS JAMES W
1475 NE 16TH ST
MCMINNVILLE OR 97128

SEWARD BLAKE E
1625 NE 17TH ST
MCMINNVILLE OR 97128

MAFFIN MICHAEL S
1610 NE HOME WY
MCMINNVILLE OR 97128

DRUSE STEPHEN E
20101 SWTENINO CT
TUALATIN OR 97062

CLARKROBERT C
1630 NE HOME WAY
MCMINNVILLE OR 97128

WIDMER JACE D
1450 NE 17TH ST
MCMINNVILLE OR 97128

WILLIAMS MAXWELL
1626 NE HOME WAY
MCMINNVILLE OR 97128

AIKEN TIFFANNIE L
1602 NE HOME WAY
MCMINNVILLE OR 97128

MILLER STEPHEN D & AUDREY 1/2 &
17211 NE 167THAVE
BRUSH PRAIRIE WA 98606

HILTON ELDON W & JUNE C
1625 E 17TH ST
MCMINNVILLE OR 97128

KING ROGER R
PO BOX 12962
SALEM OR 97309

BREITENBUCHER CHERYL L
1625 NE HOME WY
MCMINNVILLE OR 97128

HANSEN TYSON
1712 MCDANIEL LN
MCMINNVILLE OR 97128

DOTY MICHAEL E
17980 NE HILLSIDE DR
NEWBERG OR 97132

PACIFIC RENTALS AND STORAGE LLC
15055 SW 160TH CT
BEAVERTON OR 97007

M KMORRIS LLC
1405 NE LAFAYETTE AVE SUITEE
MCMINNVILLE OR 97128

GORMLEY EDWARD J 50% &
1020 NW BAKER CREST CT
MCMINNVILLE OR 97128

FISHER JODY S
1508 NE 16TH ST
MCMINNVILLE OR 97128

KLAUS DEAN C & DEBRAA
450 NW7TH ST
MCMINNVILLE OR 97128

HAMILTON ROBERTK
1550 NE 17TH ST
MCMINNVILLE OR97128

VANTAGE HOMESLLC
1761 THIRD ST #103
NORCO CA 92860

NAVARRA DUANEP & CATHY A
1450 E 16TH ST
MCMINNVILLE OR97128

BRINDLEY PROPERTY HOLDINGS LLC
1594 SW FELLOWS ST
MCMINNVILLE OR97128

SHERMAN MARKA
PO BOX 483
MCMINNVILLE OR97128

KAER STEVEN
17110 CEDAR RD
LAKE OSWEGO OR97034

SANDOVAL RICARDO
1702 NE MCDANIELLN
MCMINNVILLE OR97128

SCHOKO PROPERTIES LLC
19191 SW PEAVINERD
MCMINNVILLE OR97128

DOTY MICHAEL E
17980 NE HILLSIDEDR .
NEWBERG OR 97132"

HF PROPERTIES
720 NW MICHELBOOK CT
MCMINNVILLE OR97128



YOUR SPACE PUBLIC STORAGE LLC
450 NW7TH ST
MCMINNVILLE OR 97128
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Neighborhood Meeting Notes

April 11, 2018
6:30 PM held in the Carnegie Room of the McMinnville Public Library

Materials presented consisted of copies of the mailed meeting notice which included a
concept site plan.

Summary of Comments from attendees:

Privacy
 Noise
« Sight lines from 2nd and 3rd floors
» Light

Suggestions

Frosted glass

Orient buildings so side faces residents

Design without decks or windows at rear

Tall vegetative buffer

Improve the west fence line

Have parking lot on west side to move building closer to McDaniel

Blocking sunlight into yards

Traffic
How will increased traffic affect intersections on McDaniel
Will school bus stop in front of site

Misc

Increase rodents from site construction or future trash enclosure
This will reduce my property values

Will there be an on-site manager

Will there be a park or play structure

One comment that an apartment project better than potential other industrial uses.

Revisions made to concept plan based on comments:

The applicant investigated changing the orientation of the apartment units to address the main
concerns of those attending the meeting. It was determined that to comply with the front
setback requirement of 20 feet along NE McDaniel Lane an effective and efficient layout could
not be created for the site and accommodate either emergency services or trash collection.
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Comprehensive Plan Map Amendment/
Zone Change Application

Applicant Information
Applicant is: [ Property Owner O Contract Buyer [ Option Holder [ Agent ﬂOther Owaer V'e?m)‘c/\’tfh“e

Applicant Name Dan ‘e \ D Anicic Phone 52%-4416 1102
Contact Name Phone

(If different than above)

Address 24U_Hayse ST #1127

City, State, Zip Newbu:} [ OR 2132

Contact Email éjé 2nicic (@ qua'\\ . com

Property Owner Information

Property Owner Name___Cherles E. Povr T Phone__50% - Y14~ 31377
(If different than above)

Contact Name Chacles Pave Phone,

Address leol NE McDaniel Lane

City, State, Zip Me Mianyille . ok 4112

Contact Email ft‘/\i shin.3+ouoh ine 1.@ Froatier . conn

Site Location and Description

(If metes and bounds description, indicate on separate sheet)

Property Address lteot N MeDaniel Ln.
Assessor Map No. R4 “l6 D% . ojloo Total Site Area__ 15, & SF
Subdivision Block Lot

Comprehensive Plan Designation___Indvs tvi .| Zoning Designation_ M- {




This request is for a:

[1 Comprehensive Plan Amendment MZone 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 ATTACHED For REsPeNcES
To Ruesned$

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).

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




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

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

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




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?

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

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

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

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

I 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.

Date

52/7/5

a

roperty Owner’s Signature




Supporting Narrative for Zone Change Application
1601 NE McDaniel Lane, McMinnville

1. What, in detail, are you asking for? State the Reasons for the request and intended use
of the property.

The applicant is seeking a land use approval from the City of McMinnville for a zone
change from M-1 to R-4 for the property located at 1601 NE McDaniel Lane.

The applicant desires this change in order to allow for the development of multi-family
apartment complex on the site.

Legend
City Limits
iy
City Zoning

R-1

R-2

R-3

R-4

B oR

6-3-18 Page 1 of 9 Zone Change 1601 NE McDanlel Lane



2. Show in detail, by citing specific goals and policies, how your request confirms to
applicable McMinnville Comprehensive Plan Goals and Policies (Volume 2).

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

General Housing Policies:

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

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

RESPONSE: Policies 58 and 59 are satisfied.

The 2001 McMinnville Residential Needs Analysis determined an overall need of 164 acres of
R-4 - Residential through the year 2020 (Table B-11). Since 2001, approximately 56.2 acres of
land have been rezoned R-4 leaving a deficit of 107.8 acres. This zone change will help to
reduce this deficiency.

The change to R-4 zoning will also allow for an apartment project which will provide lower cost
housing by offering rental units.

GOAL 'V 2: TO PROMOTE A RESIDENTIAL DEVELOPMENT PATTERN THAT IS LAND
INTENSIVE AND ENERGY-EFFICIENT, THAT PROVIDES FOR AN URBAN LEVEL OF
PUBLIC AND PRIVATE SERVICES, AND THAT ALLOWS UNIQUE AND INNOVATIVE
DEVELOPMENT TECHNIQUES TO BE EMPLOYED IN RESIDENTIAL DESIGNS. 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.

RESPONSE: Policy 68 is satisfied as the site is served by existing urban services.
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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-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.:
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,
5. 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.

71.13 The following factors should serve as criteria in determining areas appropriate for high-
density residential development:
1. Areas which are not committed to low or medium density development;
2. Areas which can be buffered by topography, landscaping, collector or arterial streets, or
intervening land uses from low density residential areas in order to maximize the privacy
of established low density residential areas,

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

4. Areas which are not subject to development limitations;

5. Areas where the existing facilities have the capacity for additional development,

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

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

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

RESPONSE: Policies 71.09 and 71.13 are satisfied. This property, zoned M-1, is not
committed to low density residential. It will have direct access to McDaniel Lane, a minor
collector classification, though it is only 200 feet from NE Lafayette Ave which is a minor
arterial (refer to attached Traffic Impact Analysis demonstrating there will not be any detrimental
impact to adjacent streets and intersections). The site has no topographical limitations for
development and has direct access to existing public facilities. It is within a quarter-mile of
public transit on NE Lafayette Ave and public open space (Wortman Park), and can be buffered
from adjacent low density neighborhood through measures such as vegetative screening and/or
fencing. It is within a half-mile of neighborhood and general commercial shopping at Pacific
Highway and NE McDaniel Lane intersection.
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Multiple-family Development Policies:

86.00 Dispersal of new multiple-family housing development will be encouraged throughout the
residentially designated areas in the City to avoid a concentration of people, traffic congestion,
and noise. The dispersal policy will not apply to areas on the fringes of the downtown "core,”
and surrounding Linfield College where multiple-family developments shall still be allowed in
properly designated areas.

89.00 Zoning standards shall require that all multiple-family housing developments provide
landscaped grounds. (Ord. 4796, October 14, 2003) VOLUME II Goals and Policies Page 22

90.00 Greater residential densities shall be encouraged to locate along major and minor
arterials, within one-quarter mile from neighborhood and general commercial shopping centers,
and within a one-half mile wide corridor centered on existing or planned public transit routes.
(Ord. 4840, January 11, 2006, Ord. 4796, October 14, 2003) 91.00 Multiple-family housing
developments, including condominiums, boarding houses, lodging houses, rooming houses but
excluding campus living quarters, shall be required to access off of arterials or collectors or
streets determined by the City to have sufficient traffic carrying capacities to accommodate the
proposed development. (Ord. 4573, November 8, 1994) 92.00 High-density housing
developments shall be encouraged to locate along existing or potential public transit routes.

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

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

RESPONSE: Policies 86.00, 89.00, 90.00, 92.01 and 92.02 are satisfied. The location of this
Muti-family project does not result in a concentration of high density development. When
developed the site will have the required amount of landscaping. This site will have direct access
to a collector street, McDaniel Lane (refer to attached Traffic Impact Analysis demonstrating
there will not be any detrimental impact to adjacent streets and intersections). Thought site is
located adjacent to a railroad line, it will be developed with a landscape and/or fencing buffer.
The project site is within reasonable walking distance of the Middle and High schools, public
open space at Wortman Park, the shopping area located at the intersection of McDaniel Lane and
Pacific Highway as well as public transit on NE Lafayette Ave.

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

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

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

RESPONSE: Policy 99.00 is satisfied. A pre-development meeting held with the City and other
utilities confirmed that adequate urban services are available at the site or can be extended to
provide service. McDaniel Lane currently meets city street standards.

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.

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

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.

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

RESPONSE: Policies 117.00, 118.00, 119.00 and 120.00 are satisfied. No new public streets

are needed for this zone change. The attached Traffic Impact Analysis demonstrates there will
not be any detrimental impact to adjacent streets and intersections.
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PARKING Policies:
126.00 The City of McMinnville shall continue to require adequate off-street parking and loading
Jacilities 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.

RESPONSE: The proposed site can accommodate the required number of off-street parking
spaces.

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

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.

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

STORM DRAINAGE Policies:

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.

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

WATER SYSTEM Policies:
144.00 The City of McMinnville, through McMinnville Water and Light, shall provide water
services for development at urban densities within the McMinnville Urban Growth Boundary.
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145.00 The City of McMinnville, recognizing McMinnville Water and Light as the agency
responsible for water system services, shall extend water services within the framework outlined
below:

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

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
Jor 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.

WATER AND SEWER--LAND DEVELOPMENT CRITERIA Policies:

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.

RESPONSE: Policies 136.00, 139.00, 139.00, 142.00, 143.00, 144.00, 145.00, 147.00 and

152.00 are satisfied. Adequate levels of sanitary sewer, storm sewer, water either presently serve
or can be made to serve the site.
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153.00 The City of McMinnville 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.

RESPONSE: Policies 153.00 and 155.00 are satisfied. The subject property will meet
requirements for any and all emergency services.

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

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

RESPONSE: Policy 188.00 is satisfied. Citizen involvement is provided through a pre-
application neighborhood meeting that was held by the applicant on April 11, 2018.
Documentation of this meeting is attached to this application. The public also has access to this
application and has opportunity to provide testimony and ask questions during the hearing
process.
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3. Is your request subject to the provisions of a planned development overlay, show, in
detail, how the request confirms to the requirements of the overlay.

This site is not subject to a planned development overlay.

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

No planned development overlay is proposed.

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

This proposal is orderly as the property to the north is zoned R-4 and the property to west is R-2,
so the proposed R-4 zone is is in keeping with adjacent residential designations. It is timely as
as McMinnville has identified a need for additional multi-family housing.

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

Property to the north is currently zoned R-4. Approving this zone change to R-4 is consistent
with the city’s desire to achieve higher density.

7. Describe 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.

At the pre-development meeting with the City, staff indicated that sanitary sewer is available at
the northwest corner of the site and that storm drainage can be provided by way of an extension
along NE McDaniel Lane from NE 17th Street. McMinnville Water and Light indicated that
there is water capacity and electricity are available from existing facilities in or along NE
McDaniel Lane.

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

Refer to the attached Traffic Impact Analysis prepared by A.T.E.P. Inc. dated April 5, 2018.
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CONCEPT SITE PLAN
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Limitation of Liability for Informational Report

IMPORTANT — READ CAREFULLY: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.
Tax Map 1601 Ne Mcdaniel Ln, Mcminnville, OR 97128 3/12/2018
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myFirstAm® Recorded Document

The Recorded Document images are displayed in the subsequent pages for the following request:

State: OR
County: YAMHILL

Document Number: 2129
Document Date: 20090218

Limitation of Liability for Informational Report

IMPORTANT — READ CAREFULLY: 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.

Recorded Document 03/12/2018
©2005-2018 First American Financial Corporation and/or its affiliates. All rights reserved.
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THIS TRUST DEED, made on , between

CHARLES.-E.--RPARR--LI

as Grantor,

First American _Title . _iL_ 7 v .as Trustee, and
Oregon _Mainline Paving LLC as Beneficiary,
. WITNESSETH:
Grantor irrevocably grants, bargains, sells and conveys to trustee, in trust, with power of ‘sale, the property in
Yamhill County, Oregon, described as:

See Exhibit "A" attached.

lo'gg_thcr with all and singular the tenements, hereditaments and appurtenances and all other rights thereunto belonging-or in any way
now-or hereafter appertaining, and the rents, issues and profits thereof, .and all fixtures now or hereafter attached to or used in con-

nection with the rogertg.
FOR THE PURPOSE OF SECURING PERFORMANCE of each agreement of grantor herein contained and payment of the sum of _S_B_Q+QQ_O ________

Eighty__thousand dellars-and no/lQQ-s==ossoooo—=oscoo——ooooooonoooooooso=ne-
Dollars, wilh interest thereon according to the terms of a promissory note of even date herewith, payable 1o beneficiary or order and made by grantor, the final
payment of principal and interest, if not sooner paid, to be duc and payable on June 2 11

The date of maturity of the debt secured by this instrument is the date, stated above, on which the final installment of the note becomes due and payable.
Should the grantor cither agree to, attempt to, or actually sell, convey, or assign all (or any part) of the property, or all (or any part) of grantor’s interest in it without
first obtaining the written consent or approval of the bencficiary, then, at the beneficiary’s option®, all obligations sccured by this instrument, irrespective of the matu-
rilr dates expressed therein, or hercin, shall become immediately due and payable. The exccution by grantor of an carnest money agreement®* docs not constitute a
sale, conveyance or assignment.

To protect the sccurity of this trust deed, grantor agrees:

1. To protect, preserve and maintain the property in good condition and repair; not to remove or demolish any building or imp h ; and not to
commit or permit any wastc of the propenty.

2. To complete or restore promptly and in good and habitabl dition any building orimp which may be constructed, damaged or destroyed there-
on, and pay when due all costs incurred therefor.

3. To comply with all laws, ordi gulations, ¢ , conditions and restrictions affecting the property; if the bencficiary so req 1o join in exe-
cuting such financing p 1o the Uniform Commercial Code as the beneficiary may require, and to pay for filing the same in the proper public office
or offices, as well as the cost of all lien searches made by filing officers or searching agencies as may be deemed desirable by the beneficiary.

4. To provide and i ly maintain i e on the buildings now or h ficr crected on the property against loss or damage by fire and other haz-

ards, as the beneficiary may from time to time require, in an amount not less than . . MaX__1NS value wrilten by one or more

panit ptable to the beneficiary, with loss payable to the latter. All policies of i shall be delivered to the beneficiary as soon as issued. If the grantor
shall fail for any rcason to procure any such insurance and to deliver the policies to the beneficiary at least fificen days prior to the expiration of any policy of insur-.
ance now or hereafter placed on the buildings, the beneficiary may p the same at grantor’s expense. The amount collected under any fire or other insurance pol-
icy may be applied by beneficiary upon any indebted ! hereby and in such order as beneficiary may determine, or at option of beneficiary the entire amount
so collected, or any part thercof, may be released to grantor. Such application or release shall not cure or waive any defavlt or notice of default hereunder or invali-
date any act done pursuant to such notice.

5. To keep the property frce from construction licns and to pay all taxes, asscssments and other charges that may be levied or asscsscd upon or against the
property before any part of such taxes, assessments and other charges b past dueor deling and promptly deliver receipts therefor to beneficiary. Should
the grantor fail to make payment of any taxes, il premi liens or other charges payable by grantor, either by direct payment or by providing
beneficiary with funds with which to make such payment, beneficiary may, at its option, make payment thereof, and the amount so paid, with interest at the rate sel
forth in the note d hereby, together with the obligations described in paragraphs 6 and 7 of this trust deed, shall be added to and become a part of the debt
secured by this trust deed, without waiver of any rights arising from breach of any of the covenants hereof. For such payments, with interest as aforesaid, the proper-
ty hereinbefore described, as well as the grantor, shall be bound to the same extent that they are bound for the payment of the obligation herein described. All such
paymcnts shall be i diately due and payable without notice, and the nonpayment théreof shall, at the option of the beneficiary, render all sums secured by this
trust deed i diately due and payable and shall itute a breach of this trust deed.

6. To pay all costs, fees and expenses of this trusl, including the cost of title search, as well as the other costs and expenses of the trustec incurred in con-
nection with or in enforcing this obligation, and trustee and attorney fees actually incurred.

7. To appear in and defend any action or proceeding purporting to affect the security rights or powers of beneficiary or trustce; and in any suit, action or pro-
ceeding in which the beneficiary or trustee may appear, including any suit for the foreclosure of this deed or any suit or action related to this instrument, including
but not limited to its validity and/or enforceability, 1o pay all costs and expenses, including evidence of title and the beneliciary’s or trustee’s attomey fees. The amount
of attorney fees mentioned in this paragraph in all cases shall be fixed by the trial court, and in the event of an appeal from any judgment or decree of the trial coun,
grantor further agrees to pay such sum as the appellate court shall-adjudge rcasonable as the beneficiary’s or trustec’s attorney fees on such appeal.

It is mutually agreed that:

8. In the event that any portion or all of the property shall be taken undcr the right of cmi domain or cond ion, beneficiary shall have the right, il it
so elects, to require that all or any ponion of the monics payable as compensation for such taking which are in excess of the amount required to pay all reasonable
costs, expenscs and altomey fees necessarily paid or incurted by grantor in such proceedings, shall be paid to beneficiary and applied by it first upon any reasonable
costs and expenses and attomey fees, both in the trial and appellate courts, necessarily paid or incurred by beneficiary in such proceedings, and the balance applicd
upon the indebtedness secured hereby. Grantor agrecs, at its own expense, to take such actions and execute such instruments as shall be necessary in obtaining such
compensalion promptly upon beneficiary’s request. F

NOTE: Tho Trust Dood Act provides that tho trustoo horoundor must bo elther an attornoy who Is an actlve mombor of the Oregon Stata Bar, a bank, trusl company or savings and loan
o do undor tho laws of Oragon or the United States, a title Insurance company authorized 1o Insuro titlo to real property of this stato, Its subsldiarios,
offillates, agonts or branches, tho United Statos or any agnncr thereof, or an escrow agoent llconsed under ORS 656.505 to 696.585.

*WARNING: 12 USC 1701]-3 regulatos snd may prohiblt exerclso of this option.

**The that cuch an og nddress tho Issua of b y's consent In dotall.
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9. Atany time, and from time to time upon written request of beneficiary, payment of its fees and presentation of this deed and the note for endorsement (in

n case of full yances, for 11 ), without affecting the liability of any person for the payment of the indebtedness, trustee may (2) consent to the makiog -
of any map or plat of the property; (b) join in granting any or ing any restriction thereon; (c) join in any subordination or other ag) affecting this
deed or the lien or charge thereof; or (d) reconvey, without warranty, all or any part of the property. The grantec in any yance may be described as the “per-

. son or persons legally entitled thereto,” and the recitals therein of any matters or facts shall be conclusive proof of the truthfulness thereof. Trustee fees for any of the

services mentioned in this paragraph shall be not less than $5.

10. Upon any default by grantor hereunder, beneficiary may, at any time without notice, either in person, by agent, or by a receiver to be appointed by a cour,
and without regard to the adequacy of any security for the indebtedness hereby secured, enter upon and take possession of the property or any part thereof, in its own
name suc or otherwisc collect the rents, issues and profits, including those past due and unpaid, and apply the same, less cosls and expenses 6f opcration and collec-
tion, including rcasonable attorney fees, upon any indebtedness secured hereby, and in such order as beneficiary may determine. .

. 11. The entering upon and taking possession of the property, the collection of such rents, issues and profits, or the proceeds of fire and other insurance poli-
cics or compensation or awards for any taking or damage of the property, and the application or release thereof as aforesaid, shall not cure or waive any default or
notice of default , or invalidate any act done p 1o such notice.

12. Upon default by grantor in payment of any indebtedness sccured hereby or in grantor’s perfc of any ag I der, time being of the essence
with respect to such pay and/or perfc , the beneficiary may declare all sums d hereby il diately due and payable. In such event, the bencficiary
may elect to proceed to forcclose this trust decd in equity as a mortgage or direct the trustee 1o foreclose this trust deed by advertiscment and sale, or may direct the
trustee to pursuc any other right or remedy, cither at law or in equity, which the beneficiary may have. In the cvent the beneficiary elects to foreclose by advertise-
ment and salc, the beneficiary or the trustee shall execute and cause to be recorded a written notice of default and election to sell the property to satisfy the obliga-
tion secured hereby whercupon the trustee shall fix the time and place of sale, give notice thereof as then required by law and proceed to foreclose this trust deed in
the manner provided in ORS 86.735 to 86.795. X "

13, After the trustee has d fi by adverti and sale, and at any time prior to 5 days before the date the trustee conducls the sale, the
grantor or any other person so privileged by ORS 86.753 may cure the default or defaults. If the default consists of a failure 10 pay, when due, sums secured by the
trust deed, the defaull may be cured by paying the entirc amount duc at the time of the cure other than such portion as would not then be duc had no default occurred.
Any other default that is capable of being cured may be cured by tendering the perfi quired under the obligation or trust deed. In any case, in addition to
curing the default or defaults, the person effecting the cure shall pay to the beneficiary all costs and expenses actually incurred in enforcing the obligation of the trust
decd, together with trustee and attomey fees not exceeding the amounts provided by law.

14. Otherwisc, the sale shall be held on the date and at the time and place designated in the notice of sale or the time to which the sale may be postponed as
provided by law. The trustce may sell the property either in one parcel or in separate parcels and shall sell the parcel or parcels at auction to the highest bidder for
cash, payable at the time of sale. Trustee shall deliver to the purcﬁnscr its deed in form as required by law conveying the property so sold, but without any covenant
or y, €Xp or implied. The recitals in the deed of any matters of fact shall be conclusive proof of the truthfulness thereof. Any person, excluding the trustee,
but including the grantor and beneficiary, may purchase at the sale.

15. When trustee sells pursuant 1o the powers provided herein, trustee shall apply the p ds of sale to pay of: (1) the exp of sale, including the
compensation of the trustee and a reasonable charge by trusice’s attorney; (2) to the obligation sccured by the trust deed; (3) to ail persons having recorded liens sub-
sequent to the interest of the trustee in the trust deed as their interests may appear in the order of their priority; and (4) the surplus, if any, to the grantor, or to any
successor in interest entitled to such surplus.

16. Beneficiary may, from time to time, appoint a or 1o any trustec named herein or to any or trustee appointed h der. Upon
such appointment, and without conveyance to the successor trustee, the latter shall be vested with all title, powers and duties conferred upon any trustee hercin named
or appointed h der. Each such appoi and substitution shall be made by written instrument executed by. bencficiary, which, when recorded in the morngage
records of the county or counties in which the propenty is situated, shall be conclusive proof of proper appoiniment of the successor trusiee.

17. Trustee accepts this trust when this deed, duly executed and acknowledged, is made a public record as provided by law. Trustee is not obligated 1o notify
any party hereto of pending salc under any other deed of trust or of any action or proceeding in which grantor, beneficiary or trustee shall be a party unless such action
or proceeding is brought by trustee. i s

The grantor covenants to and agrees with the beneficiary and the bencficiary’s successors in interest that the grantor is lawfully seized in fee simple of the real
property and has a valid, unencumbered title thereto, except as may be set forth in any addendum or exhibit attached hercto, and that the grantor will warrant and for-
ever defend the same against all persons whomsoever. .

" WARNING: Unless grantor provides beneficiary with evidence of insurance coverage as required by the contract or loan agree-
ment between them, beneficiary may purchase insurance at grantor’s expense to protect beneficiary’s interest. This insurance may,
but need not, also protect grantor’s interest. If the collateral becomes damaged, the coverage purchased by beneficiary may not pay
any claim madé by or against grantor. Grantor may later cancel the coverage by providing evidence that grantor has obtained prop-
erty coverage elsewhere. Grantor is responsible for the cost of any insurance coverage purchased by beneficiary, which cost may be
added to grantor’s contract or loan balance. If it is so added, the interest rate on the underlying contract or loan will apply to it. The
effective date of coverage may be the date grantor’s prior coverage lapsed or the date grantor failed to provide proof of coverage.
The coverage beneficiary purchases may be considerably more expensive than insurance grantor might otherwise obtain alone-and

may not satisfy any need for property damage coverage or any mandatory liability insurance requirements imposed by applicable
law.

The grantor warrants that the proceeds of the loan rep d by the above described note and this trust deed are (choose one):*
ﬁag primarily for grantor’s p 1, family or h hold &
b,

purp (sec Important Notice below). . *}
for.an organization, or (even if grantor is a natural person) are for business or commercial purposes. = *

This deed applies to, inures to the benefit of, and binds all parties hereto, their heirs devi dmini
successors and assigns. The term beneficiary shall mean the holder and owner, i ing pl
ciary herein,

In construing this trust deed, it is understood that the grantor, trustee and/or beneficiary may each.he more than onc personsthat if the context so requires, the
singular shall be taken to mean and include the plural, and that generally all grammatical changes shall §c made, assumed and implict\to make the provisions here-
of apply equally to corporations and to individuals. .

rd
IN WITNESS WHEREOF, the grantor has executeq this instrument'the nd year firsp<@riiten abovge.
*IMPORTANT NOTICE: Delete, by lining out, whichever warranty (a) or o <
(b) Is Inapplicable. It warranty (a) Is applicable and the beneficlary is
a creditor as such word Is defined In the Truth-in-Lending Act and
Regulation- Z, the beneficlary MUST complr.y with the Act and
Regulation by making required disclosures. For this purpose use
Stevens-Ness Form No. 1319, or the equivalent. If compliance with the
Act Is not required, disregard this notice.

STATE OF OREGON, County of -y amp4-3-1- : )ss.

This instrument was acknowledged before me on 2=-9-09
by ...Charles E Parr II

) 0 ; P g
ding pledgee, of the d hereby, whether or not named as a benefi- -~

Charles E Parr II

AR 2 DD
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i

by

"= BERK ) 2 o 7
NOTS 2\95"" Notary Public for Oregon /')\
s 5 My commission expires

REQUEST FOR FULL RECONVEYANCE (To be used only when obligations have been pald.)

TO: Trustee .
The undersigned is the legal owner and holder of all indebted; d by the foregoing trust deed. All sums secured by the trust deed have been fully paid

and satisfied. You hereby arc dirccted, on payment to you of any sums owing to you under the terms of the trust deed or pursuant to statute, to cancel all cvidences

- of indebtedness secured by the trust deed (which are delivered to you herewith together with the trust deed) and to reconvey, without warranly, to the parties desig-

nated by the terms of the trust deed, the cstate now held by you under the same. Mail the reconveyance and d to '
DATED

Do not lose or destroy this Trust Deed OR THE NOTE which it

secures.

Both should be dellvered to the trustee for cancellation before Beneficiary

reconveyance Is made.

[ : 2/5
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EXHIBIT "A"

-

A parce] of {and being part of that deed recorded April 8, 1985 in Film Volume 192,

. Page 1006, Deed Records of Yamhill County, Oregon, located in tiie Southeast 1/4 Section 16,
- Township 4 South, Range 4 West, Willamette Merdian, and being a portion of the Madison

. Malone D.L.C: No. 49, Yamhill County, Oregon, being more nasticularly described as follows:

Beginning at a 5/8” Iron Rod at the northeast corner of Lot S, in Block 13, in Oak Park
Addition to the City of McMinnville, Yamhill County, Oregon, as set by County Survey 10708,
and recorded in Volume Y, P.ige 38, Survey Records of Yambhill County, Oregon said Iron Rod
set on the westerly margin of Alpine Avenue; thence North 38°01°33" East a distance of 109.94
feet along the westeriy margin of Alpine Avenue; thence leaving the westefly margin of Alpiie
Avenue South 51°58’27” East a distance of 30.00 feet; thence North 38°01°33" East a distance
of 36.69 feet; thence North 51°58°27" West a distance of 30.00 feet to an Iron Ron set on the
easterly margin of the Southern Pacific Railroad Right-of -way; thence South 57°17°56™ West
along the said easterly Right-of-way, a distance of 155.33 feet to the northwest corner of Lot 5,
Block 13, Oak Park Addition; thence South 51°58’27" East a distance of 51.27 feet to the
point of beginning and containing 4,842 square feet of land more or less. .




EVIDENCE OF COMPLIANCE
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NEIGHBORHOOD MEETING



NEIGHBORHOOD MEETING NOTICE

March 20, 2018

Dear Neighbor,

We are proposing to build an apartment complex at 1601 NE McDaniel Lane, McMinnville

Oregon 97128.
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We are holding an open neighborhood meeting to present this project, answer your questions
and provide an opportunity for you identify any issues you believe should be addressed.

Q3500

The meeting will be held in Carnegie Room of the McMinnville Public Library on April 11,2018
at 6:30 PM. The library is located at 225 NW Adams Street.

A conceptual plan is provided on the other side of this notice.
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PEREZ MIGUEL MARTINEZ HILTON ELDON W & JUNE C HAMILTON ROBERT K

1520 NE 16TH ST 1625 E17TH ST 1550 NE 17TH ST
MCMINNVILLE OR 97128 MCMINNVILLE OR 97128 MCMINNVILLE OR97128
CASPERS JAMES W KING ROGER R VANTAGE HOMES LLC
1475 NE 16TH ST PO BOX 12962 1761 THIRD ST #103
MCMINNVILLE OR 97128 SALEM OR 97309 NORCO CA 92860
SEWARD BLAKE E BREITENBUCHER CHERYL L NAVARRA DUANEP & CATHY A
1625 NE 17TH ST 1625 NE HOME WY 1450 E 16TH ST
MCMINNVILLE OR 97128 MCMINNVILLE OR 97128 MCMINNVILLE OR97128
MAFFIN MICHAEL S HANSEN TYSON BRINDLEY PROPERTY HOLDINGS LLC
1610 NE HOME WY 1712 MCDANIEL LN 1594 SW FELLOWS ST
MCMINNVILLE OR 97128 MCMINNVILLE OR 97128 MCMINNVILLE OR97128
DRUSE STEPHEN E DOTY MICHAEL E SHERMAN MARKA

20101 SWTENINO CT 17980 NE HILLSIDE DR PO BOX 483

TUALATIN OR 97062 NEWBERG OR 97132 MCMINNVILLE OR97128
CLARK ROBERT C PACIFIC RENTALS AND STORAGE LLC KAER STEVEN

1630 NE HOME WAY 15055 SW 150TH CT 17110 CEDAR RD
MCMINNVILLE OR 97128 BEAVERTON OR 97007 LAKE OSWEGO OR 97034
WIDMER JACE D M KMORRIS LLC SANDOVAL RICARDO

1450 NE 17TH ST 1405 NE LAFAYETTE AVE SUITE E 1702 NE MCDANIEL LN
MCMINNVILLE OR 97128 MCMINNVILLE OR 97128 MCMINNVILLE OR97128
WILLIAMS MAXWELL GORMLEY EDWARD J 50% & SCHOKO PROPERTIES LLC
1626 NE HOME WAY 1020 NW BAKER CREST CT 19191 SW PEAVINE RD
MCMINNVILLE OR 97128 MCMINNVILLE OR 97128 MCMINNVILLE OR97128
AIKEN TIFFANNIE L FISHER JODY S DOTY MICHAEL E

1602 NE HOME WAY 1508 NE 16TH ST 17980 NE HILLSIDE DR .
MCMINNVILLE OR 97128 MCMINNVILLE OR 97128 NEWBERG OR 97132
MILLER STEPHEN D & AUDREY 1/2 & KLAUS DEAN C & DEBRAA HF PROPERTIES

17211 NE 167TH AVE 450 NW7TH ST 720 NW MICHELBOOK CT

BRUSH PRAIRIE WA 98606 MCMINNVILLE OR 97128 MCMINNVILLE OR97128



YOUR SPACE PUBLIC STORAGE LLC
450 NW 7TH ST
MCMINNVILLE OR 97128
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Neighborhood Meeting Notes

April 11, 2018
6:30 PM held in the Carnegie Room of the McMinnville Public Library

Materials presented consisted of copies of the mailed meeting notice which included a
concept site plan.

Summary of Comments from attendees:

Privacy
 Noise
« Sight lines from 2nd and 3rd floors
« Light

Suggestions

Frosted glass

Orient buildings so side faces residents

Design without decks or windows at rear

Tall vegetative buffer

Improve the west fence line

Have parking lot on west side to move building closer to McDaniel

Blocking sunlight into yards

Traffic
How will increased traffic affect intersections on McDaniel
Will school bus stop in front of site

Misc

Increase rodents from site construction or future trash enclosure
This will reduce my property values

Will there be an on-site manager

Will there be a park or play structure

One comment that an apartment project better than potential other industrial uses.

Revisions made to concept plan based on comments:

The applicant investigated changing the orientation of the apartment units to address the main
concerns of those attending the meeting. It was determined that to comply with the front
setback requirement of 20 feet along NE McDaniel Lane an effective and efficient layout could
not be created for the site and accommodate either emergency services or trash collection.
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From:  Karl Bir Y ! Salem, OR. 97302 e-mail: kbirky@atepinc.com

Re: TPR Analysis for 17th @ McDaniel Apts

The intent of this letter is to address the Transportation Planning Rule (TPR) aspects of your
application to change the zoning of tax lot 7100 of tax map 4S 4W Sec 16DB. The 1 Ac site is located
south of 17th St, and west of Mc Daniel St. The proposed zone change will allow the site to construct 24
apartment units. When an Oregon city considers changing the zoning of a parcel, it is required to
determine that no "significant effect" will occur to the transportation system as a result of the zone
change.

The Transportation Planning Rule (TPR) was adopted in Oregon years ago to provide direction
and order to development of streets and roads in Oregon cities. The rule limits making changes to zoning
and comprehensive maps that would "significantly"” impact the transportation system that has developed
and is being planned for the future in cities and in the state. For instance the rule would not allow a fast
food restaurant in a residential neighborhood because it would generate much more traffic than is
expected in a residential neighborhood. There are instances where a zone change is desired, needed and
adopted by the City with a cap (or limit) on the number of expected trips the planned use(s) can generate.
Generally, cities and traffic engineers use the ITE Trip Generation Manual to determine the trip
generation of a variety of uses. The ITE Trip Generation Manual estimates an apartment unit (ITE 220)
generates 7.32 trips on a typical weekday.

The site is in the City of McMinnville. It is zoned M-1 and the developer is requesting the zoning
be changed to R-4. The site could be used to house a medical or dental laboratory or to manufacture a
variety of products. This analysis will compare the potential trip generation using the existing zoning to
the potential trip generation using the requested zoning. The study will assume that 30% of the site can be
covered with buildings. The remainder is for parking, landscaping and other uses. A one acre site can be
developed with a 13,068 (13 ksf) sq. ft. building. The first 3 uses in the following table are uses that could
be developed on the site with the existing zoning. A 13,000 sq. ft small office building would generate
210 trips/day.

ITE # Use Units ADT Trip Gen Rate PM Trip Gen Rate | Daily Trips
ITE 110 Gen Light Ind 13 ksf 4,96 trips/ksf 0.63 trips/ksf 64 ADT
ITE 710 Gen Office 13 ksf 9.74 trips/ksf 1.15 trips/ksf 127 ADT
ITE 712 | Small Office Bldg 13 ksf 16.19 trips/ksf 2.45 trips/ksf 210 ADT
ITE 220 Apartments 24 Apts 7.32 trips/apt 0.56 trips/apt 176 ADT

The requested zoning limits uses to residential uses. If the site were developed with 24
apartments, they are estimated to generate 176 trips/day (ADT). It is my opinion that the zone change
may be made without a significant change in the trip generation of the proposed site and there will be no
significant impact on the adjacent transportation system. I can be reached at 503-364-5066 if there is
additional information you might find helpful and that I can provide.

Karl Birky, PE, PTOE, ATEP, Inc.

18-379 17th @ McDaniel TPR Analysis ATEP, Inc
Page 1 June 25, 2018 Salem, OR
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Traffic Impact Analysis
McDaniel St Apartments AISSOCIATED

o TRANSPORTATION
McMinnville, Oregon EINGINEERING &

LANNING INC.
AT.E.P, Inc. Tel.: 503-364-5066
1155 13th St. S.E. FAX: 503-364-1260
Salem, OR. 97302 e-mail: kbirky@atepinc.com

Introduction:

McDaniel St Apartments are in preliminary planning stages for development in McMinnville, Oregon.
Located west of the McDaniel St south of 17th St, the project will include ~ oyl
24 apartment units. The intent of this analysis is to estimate the impact g
traffic from the planned apartments will have on the transportation system
in the City of McMinnville and to recommend improvements to the
transportation system if appropriate. This analysis is intended to provide
information needed to change the zoning from Light Industrial (M-1) to
Multiple Family Residential (R-4) and for approval of the construction of
the planned apartments.

iz gk || 111
Residents of McDaniel St Apartments will use the City of Figure 1 - Aerial View of Site
McMinnville transportation system and add traffic to the roadways.

This analysis will consider the traffic impacts at the intersections of:

e McDaniel St at 19th St

e McDaniel St at 18th St

e McDaniel St at 17th St

o McDaniel St at Lafayette Ave
e McDaniel St Apts Access

Summary of Findings:

The development of 24 units will generate an estimated 15 trips in the AM Peak hour and 18 trips in the
PM Peak hour. Residents will use the streets in the City of McMinnville transportation system adding
additional traffic to the system. Traffic from the planned apartments will affect performance metrics at the
studied intersections. All of the studied intersections will perform within accepted performance standards
in the City of McMinnville (LOS A, B, C or D) with the expected traffic from the apartments.

There is and this study will assume continued storage for 2 vehicles wanting to use two stage gap
acceptance to turn left from McDaniel at Lafayette (EBLT). There were 2 vehicles making the left turn in

18-379 - McDaniel St Apts TIA Page 2 June 25, 2018
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the AM and PM Peak hour periods. These turns are the most difficult turns to make and the City should
continue monitoring the intersection during peak hours to assure left turns can be made safely, consider
restriping the two stage gap acceptance refuge and/or restrict the intersection to right out only from
McDaniel St.

History and Existing Conditions:

The project site is tax lot 7100 of tax map 4S 4W Sec 16DB and includes 1 acre. It is anticipated
that construction will begin in 2018. The site is currently zoned Light Industrial (M-1) to. The developer
is requesting the zoning be changed to Multiple Family Residential (R-4) in order that 24 apartments can
be built on the parcel. This study will assume that 24 apartments are being built.

Crash data was provided by ODOT for the studied intersections for the 5 year period including
2011 through 2015. There were 3 reported injury crashes and 9 property damage crashes at the 4 studied
intersections in the analyzed time period. There were no fatal crashes.

ID Intersection Name Control Type Method Worst Mvmt ViC Delay (s/veh) |LOS
1 McDaniel at 19th St All-way stop | 8 Oth SB Thru 0.274 9.0 A
2 McDaniel at 18th St Two-way stop Hé: dr;:ic?r:h EB Thru 0.026 1.5 B
3 McDaniel at 17th St Two-way stop Hé:dr;:igrt]h EB Left 0.018 106 B
4 McDaniel at Lafayette Two-way stop ng d’;‘igrt]h SEB Left 0.005 15.1 Cc

Existing AM Peak Hour Summary

ID Intersection Name Control Type Method Worst Mvmt ViC Delay (s/veh)| LOS
1 McDaniel at 19th St All-way stop Hé:d?:i:rt]h NB Thru 0.240 8.9 A
2 McDaniel at 18th St Two-way stop HEC dl};li [?rt]h WB Thru 0.025 11.8 B
3 McDaniel at 17th St |Two-way stop HECd'}’t'iE;h EB Left 0.016 10.9 B
4 McDaniel at Lafayette Two-way stop HEC drib:i [?rt]h SEB Left 0.007 22.2 c

Existing PM Peak Hour Summary
Figure 2 - Existing Traffic Conditions

The studied intersection are functioning at less than 28% of capacity (v/c < 0.280) and LOS C or better.

18-379 - McDaniel St Apts TIA Page 3 June 25, 2018
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Crash Data provided by ODOT Crash Data Unit does not show an unusually high number of crashes at
the studied intersections. There do not appear to be significant changes needed at the intersections for
safety reasons.

Intersection Fatal Crashes | Injury Only | Property Damage Only | Total
e McDaniel St at 19th St 0 0 3 3
e McDaniel St at 18th St 0 1 2 3
e McDaniel Stat 17th St 0 0 0 0
e McDaniel St at Lafayette Ave 0 2 4 6
Total 0 3 9 12

Figure 3 - 2011 to 2105 ODOT Crash Data

Traffic Conditions when the McDaniel St Apts are occupied:

This analysis will assume that 30% of the traffic from the apartments will travel to and from the north on
McDaniel St and 70% will travel to and from the south on McDaniel St. This study will also assume that
other traffic will grow at 1.13% each year through 2038. It assumes EBLT's use 2 stage gap acceptance at
the McDaniel at Lafayette

ID Intersection Name Control Type Method Worst Mvmt ViC Delay (s/veh)| LOS
1 McDaniel at 19th St All-way stop HECd';’t‘ic?rth SB Thru 0.275 9.0 A
2 McDaniel at 18th St Two-way stop HECd?:i [?rt]h EB Thru 0.026 11.5 B
3 McDaniel at 17th St |Two-way stop| ' o Ot EB Left 0.018 10.6 B
4 McDaniel at Lafayette Two-way stop HECd?:i[?rt]h SEB Left 0.005 15.2 Cc
5 McDaniel at Site Access | Two-way stop| ' 00" EB Left 0.006 10.6 B

2018 AM Peak Hour Summary with McDaniel St Apts

e ——————
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ID Intersection Name Control Type Method Worst Mvmt vic Delay (s/veh)|LOS
1 McDaniel at 19th St All-way stop HEC dri\‘:ic?r:h NB Thru 0.243 8.9 A
2 McDaniel at 18th St Two-way stop HEC dri\‘:i c?rt]h WB Thru 0.025 1.8 B
3 McDaniel at 17th St | Two-way stop| "ol O EB Left 0.016 10.9 B
4 McDaniel at Lafayette Two-way stop ng dl'ivtli:rt]h SEB Left 0.008 22.5 c
5 McDaniel at Site Access | Two-way stop| o O EB Left 0.003 10.7 B

2018 PM Peak Hour Summary with McDaniel St Apts
Figure 4 — 2018 Traffic Conditions with McDaniel St Apts
ID Intersection Name Control Type Method Worst Mvmt VviC Delay (s/veh) | LOS
1 McDaniel at 19th St Allway stop | FoH Oth SB Thru 0.355 9.9 A
2 McDaniel at 18th St Two-way stop Hé:d?t‘i[?;h EB Left 0.029 126 B
3 McDaniel at 17th St Two-way stop Hé:dr::i[?;h EB Left 0.025 1.3 B
4 McDaniel at Lafayette Two-way stop HEC dl‘;:i:;h SEB Left 0.006 18.2 Cc
5 McDaniel at Site Access | Two-way stop Hé:d?:i:;h EB Left 0.007 11.2 B

2038 AM Peak Hour Summary with McDaniel St Apts

ID Intersection Name Control Type Method Worst Mvmt vic Delay (s/veh) | LOS
1 McDaniel at 19th St All-way stop HE(;?:i:;h NB Thru 0.312 9.7 A
2 McDaniel at 18th St Two-way stop HE%?; [?rt]h EB Left 0.023 12.9 B
3 McDaniel at 17th St | Two-way stop HECd';‘:iE;h EB Left 0.024 1.7 B
4 McDaniel at Lafayette Two-way stop HE(;?:i:;h SEB Left 0.009 26.3 D
5 McDaniel at Site Access | Two-way stop HE(;’;’:“?;“ EB Left 0.004 1.3 B

2038 PM Peak Hour Summary with McDaniel St Apts
Figure 5 — 2038 Traffic Conditions with McDaniel St Apts
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There will be no "significant effect” on the transportation system from changing the zoning of the parcel
from M-1 to R-4. The transportation system will continue to function within City of McMinnville
performance standards for the next 20 years.

Summary:

The development of the planned McDaniel St apartments will generate an estimated 15 trips in the AM
Peak hour and 18 trips in the PM Peak hour. Residents of the apartments will use the streets in the City of
McMinnville transportation system adding additional traffic to the system. Traffic from the apartments
will affect performance metrics at the studied intersections.

All the studied intersections can handle the expected additional traffic and continue operating with
generally accepted performance metrics. As traffic volumes increase through the intersections, the City
should continue to monitor the performance of the studied intersections.

The transportation system will continue to function within City of McMinnville performance standards

for the next 20 years.
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Intersection Analysis Summary

ID Intersection Name Control Type Method Worst Mvmt Vv/C Delay (s/veh) | LOS
1 McDaniel at 19th St All-way stop Hé'\ifig;h SB Thru 0.355 9.9 A
2 McDaniel at 18th St | Two-way stop ngj'\ifif;h EB Left 0.029 12.6 B
3 McDaniel at 17th St | Two-way stop ngj'\ifif;h EB Left 0.025 113 B
4 McDaniel at Lafayette Two-way stop Hé'\i{(li:r:h SEB Left 0.006 18.2 C
5 McDaniel at Site Access | Two-way stop HECd'\ifig:]h EB Left 0.007 11.2 B

V/C, Delay, LOS: For two-way stop, these values are taken from the movement with the worst (highest) delay value. for
all other control types, they are taken for the whole intersection.

ATEP, Inc. Report File: J:\..\18-379 AM Future 2038.pdf K Birky, PE, PTOE
6/22/2018 Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro 1
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18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2038

Intersection Level Of Service Report
Intersection 1: McDaniel at 19th St

Control Type: All-way stop Delay (sec / veh): 9.9
Analysis Method: HCM 6th Edition Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.355
Intersection Setup
Name McDaniel St McDaniel St 19th St 19th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 19th St 19th St
Base Volume Input [veh/h] 42 68 2 4 109 53 43 29 38 1 31 2
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 [ 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 2 0 1 0 0 0 0 0 1 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 54 84 3 5 134 65 53 36 48 1 38 2
Peak Hour Factor 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 [ 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 [ 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 18 28 1 2 45 22 18 12 16 0 13 1
Total Analysis Volume [veh/h] 72 112 4 7 179 87 71 48 64 1 51 3
Pedestrian Volume [ped/h] 0 0 0 0

ATEP, Inc.
6/22/2018

Report File: J:\..\18-379 AM Future 2038.pdf
Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro

K Birky, PE, PTOE
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Intersection Settings

Lanes
Capacity per Entry Lane [veh/h] 716 769 711 670
Degree of Utilization, x 0.26 0.36 0.26 0.08
Movement, Approach, & Intersection Results
95th-Percentile Queue Length [veh] 1.05 1.61 1.02 0.27
95th-Percentile Queue Length [ft] 26.29 40.29 25.61 6.69
Approach Delay [s/veh] 9.81 10.25 9.81 8.86
Approach LOS A B A A
Intersection Delay [s/veh] 9.91
Intersection LOS A
ATEP, Inc. Report File: J:\...\18-379 AM Future 2038.pdf K Birky, PE, PTOE
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Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2038

Intersection Level Of Service Report
Intersection 2: McDaniel at 18th St

Control Type: Two-way stop Delay (sec / veh): 12.6
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.029
Intersection Setup
Name McDaniel St McDaniel St 18th St 18th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 18th St 18th St
Base Volume Input [veh/h] 3 99 3 2 130 16 10 12 6 0 17 5
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 [ 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 3 0 0 1 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 4 125 4 2 161 20 12 15 7 0 21 6
Peak Hour Factor 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 [ 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 [ 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 1 40 1 1 52 6 4 5 2 0 7 2
Total Analysis Volume [veh/h] 5 160 5 3 206 26 15 19 9 0 27 8
Pedestrian Volume [ped/h] 0 0 0 0

ATEP, Inc.
6/22/2018
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Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2038

Intersection Settings

Priority Scheme Free Free Stop Stop
Flared Lane No No
Storage Area [veh]
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.00 0.00 0.03 0.04 0.01 0.00 0.05 0.01
d_M, Delay for Movement [s/veh] 7.75 7.60 1256 | 12.34 9.97 12.32 | 12.31 9.53
Movement LOS A A A A A A B B A B B A
95th-Percentile Queue Length [veh] 0.44 0.44 0.44 0.61 0.61 0.61 0.25 0.25 0.25 0.19 0.19 0.19
95th-Percentile Queue Length [ft] 11.12 | 1112 | 1112 | 1520 | 15.20 [ 15.20 6.17 6.17 6.17 4.85 4.85 4.85
d_A, Approach Delay [s/veh] 0.23 0.10 11.92 11.67
Approach LOS A A B B
d_I, Intersection Delay [s/veh] 2.03

Intersection LOS

ATEP, Inc.
6/22/2018

Report File: J:\..\18-379 AM Future 2038.pdf
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18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2038

Intersection Level Of Service Report
Intersection 3: McDaniel at 17th St

Control Type: Two-way stop Delay (sec / veh): 11.3
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.025

Intersection Setup
Name McDaniel St McDaniel St 17th St
Approach Northbound Southbound Eastbound
Lane Configuration "I I" T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 17th St
Base Volume Input [veh/h] 4 98 127 7 9 13
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 3.86 3.86 3.86 3.86 3.86 3.86
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 3 1 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 5 124 157 9 11 16
Peak Hour Factor 0.7400 0.7400 0.7400 0.7400 0.7400 0.7400
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 2 42 53 3 4 5
Total Analysis Volume [veh/h] 7 168 212 12 15 22
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
6/22/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2038

Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.01

0.03

0.03

d_M, Delay for Movement [s/veh]

7.71

11.29

9.68

Movement LOS

95th-Percentile Queue Length [veh]

0.45

0.45

0.00

0.00

0.16

0.16

95th-Percentile Queue Length [ft]

11.29

11.29

0.00

0.00

4.10

4.10

d_A, Approach Delay [s/veh]

0.31

0.00

10.33

Approach LOS

d_I, Intersection Delay [s/veh]

1.00

Intersection LOS

ATEP, Inc.
6/22/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2038

Intersection Level Of Service Report
Intersection 4: McDaniel at Lafayette

Control Type: Two-way stop Delay (sec / veh): 18.2
Analysis Method: HCM 6th Edition Level Of Service: C
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.006

Intersection Setup
Name Lafayette Ave Lafayette Ave McDaniel St
Approach Northeastbound Southwestbound Southeastbound
Lane Configuration ‘1 I I" T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name Lafayette Ave Lafayette Ave McDaniel St
Base Volume Input [veh/h] 97 324 297 3 2 143
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 7.37 7.37 7.37 7.37 7.37 7.37
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 1 0 0 0 0 5
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 120 399 365 4 2 181
Peak Hour Factor 0.8700 0.8700 0.8700 0.8700 0.8700 0.8700
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 34 115 105 1 1 52
Total Analysis Volume [veh/h] 138 459 420 5 2 208
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
6/22/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2038

Intersection Settings

Priority Scheme Free Free Stop
Flared Lane Yes
Storage Area [veh] 2
Two-Stage Gap Acceptance Yes
Number of Storage Spaces in Median 2
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.12 0.01 0.34
d_M, Delay for Movement [s/veh] 8.72 18.18 13.68
Movement LOS A A A A Cc B
95th-Percentile Queue Length [veh] 0.43 0.00 0.00 0.00 1.47 1.47
95th-Percentile Queue Length [ft] 10.65 0.00 0.00 0.00 36.83 36.83
d_A, Approach Delay [s/veh] 2.02 0.00 13.73
Approach LOS A A B
d_I, Intersection Delay [s/veh] 3.32
Intersection LOS C

ATEP, Inc.
6/22/2018

Report File: J:\..\18-379 AM Future 2038.pdf
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Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2038

Intersection Level Of Service Report
Intersection 5: McDaniel at Site Access

Control Type: Two-way stop Delay (sec / veh): 11.2
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.007

Intersection Setup
Name McDaniel St McDaniel St Site Access
Approach Northbound Southbound Eastbound
Lane Configuration "I I" T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St Site Access
Base Volume Input [veh/h] 0 102 145 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 4.00 4.00 4.00 4.00 4.00 4.00
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 1 0 0 1 3 5
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 1 125 178 1 3 5
Peak Hour Factor 0.7400 0.7400 0.7400 0.7400 0.7400 0.7400
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 0 42 60 0 1 2
Total Analysis Volume [veh/h] 1 169 241 1 4 7
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
6/22/2018
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Version 5.00-02 Scenario 5: 5 AM Future - 2038

Intersection Settings

Priority Scheme Free Free Stop

Flared Lane No

Storage Area [veh]

Two-Stage Gap Acceptance No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio 0.00 0.01 0.01

d_M, Delay for Movement [s/veh] 7.74 11.17 9.62

Movement LOS A A A A B A

95th-Percentile Queue Length [veh] 0.44 0.44 0.00 0.00 0.05 0.05

95th-Percentile Queue Length [ft] 11.12 11.12 0.00 0.00 1.19 1.19

d_A, Approach Delay [s/veh] 0.05 0.00 10.18

Approach LOS A A B

d_I, Intersection Delay [s/veh] 0.28

Intersection LOS B

ATEP, Inc. Report File: J:\..\18-379 AM Future 2038.pdf K Birky, PE, PTOE
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Turning Movement Volume: Summary

Scenario 5 AM Future - 2038

6/22/2018

. Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Left | Thru | Right | Volume
1 McDaniel at 19th St 54 84 3 5 134 65 53 36 48 1 38 2 523
. Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Left | Thru | Right | Volume
2 McDaniel at 18th St 4 125 4 2 161 20 12 15 7 0 21 6 377
. Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
3 McDaniel at 17th St 5 124 157 9 11 16 322
. Northeastbound Southwestbound Southeastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
4 McDaniel at Lafayette 120 399 365 4 2 181 1071
. Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
5 McDaniel at Site Access 1 125 178 1 3 5 313
ATEP, Inc. Report File: J:\..\18-379 AM Future 2038.pdf K Birky, PE, PTOE
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Turning Movement Volume: Detail

Scenario 5 AM Future - 2038

6/22/2018

Intersection Northbound Southbound Eastbound Westbound Total
ID Volume Type
Name Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Left | Thru | Right | Volume
Final Base 42 68 2 4 109 53 43 29 38 1 31 2 422
Growth Rate | 1.23 | 1.23 | 123 | 123 | 1.23 | 123 | 1.23 | 1.23 | 1.23 | 1.23 | 1.23 | 1.23 -
1 McDaniel at In Process 0 0 0 0 0 0 0 0 0 0 0 0 0
19th St Net New Trips | 2 0 1 0 0 0 0 0 1 0 0 0 4
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total 54 84 3 5 134 65 53 36 48 1 38 2 523
Intersection Northbound Southbound Eastbound Westbound Total
ID Volume Type
Name Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Left | Thru | Right | Volume
Final Base 3 99 3 2 130 16 10 12 6 0 17 5 303
Growth Rate 23 1123 | 123 (123 ( 123 [ 1.23 [ 1.23 | 1.23 | 1.23 | 1.23 | 1.23 | 1.23 -
9 McDaniel at In Process 0 0 0 0 0 0 0 0 0 0 0 0 0
18th St | Net New Trips| 0 3 0 0 1 0 0 0 0 0 0 0 4
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total 4 125 4 2 161 20 12 15 7 0 21 6 377
Intersection Northbound Southbound Eastbound Total
ID Volume Type
Name Left Thru Thru Right Left Right | Volume
Final Base 4 98 127 7 13 258
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23 -
McDaniel at In Process 0 0 0 0 0 0
3
17th St Net New Trips 0 3 1 0 0 4
Other 0 0 0 0 0 0
Future Total 5 124 157 9 11 16 322
Intersection Northeastbound Southwestbound Southeastbound Total
ID Volume Type
Name Left Thru Thru Right Left Right | Volume
Final Base 97 324 297 3 2 143 866
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23 -
4 McDaniel at In Process 0 0 0 0 0 0 0
Lafayette | Net New Trips 1 0 0 0 0 5 6
Other 0 0 0 0 0 0 0
Future Total 120 399 365 4 2 181 1071
ATEP, Inc. Report File: J:\..\18-379 AM Future 2038.pdf K Birky, PE, PTOE
6/22/2018 Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro 13
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Scenario 5: 5 AM Future - 2038

D Int?\lrsection Volume Type Northbound Southbound Eastbound Total
ame Left Thru Thru Right Left Right | Volume

Final Base 0 102 145 0 0 0 247
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23 -
5 McDaniel at In Process 0 0 0 0 0 0 0
Site Access | Net New Trips 1 0 0 1 3 5 10
Other 0 0 0 0 0 0 0

Future Total 1 125 178 1 3 5 313
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Scenario 5 AM Future - 2038

Report File: J:\..\18-379 AM Future 2038.pdf 6/22/2018
Trip Generation summary
Added Trips
Zone ID: Name Land Use variables [Code \I;‘d' Rate Quantity % In % Out | Trips In |Trips Out To_tal % of_TotaI
ar. Trips Trips
. . ITE |Apartm
9: McDaniel St Apts Apartments 220 lent Unit 0.510 29.000 20.00 80.00 3 12 15 100.00
Added Trips Total 3 12 15 100.00
ATEP, Inc. Report File: J:\..\18-379 AM Future 2038.pdf K Birky, PE, PTOE
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Trip Distribution summary

Scenario 5 AM Future - 2038
6/22/2018

Zone 9: McDaniel St Apts
To McDaniel St Apts: From IXCDa.niel St
pts:
Zone / Gate Share % Trips Share % Trips

1: Gate 10.00 0 10.00 1
2: Gate 0.00 0 0.00 0
3: Gate 20.00 1 20.00 2
4: Gate 0.00 0 0.00 0
5: Gate 0.00 0 0.00 0
6: Gate 0.00 0 0.00 0
7: Gate 40.00 1 40.00 5
8: Gate 0.00 0 0.00 0

Total 70.00 2 70.00 8

ATEP, Inc. Report File: J:\..\18-379 AM Future 2038.pdf K Birky, PE, PTOE
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Report Figure 1: Lane Configuration and Traffic Control

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette

McDaniel at Site Access
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Report Figure 2a: Traffic Volume - Base Volume

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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Report Figure 2d: Traffic Volume - Net New Site Trips

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette

McDaniel at Site Access

)
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Report Figure 2f: Traffic Volume - Future Total Volume

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette

McDaniel at Site Access

)
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Report Figure 3: Traffic Conditions

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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McDaniel at Site Access
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Intersection Analysis Summary

ID Intersection Name Control Type Method Worst Mvmt Vv/C Delay (s/veh) | LOS
1 McDaniel at 19th St All-way stop ngj'\ifif;h NB Thru 0.312 9.7 A
2 McDaniel at 18th St | Two-way stop ngj'\ifif;h EB Left 0.023 12.9 B
3 McDaniel at 17th St | Two-way stop ngj'\ifif;h EB Left 0.024 117 B
4 McDaniel at Lafayette Two-way stop Hé'\i{(li:r:h SEB Left 0.009 26.3 D
5 McDaniel at Site Access | Two-way stop HECd'\ifig:]h EB Left 0.004 11.3 B

V/C, Delay, LOS: For two-way stop, these values are taken from the movement with the worst (highest) delay value. for
all other control types, they are taken for the whole intersection.
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2038

Intersection Level Of Service Report
Intersection 1: McDaniel at 19th St

Control Type: All-way stop Delay (sec / veh): 9.7
Analysis Method: HCM 6th Edition Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.312
Intersection Setup
Name McDaniel St McDaniel St 19th St 19th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 19th St 19th St
Base Volume Input [veh/h] 35 125 2 5 117 41 47 36 15 2 56 4
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 [ 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 1 0 1 0 0 0 0 0 2 1 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 44 154 3 6 144 50 58 44 20 3 69 5
Peak Hour Factor 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 [ 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 13 44 1 2 41 14 17 13 6 1 20 1
Total Analysis Volume [veh/h] 51 177 3 7 166 57 67 51 23 3 79 6
Pedestrian Volume [ped/h] 0 0 0 0

ATEP, Inc.
6/22/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2038

Version 5.00-02
Intersection Settings
Lanes
Capacity per Entry Lane [veh/h] 740 766 695 688
Degree of Utilization, x 0.31 0.30 0.20 0.13
Movement, Approach, & Intersection Results
95th-Percentile Queue Length [veh] 1.33 1.26 0.76 0.44
95th-Percentile Queue Length [ft] 33.36 31.58 18.88 10.94
Approach Delay [s/veh] 10.06 9.70 9.49 9.00
Approach LOS B A A A
Intersection Delay [s/veh] 9.69
Intersection LOS A

K Birky, PE, PTOE

ATEP, Inc.
6/22/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2038

Intersection Level Of Service Report
Intersection 2: McDaniel at 18th St

Control Type: Two-way stop Delay (sec / veh): 12.9
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.023
Intersection Setup
Name McDaniel St McDaniel St 18th St 18th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 18th St 18th St
Base Volume Input [veh/h] 5 141 2 3 143 4 7 5 8 7 12 11
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 [ 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23 1.23
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 2 0 0 3 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 6 175 2 4 179 5 9 6 10 9 15 14
Peak Hour Factor 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 [ 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 [ 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 2 52 1 1 53 1 3 2 3 3 4 4
Total Analysis Volume [veh/h] 7 208 2 5 213 6 11 7 12 11 18 17
Pedestrian Volume [ped/h] 0 0 0 0

ATEP, Inc.
6/22/2018
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Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2038

Intersection Settings

Priority Scheme Free Free Stop Stop
Flared Lane No No
Storage Area [veh]
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.01 0.00 0.02 0.01 0.01 0.02 0.04 0.02
d_M, Delay for Movement [s/veh] 7.69 7.67 12.89 | 12.57 9.72 12.82 | 12.78 9.88
Movement LOS A A A A A A B B A B B A
95th-Percentile Queue Length [veh] 0.58 0.58 0.58 0.59 0.59 0.59 0.16 0.16 0.16 0.26 0.26 0.26
95th-Percentile Queue Length [ft] 14.38 | 14.38 | 14.38 | 14.80 | 14.80 [ 14.80 4.08 4.08 4.08 6.41 6.41 6.41
d_A, Approach Delay [s/veh] 0.25 0.17 11.55 11.72
Approach LOS A A B B
d_I, Intersection Delay [s/veh] 1.89

Intersection LOS

ATEP, Inc.
6/22/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2038

Intersection Level Of Service Report
Intersection 3: McDaniel at 17th St

Control Type: Two-way stop Delay (sec / veh): 1.7
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.024

Intersection Setup
Name McDaniel St McDaniel St 17th St
Approach Northbound Southbound Eastbound
Lane Configuration "I I" T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 17th St
Base Volume Input [veh/h] 15 144 144 12 9 2
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.60 0.60 0.60 0.60 0.60 0.60
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 2 3 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 18 179 180 15 11 2
Peak Hour Factor 0.8700 0.8700 0.8700 0.8700 0.8700 0.8700
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 5 51 52 4 3 1
Total Analysis Volume [veh/h] 21 206 207 17 13 2
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
6/22/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2038

Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.02

0.02

0.00

d_M, Delay for Movement [s/veh]

7.70

11.72

9.52

Movement LOS

95th-Percentile Queue Length [veh]

0.60

0.60

0.00 0.00

0.08

0.08

95th-Percentile Queue Length [ft]

15.05

15.05

0.00 0.00

2.01

2.01

d_A, Approach Delay [s/veh]

0.71

0.00

11.42

Approach LOS

d_I, Intersection Delay [s/veh]

0.71

Intersection LOS

ATEP, Inc.
6/22/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2038

Intersection Level Of Service Report
Intersection 4: McDaniel at Lafayette

Control Type: Two-way stop Delay (sec / veh): 26.3
Analysis Method: HCM 6th Edition Level Of Service: D
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.009

Intersection Setup
Name Lafayette Ave Lafayette Ave McDaniel St
Approach Northeastbound Southwestbound Southeastbound
Lane Configuration ‘1 I I" T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name Lafayette Ave Lafayette Ave McDaniel St
Base Volume Input [veh/h] 138 486 622 12 2 127
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 3.30 3.30 3.30 3.30 3.30 3.30
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 5 0 0 0 0 2
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 157 535 684 13 2 142
Peak Hour Factor 0.9000 0.9000 0.9000 0.9000 0.9000 0.9000
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 44 149 190 4 1 39
Total Analysis Volume [veh/h] 174 594 760 14 2 158
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
6/22/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2038

Intersection Settings

Priority Scheme Free Free Stop
Flared Lane Yes
Storage Area [veh] 2
Two-Stage Gap Acceptance Yes
Number of Storage Spaces in Median 2
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.21 0.01 0.39
d_M, Delay for Movement [s/veh] 10.44 26.32 19.68
Movement LOS B A A A D C
95th-Percentile Queue Length [veh] 0.78 0.00 0.00 0.00 1.85 1.85
95th-Percentile Queue Length [ft] 19.54 0.00 0.00 0.00 46.17 46.17
d_A, Approach Delay [s/veh] 2.36 0.00 19.76
Approach LOS A A C
d_I, Intersection Delay [s/veh] 2.92
Intersection LOS D

ATEP, Inc.
6/22/2018
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Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2038

Intersection Level Of Service Report
Intersection 5: McDaniel at Site Access

Control Type: Two-way stop Delay (sec / veh): 11.3
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.004

Intersection Setup
Name McDaniel St McDaniel St Site Access
Approach Northbound Southbound Eastbound
Lane Configuration "I I" T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St Site Access
Base Volume Input [veh/h] 0 159 146 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.60 0.60 0.60 0.60 0.60 0.60
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 5 0 0 3 2 2
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 5 196 180 3 2 2
Peak Hour Factor 0.8700 0.8700 0.8700 0.8700 0.8700 0.8700
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 1 56 52 1 1 1
Total Analysis Volume [veh/h] 6 225 207 3 2 2
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
6/22/2018
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Intersection Settings

Priority Scheme Free Free Stop

Flared Lane No

Storage Area [veh]

Two-Stage Gap Acceptance No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio 0.00 0.00 0.00
d_M, Delay for Movement [s/veh] 7.64 11.35 9.34
Movement LOS A A A A B A
95th-Percentile Queue Length [veh] 0.61 0.61 0.00 0.00 0.02 0.02
95th-Percentile Queue Length [ft] 15.16 15.16 0.00 0.00 0.45 0.45
d_A, Approach Delay [s/veh] 0.20 0.00 10.34
Approach LOS A A B
d_I, Intersection Delay [s/veh] 0.20
Intersection LOS B
ATEP, Inc. Report File: J:\..\18-379 PM Future 2038.pdf K Birky, PE, PTOE
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Turning Movement Volume: Summary

Scenario 6 PM Future - 2038

6/22/2018

. Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Left | Thru | Right | Volume
1 McDaniel at 19th St 44 154 3 6 144 50 58 44 20 3 69 5 600
. Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Left | Thru | Right | Volume
2 McDaniel at 18th St 6 175 2 4 179 5 9 6 10 9 15 14 434
. Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
3 McDaniel at 17th St 18 179 180 15 11 2 405
. Northeastbound Southwestbound Southeastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
4 McDaniel at Lafayette 157 535 684 13 2 142 1533
Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
5 McDaniel at Site Access 5 196 180 3 2 2 388
ATEP, Inc. Report File: J:\..\18-379 PM Future 2038.pdf K Birky, PE, PTOE
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Turning Movement Volume: Detail

Scenario 6 PM Future - 2038

6/22/2018

Intersection Northbound Southbound Eastbound Westbound Total
ID N Volume Type
ame Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Left | Thru | Right | Volume
Final Base 35 125 2 5 117 41 47 36 15 2 56 4 485
Growth Rate | 1.23 | 1.23 | 123 | 123 | 1.23 | 123 | 1.23 | 1.23 | 1.23 | 1.23 | 1.23 | 1.23 -
1 McDaniel at In Process 0 0 0 0 0 0 0 0 0 0 0 0 0
19th St Net New Trips | 1 0 1 0 0 0 0 0 2 1 0 0 5
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total | 44 154 3 6 144 50 58 44 20 3 69 5 600
Intersection Northbound Southbound Eastbound Westbound Total
ID Volume Type
Name Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Left | Thru | Right | Volume
Final Base 5 141 2 3 143 4 7 5 8 7 12 1 348
Growth Rate 23 1123 | 123 (123 ( 123 [ 1.23 [ 1.23 | 1.23 | 1.23 | 1.23 | 1.23 | 1.23 -
9 McDaniel at In Process 0 0 0 0 0 0 0 0 0 0 0 0 0
18th St Net New Trips | 0 2 0 0 3 0 0 0 0 0 0 0 5
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total 6 175 2 4 179 5 9 6 10 9 15 14 434
Intersection Northbound Southbound Eastbound Total
ID Volume Type
Name Left Thru Thru Right Left Right | Volume
Final Base 15 144 144 12 2 326
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23 -
McDaniel at In Process 0 0 0 0 0 0
3
17th St Net New Trips 0 2 3 0 0 5
Other 0 0 0 0 0 0 0
Future Total 18 179 180 15 11 2 405
Intersection Northeastbound Southwestbound Southeastbound Total
ID Volume Type
Name Left Thru Thru Right Left Right | Volume
Final Base 138 486 622 12 2 127 1387
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10 -
4 McDaniel at In Process 0 0 0 0 0 0 0
Lafayette | Net New Trips 5 0 0 0 0 2 7
Other 0 0 0 0 0 0 0
Future Total 157 535 684 13 2 142 1533
ATEP, Inc. Report File: J:\..\18-379 PM Future 2038.pdf K Birky, PE, PTOE
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D Int?\lrsection Volume Type Northbound Southbound Eastbound Total
ame Left Thru Thru Right Left Right | Volume
Final Base 0 159 146 0 0 0 305
Growth Rate 1.23 1.23 1.23 1.23 1.23 1.23 -
5 McDaniel at In Process 0 0 0 0 0 0 0
Site Access | Net New Trips 5 0 0 3 2 2 12
Other 0 0 0 0 0 0 0
Future Total 5 196 180 3 2 2 388
ATEP, Inc. Report File: J:\..\18-379 PM Future 2038.pdf K Birky, PE, PTOE
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Scenario 6 PM Future - 2038

Report File: J:\..\18-379 PM Future 2038.pdf 6/22/2018
Trip Generation summary
Added Trips
Zone ID: Name Land Use variables [Code \I;‘d' Rate Quantity % In % Out | Trips In |Trips Out To_tal % of_TotaI
ar. Trips Trips
. . ITE |Apartm
9: McDaniel St Apts Apartments 220 lent Unit 0.620 29.000 65.00 35.00 12 6 18 100.00
Added Trips Total 12 6 18 100.00
ATEP, Inc. Report File: J:\..\18-379 PM Future 2038.pdf K Birky, PE, PTOE
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Trip Distribution summary

Scenario 6 PM Future - 2038
6/22/2018

Zone 9: McDaniel St Apts
To McDaniel St Apts: From IXCDa.niel St
pts:
Zone / Gate Share % Trips Share % Trips

1: Gate 10.00 1 10.00 1
2: Gate 0.00 0 0.00 0
3: Gate 20.00 2 20.00 1
4: Gate 0.00 0 0.00 0
5: Gate 0.00 0 0.00 0
6: Gate 0.00 0 0.00 0
7: Gate 40.00 5 40.00 2
8: Gate 0.00 0 0.00 0

Total 70.00 8 70.00 4

ATEP, Inc. Report File: J:\..\18-379 PM Future 2038.pdf K Birky, PE, PTOE
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Report Figure 1: Lane Configuration and Traffic Control

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette

McDaniel at Site Access
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Report Figure 2a: Traffic Volume - Base Volume

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette

ATEP, Inc. Report File: J:\..\18-379 PM Future 2038.pdf K Birky, PE, PTOE
6/22/2018 Vistro File: J:\...\18-379 McDaniels St Apts TIA.vistro 18



Generated with VISTRO 18-378 - 17th at McDaniels Apts TIA
Version 5.00-02 Scenario 6: 6 PM Future - 2038
Report Figure 2d: Traffic Volume - Net New Site Trips

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette

McDaniel at Site Access

)
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Report Figure 2f: Traffic Volume - Future Total Volume

P ||||||||

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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Report Figure 3: Traffic Conditions

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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Traffic Impact Analysis
McDaniel St Apartments
McMinnville, Oregon

[A/SSOCIATED
T/RANSPORTATION
[ENGINEERING &
(P LANNING INC.

W ATE. P, Inc. Tel.: 503-364-5066

A A A A

1155 13th St. S.E. FAX: 503-364-1260
|| Salem, OR. 97302 e-mail: kbirky @atepinc.com

Introduction:

McDaniel St Apartments are in preliminary planning stages for development in McM1nnv1lle Oregon
Located west of the McDaniel St south of 17th St, the project will include
24 apartment units. The intent of this analysis is to estimate the impact
traffic from the planned apartments will have on the transportation system
in the City of McMinnville and to recommend improvements to the
transportation system if appropriate. This analysis is intended to provide
information needed to change the zoning from Light Industrial (M-1) to
Multiple Family Residential (R-4) and for approval of the construction of
the planned apartments. To meet the requirements of the TPR
(Transportation Planning Rule) this analysis will assume there will be 29
apartment units (the maximum allowed under the R-4 zone).

Residents of McDaniel St Apartments will use the City of
McMinnville transportation system and add traffic to the roadways.
This analysis will consider the traffic impacts at the intersections of:

Figure 1 - Aerial View of Site

e McDaniel St at 19th St

e McDaniel St at 18th St

e McDaniel St at 17th St

e McDaniel St at Lafayette Ave
e McDaniel St Apts Access

Summary of Findings:

The development of 29 units will generate an estimated 15 trips in the AM Peak hour and 18 trips in the
PM Peak hour. Residents will use the streets in the City of McMinnville transportation system adding
additional traffic to the system. Traffic from the planned apartments will affect performance metrics at the
studied intersections. All of the studied intersections will perform within accepted performance standards
in the City of McMinnville (LOS A, B, C or D) with the expected traffic from the apartments.
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There is and this study will assume continued storage for 2 vehicles wanting to use two stage gap
acceptance to turn left from McDaniel at Lafayette (EBLT). There were 2 vehicles making the left turn in
the AM and PM Peak hour periods. These turns are the most difficult turns to make and the City should
continue monitoring the intersection during peak hours to assure left turns can be made safely, consider
restriping the two stage gap acceptance refuge and/or restrict the intersections to right out only from
McDaniel St.

History and Existing Conditions:

The project site is tax lot 7100 of tax map 4S 4W Sec 16DB and includes 1 acre. It is anticipated
that construction will begin in 2018. The site is currently zoned Light Industrial (M-1) to. The developer
is requesting the zoning be changed to Multiple Family Residential (R-4) in order that 24 apartments can
be built on the parcel. This study will assume that 29 apartments are being built.

Crash data was provided by ODOT for the studied intersections for the 5 year period including
2011 through 2015. There were 3 reported injury crashes and 9 property damage crashes at the 4 studied
intersections in the analyzed time period. There were no fatal crashes.

ID Intersection Name Control Type Method Worst Mvmt viC Delay (s/veh) | LOS
1 McDaniel at 19th St All-way stop Héfj'}figgh SB Thru 0.274 9.0 A
2 McDaniel at 18th St | Two-way stop HECd':’t'igrt]h EB Thru 0.026 15 B
3 McDaniel at 17th St |Two-way stop| ot O EB Left 0.018 106 B
4 McDaniel at Lafayette | Two-way stop| MOV | SEBLeft | 0.005 15.1 c

Existing AM Peak Hour Summary

ID Intersection Name Control Type Method Worst Mvmt VviC Delay (s/veh)|LOS
1 McDaniel at 19th St All-way stop Hg;fifr‘]h NBThru | 0240 8.9 A
2 McDaniel at 18th St Two-way stop HEdek?rtlh WB Thru 0.025 11.8 B
3 McDaniel at 17h St |Two-waystop| ' O EB Left 0.016 10.9 B
4 McDaniel at Lafayette Two-way stop H&mggh SEB Left 0.007 22.2 C

Existing PM Peak Hour Summary
Figure 2 - Existing Traffic Conditions

The studied intersection are functioning at less than 28% of capacity (v/c < 0.280) and LOS C or better.
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Crash Data provided by ODOT Crash Data Unit does not show an unusually high number of crashes at
the studied intersections. There do not appear to be significant changes needed at the intersections for
safety reasons.

Intersection Fatal Crashes | Injury Only | Property Damage Only | Total
e McDaniel St at 19th St 0 0 3 3
e McDaniel St at 18th St 0 1 2 3
e McDaniel St at 17th St 0 0 0 0
e McDaniel St at Lafayette Ave 0 2 4 6
Total 0 3 9 12

Figure 3 —2011 to 2105 ODOT Crash Data

Traffic Conditions when the McDaniel St Apts are occupied:

This analysis will assume that 30% of the traffic from the apartments will travel to and from the north on
McDaniel St and 70% will travel to and from the south on McDaniel St. This study will also assume that
other traffic will grow at 1.0 % each year through 2028. It assumes EBLT's use 2 stage gap acceptance at
the McDaniel at Lafayette

ID Intersection Name Control Type Method Worst Mvmt viC Delay (s/veh)| LOS
1 McDaniel at 19th St All-way stop Hgd'i‘figr:h SB Thru 0275 9.0 A
2 McDaniel at 18th St Two-way stop HE(ij?/t‘iOGrtmh EB Thru 0.026 11.5 B
3 McDaniel at 17th St Two-way stop Hg(mgéh EB Left 0.018 10.6 B
4 McDaniel at Lafayette | Two-waystop| 'tior | SEBLeft | 0.005 15.2 @
5 McDaniel at Site Access | Two-way stop Hg{mgéh EB Left 0.006 10.6 B

2018 AM Peak Hour Summary with McDaniel St Apts
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ID Intersection Name Control Type Method Worst Mvmt VIC Delay (s/veh)| LOS
1 McDaniel at 19th St All-way stop | HCM6th NB Thru 0.243 8.9 A

Edition
2 McDaniel at 18th St Two-way stop Hézmg‘h WB Thru 0.025 11.8 B
% McDaniel at 17th St |Two-way stop| '1CM 6th EB Left 0.016 10.9 B
Edition
4 McDaniel at Lafayette Two-way stop HEc;’;l:i(?rtmh SEB Left 0.008 225 04
§ McDaniel at Site Access | Two-way stop Héimggh EB Left 0.003 10.7 B
2018 PM Peak Hour Summary with McDaniel St Apts
Figure 4 — 2018 Traffic Conditions with McDaniel St Apts
1D Intersection Name Control Type Method Worst Mvmt viC Delay (s/veh)| LOS
1 McDaniel at 19th St All-way stop HECdM. 6th SB Thru 0307 9.4 A
ition
2 McDaniel at 18th St |Two-way stop| =M 6th EB Left 0.025 12.0 B
Edition
3 McDaniel at 17th St | Two-way stop HE(fj‘}fifrtlh EB Left 0.022 10.9 B
4 McDaniel at Lafayette | Two-way stop ngj'?fi:r‘]h SEBLeft | 0.005 16.4 c
5 McDaniel at Site Access | Two-way stop Hé;%grt]h EB Left 0.006 10.8 B
2028 AM Peak Hour Summary with McDaniel St Apts
ID Intersection Name Control Type| Method Worst Mvmt viC Delay (s/veh)|LOS
1 McDaniel at 19th St | Allway stop | HeMBM \ \g iy | 0275 9.2 A
Edition
2 McDaniel at 18th St Two-way stop Héwigrt]h WB Thru 0.028 12.2 B
3 McDaniel at 17th St |Two-way stop| CM6th EB Left 0.019 1.3 B
Edition
4 McDaniel at Lafayette Two-way stop Hé: d?/tlic?r:h SEB Left 0.009 26.3 D
5 McDaniel at Site Access | Two-way stop Héijwic?rtwh EB Left 0.003 11.0 B
2028 PM Peak Hour Summary with McDaniel St Apts
Figure S — 2028 Traffic Conditions with McDaniel St Apts
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There will be no "significant effect” on the transportation system from changing the zoning of the parcel
from M-1 to R-4. The transportation system will continue to function within City of McMinnville
performance standards for the next 10 years.

Summary:

The development of the planned McDaniel St apartments will generate an estimated 15 trips in the AM
Peak hour and 18 trips in the PM Peak hour. Residents of the apartments will use the streets in the City of
McMinnville transportation system adding additional traffic to the system. Traffic from the apartments
will affect performance metrics at the studied intersections.

All the studied intersections can handle the expected additional traffic and continue operating with
generally accepted performance metrics. As traffic volumes increase through the intersections, the City
should continue to monitor the performance of the studied intersections.

There will be no significant effect on the transportation system from changing the zoning of the parcel
from M-1 to R-4. The transportation system will continue to function within City of McMinnville
performance standards for the next 10 years.
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Figure 9 - 2018 PM Peak hour Counts and Metrics with McDaniel St Apts
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Figure 10 - 2028 AM Peak hour Counts and Metrics with McDaniel St Apts
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Figure 11 - 2028 PM Peak hour Counts and Metrics with McDaniel St Apts
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KEY DATA NET

Southbound
NE McDaniel Ln
Heavy Vehicle 1.8%

WORK In 166 Out 113
Data Provided by K-D-N.com 503-594-4224 Bicycles  Right  Thru Left ~ U-Tum
NIS street NE McDaniel Ln
E/W street NE 19th St 53 109 4 0
City, State McMinnvile OR
Site Notes N Peds 3
Location 42201514 - -122.710905 <_
U-Tum 0 Bicycles 0
Start Date Thursday, March 22, 2018 ©
Start Time 07:00:00 AM § o - i NE McDaniel Ln at NE 19th St g ,
Weather CBHhw g Peak Hour Summary
Shiayios 852 ™ 2 @ ; : g Thu 31
Peak Hour Start 07:30:00 AM ne 3 07:30 AM10:08:30 A &
Peak 15 Min Start 08:10:00 AM neE e & 2
3 ©  Right 38 Left 1
PHF (15-Min Int) 0.75 T =
£ Bicycles 0 U-Tum 0
Peds 2
e — 4—
U-Tum Left Thru Right  Bicycles
42 68 2 0
In 112 Out 148
Heavy Vehicle 4.5%
NE McDaniel Ln
Northbound
Peak-Hour Volumes (PHV)
Northbound Southbound Eastbound Westbound Entering Leaving
Left Thru Right Utun | Left Thru Right Utumn| Left Thru Right Utun | Left Thru Right Utum| NB SB EB WB NB SB EB WB
42 68 2 0 4 109 53 0 43 29 38 0 1 31 2 0 112 166 110 34 148 113 126 35
Percent Heavy Vehicles
00% 59% 500% 0.0% I 250% 1.8% 00% 00% | 47% 103% 26% 00% I 00% 194% 00% 00% | 45% 18% 55% 17.6% | 20% 53% 48% 143%
PHV- Bicycles PHV - Pedestrians
Northbound Southbound Eastbound Westbound in Crosswalk
Left Thru Right Utum | Left Thru Right Uturn| Left Thru Right Uturn| Left Thru Right Utum | Sum | NB SB EB WB | Sum
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 2 3 0 9 14
All Vehicle Volumes
Northbound Southbound Eastbound Westbound
NE McDaniel Ln NE McDaniel Ln NE 19th St NE 19th St :v’5 1HR
in
Time Left Thru Right Uturn| Left Thru Right Utumn | Left Thru Right Utum | Left Thru Right Uturn| Sum  Sum
07:00:00 AM 0 3 0 0 1 6 0 0 1 0 1 0 1 0 0
07:05:00 AM 1 2 1 0 0 4 1 0 1 0 1 0 2 0 0
07:10:00 AM 0 5 0 0 0 1 0 0 1 0 0 1 2 o] 0 36
07:15:00 AM 2 3 1 0 0 6 0 0 0 1 2 0 2 1 0 41
07:20:00 AM 2 2 1 0 0 4 0 0 1 3 0 0 6 1 0 48
07:25:00 AM 0 8 0 0 1 3 1 0 0 2 1 0 1 0 0 55
07:30:00 AM 1 3 0 0 0 10 2 0 2 1 0 0 0 0 0 56
07:35:00 AM 2 5 0 0 0 7 2 0 2 1 2 0 3 0 0 60
07:40:00AM| 4 5 0 0 1 4 6 0 2 4 1 0 4 0 0 74
07:45:00 AM 3 1 0 0 (0} 11 72 0 2 3 3 0 2 0 0 82
07:50:00 AM 1 4 1 0 1 12 1 0 6 1 0 0 4 1 0 96
07:55:00 AM 1 10 0 0 0 13 4 0 2 1 3 1 1 0 0 101 266
08:00:00 AM 4 5 0 0 1 3 0 0 3 6 3 0 4 0 0 103 282
08:05:00 AM i 5 0 0 0 10 7 0 4 5 7 0 2 0 0 112 316
08:10:00 AM 7 1 1 0 0 12 8 0 5 0 4 0 3 0 0 127 357
08:15:00 AM 4 3 0 0 0 13 8 0 7 0 3 0 2 0 0 138 379
08:20:00 AM 6 1 0 0 0 8 3 0 6 2 10 0 3 (] 0 140 408
08:25:00 AM 2 5 0 0 1 6 4 0 2 5 2 0 3 1 0 120 422
08:30:00 AM 0 6 0 0 0 4 1 0 2 3 1 0 0 1 0 98 421
08:35:00 AM 0 6 0 0 0 3 5 0 1 2 0 0 0 0 0 66 414
08:40:00 AM 0 5 0 0 0 12 3 0 2 2 1 0 6 1 0 67 415
08:45:00 AM 0 0 0 0 0 0 0 0 0 0 0 o] 0 0 0 49 388
08:50:00 AM 3 4 0 0 1 7 2 0 2 0 1 0 1 1 0 54 372
08:55:00 AM 0 4 0 0 0 4 0 0 3 3 1 0 2 0 0 39 353
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Southbound
NE McDaniel Ln

Heavy Vehicle 2.0%
S I = ﬁr
KEY DATA NETWORK Dol il
Data Provided by K-D-N.com 503-594-4224 Bicycles  Right  Thru Left  U-Tum
N/S street NE McDaniel Ln
E/W street NE 18th St 16 130 2 0
City, State McMinnvile OR
Site Notes Peds 1
Location 45.218443 - -123.181467 4_
U-Tum 0 Bicycles 0
Start Date Thursday, March 22, 2018
Start Time 67:06:00 AR < 8 NE McDaniel Ln at NE 18th St
® - Left 10 Right 5
Weather 'g i E 3 X Peak Hour Summary 2
Study ID # FE ®
Peak Hour Start 07:30:00 AM § ; § R E Sttt ﬁ T "
Peak 15 Min Start 08:10:00 AM > :
3 o Right 6 Left 0
PHF (15-Min Int) 0.78 T N
< Bicycles 0 U-Tum 0
Peds 1
. ‘_
U-Tum Left Thru Right  Bicycles
3 99 3 0
In 105 Out 136
Heavy Vehicle 5.7%
NE McDaniel Ln
Northbound
Peak-Hour Volumes (PHV)
Northbound Southbound Eastbound Westbound Entering Leaving
Left Thru Right Utum | Left Thru Right Uturn| Left Thru Right Utun | Left Thru Right Utum | NB SB EB WwB NB SB EB WB
3 99 3 0 2 130 16 0 10 12 6 0 0 17 5 0 105 148 28 22 136 114 36 17
Percent Heavy Vehicles
00% 40% 667% 00% | 00% 23% 00% 00% I 10.0% 250% 00%  0.0% I 00% 235% 200% 0.0% ] 57% 20% 143% 227% | 22% 53% 111% 29.4%
PHV- Bicycles PHV - Pedestrians
Northbound Southbound Eastbound Westbound in Crosswalk
Left Thru Right Utum | Left Thru Right Uturn| Left Thru Right Utum | Left Thru Right Utum | Sum | NB SB EB WB | Sum
0 0 0 0 0 0 0 0 0 o] 0 0 0 0 0 0 0 1 1 2 3 7
All Vehicle Volumes
Northbound Southbound Eastbound Westbound
NE McDaniel Ln NE McDaniel Ln NE 18th St NE 18th St ;AS 1HR
in
Time Left Thru Right Uturn| Left Thru Right Utun | Left Thru Right Utum | Left Thru Right Uturn | Sum Sum
07:00:00 AM 0 2. 0 0 0 6 0 0 S| 2 1 0 0 0 0 0
07:05:00 AM 0 4 0 0 0 7 0 0 0 0 1 0 0 0 0 0
07:10:00 AM 0 5 0 0 0 2 0 0 0 0 0 0 0 1 0 0 32
07:15:00 AM 0 6 1 0 1 6 1 0 0 0 0 0 0 0 0 0 35
07:20:00 AM 1 5 0 0 1 2 0 0 0 1 0 0 1 0 0 0 34
07:25:00 AM 0 7 0 0 3 3 0 0 0 0 1 0 0 0 0 0 40
07:30:00 AM 0 4 0 0 1 8 0 0 0 2 1 0 0 0 0 0 41
07:35:00 AM 0 7 0 (1] 0 8 2 0 0 0 0 0 0 0 0 0 47
07:40:00 AM 1 8 0 0 (0] 3 0 0 1 1 1 0 0 1 0 0 49
07:45:00 AM 1 4 0 0 0 16 0 0 0 1 0 0 0 3 0 0 58
07:50:00 AM 0 5 0 0 0 13 1 0 1 2 0 0 0 1 0 0 64
07:55:00 AM| 1 9 0 0 il 1 4 0 2 1 2, 0 (0] 2 0 0 81 202
08:00:00 AM 0 9 2 0 0 6 1 0 0 1 1 0 0 1 1 0 78 212
08:05:00 AM 0 14 (1) 0 0 156 1 0 0 2 0 0 0 3 0 0 90 235
08:10:00 AM 0 14 0 0 0 14 2 0 2 1 0 0 0 1 2 0 93 263
08:15:00AM| O 7 0 0 0 12 2 0 0 1 0 0 0 1 0 0 94 271
08:20:.00AM| © 13 1 0 0 18 1 0 1 0 1 0 0 1 2 0 97 298
08:25:00 AM 0 5 0 0 0 6 2 0 3 0 0 0 0 3 0 0 80 303
08:30:00 AM 0 5 0 0 1 4 0 0 0 1 1 0 0 2 0 0 7 301
08:35:00 AM 0 5 0 0 0 4 0 0 0 1 o] 0 0 1 2 0 46 297
08:40:00 AM 0 3 0 0 0 4 0 0 0 1 0 0 0 0 0 0 35 289
08:45:00 AM 0 3 0 0 1 8 0 0 0 1 0 0 0 0 1 0 35 278
08:50:00 AM 0 6 0 0 1 7 0 0 1 0 0 0 0 0 0 0 37 270
08:55:00 AM 0 6 0 0 0 6 0 0 0 0 0 0 0 0 0 0 41 249
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Southbound
NE McDaniel Ln
Heavy Vehicle 2.2%

=z

KEY DATA NETWORK elsd i
Data Provided by K-D-N.com 503-594-4224 Bicycles  Rignt  Thru Left  U-Tum
N/S street NE McDaniel Ln
E/W street NE 17th St 7 127 9 0
City, State McMinnville OR
Site Notes . Peds 0
Location 45.218443 - -123.181467 U-Tum 0 Bicycles 0
Start Date Thursday, March 22, 2018
Start Time 07-00:00 AM s - NE McDaniel Ln at NE 17th St _
Iy - Left 9 Right 0
Weather '§ i :-" 3 Peak Hour Summary =
Study ID # o o = o
Peak Hour Start 07:30:00 AM E M g T o g s Sa g T 0
Peak 15 Min Start 08:10:00 AM a .
) o Right 13 Left 0
PHF (15-Min Int) 0.74 T Y
= Bicycles 0 U-Tum 0
Peds 1
— ‘—
U-Tum Left Thru Right  Bicycles
4 98 0 0
In 102 Out 140
Heavy Vehicle 5.9%
NE McDaniel Ln
Northbound
Peak-Hour Volumes (PHV)
Northbound Southbound Eastbound Westbound Entering Leaving
Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utumn | Left Thru Right Utum| NB SB EB wB NB SB EB wB
4 98 0 0 0 127 g 0 9 0 13 0 0 0 0 0 102 134 22 0 140 107 1 0
Percent Heavy Vehicles
00% 6.1% 00% 0.0% I 00% 24% 00% 0.0% I 11.1% 00% 00% 00% | 0.0% 00% 00% 00% I 59% 22% 45% 00% | 21% 65% 00% 00%
PHV- Bicycles PHV - Pedestrians
Northbound Southbound Eastbound Westbound in Crosswalk
Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Uturn| Left Thru Right Utum | Sum | NB SB EB WB | Sum
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1 0 2
All Vehicle Volumes
Northbound Southbound Eastbound Westbound
NE McDaniel Ln NE McDaniel Ln NE 17th St NE 17th St ;AS 1HR
in
Time Left Thru Right Utumn | Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | Sum Sum
07:00:00 AM 0 2 0 0 0 7 0 0 0 0 1 0 0 0 0
07:05:00 AM 0 4 0 0 0 8 0 0 1 0 0 0 0 0 0
07:10:00 AM 0 3 0 0 0 2 0 0 1 0 1 0 0 0 0 30
07:15:00 AM 0 5 0 0 0 5 1 0 2 0 2 0 0 0 0 35
07:20:00 AM 0 6 0 0 0 2 1 0 0 0 0 0 0 0 0 31
07:25:00 AM 0 7 0 0 0 4 0 0 0 0 1 0 0 0 0 36
07:30:00 AM 1 4 0 0 0 9 1 0 0 0 0 0 0 0 0 36
07:35:00 AM 0 7 0 0 0 6 0 0 0 0 1 0 0 0 0 41
07:40:00 AM 0 9 0 (1] 0 5 0 0 0 0 3 0 0 0 0 46
07:45:00 AM 0 5 0 0 0 13 1 0 0 0 0 0 0 0 0 50
07:50:00 AM 0 5 0 0 0 12 1 0 0 0 0 0 0 0 0 54
07:55:00 AM 0 9 0 0 0 13 1 0 1 0 3 0 0 0 0 64 176
08:00:00 AM 0 8 0 0 0 5 0 0 3 0 2 0 0 0 0 63 184
08:05:00 AM 0 14 0 0 0 15 0 0 1 0 0 0 0 0 0 i75; 201
08:10:00 AM 0 13 0 0 0 12 1 0 0 0 1 0 0 0 0 75 221
08:15:00 AM 0 7 0 0 0 12 2 0 1 0 3 0 0 0 0 82 231
08:20:00 AM 2 13 0 0 0 18 0 0 2 (] 0 0 0 0 0 87 257
08:25:00 AM 1 4 0 0 0 7 0 0 1 0 0 0 0 0 0 73 258
08:30:00 AM 0 4 0 0 0 4 1 0 1 0 0 0 0 0 0 58 253
08:35:00 AM 0 5 0 0 0 5 0 0 0 0 0 0 0 0 0 33 249
08:40:00 AM 0 1 0 0 0 4 0 0 1 0 0 0 0 0 0 26 238
08:45:00 AM 1 2 0 0 0 8 0 0 1 0 0 0 0 0 0 28 231
08:50:00 AM 2 6 0 0 0 6 0 0 0 0 0 0 0 0 0 32 227
08:55:00 AM 1 6 0 0 0 6 o] 0 0 0 0 0 0 0 0 39 213
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Southbound
NE McDaniel Ln
Heavy Vehicle 2.1%

KEY DATA NETWORK il s AEls
Data Provided by K-D-N.com 503-594-4224 Bicycles  Right  Thru Left  U-Tum
NIS street NE McDaniel Ln
E/W street NE Lafayette Ave 0 143 0 2 0
City, State McMinnville OR
Site Notes Peds 3
Location 45.218443 - -123.181467 U-Tum o ‘BicyT o
Start Date Thursday, March 22, 2018 =
Start Time 07-00:00 AM o 3 NE McDaniel Ln at NE Lafayette i
>o, Left 97 Ave Right 3
Weather T s 8
Study ID # 383 o Peak Hour Summary T
a2>c Thru 324 & ®  Thu 297
Peak Hour Start 07:25:00 AM 5 "_l,a i o 07:25 AM to 08:25 AM g
Peak 15 Min Start 07:45:00 AM w § ~  Right o Left 5
PHF (15-Min Int) 0.87 T &
< Bicycles 0 U-Tum 0
Peds 0
B —— ‘_
U-Tum Left Thru Right  Bicycles
0 0 0 0 0
In 0 Out 0
Heavy Vehicle NaN
NE McDaniel Ln
Northbound
Peak-Hour Volumes (PHV)
Northbound Southbound Eastbound Westbound Entering Leaving
Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | NB SB EB wB NB SB EB WB
0 0 0 0 2 0 143 0 97 324 0 0 0 297 3 0 0 145 421 300 o] 100 440 326
Percent Heavy Vehicles
00% 00% 00% 00% I 00% 00% 21% 00% I 41% 108% 00%  00% | 00% 74% 00% 00% I NaN  21% 93% 73% | NaN 4.0% 57% 107%
PHV- Bicycles PHV - Pedestrians
Northbound Southbound Eastbound Westbound in Crosswalk
Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utumn | Left Thru Right Uturn| Sum | NB SB EB WB | Sum
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 3 0 0 3
All Vehicle Volumes
Northbound Southbound Eastbound Westbound
NE McDaniel Ln NE McDaniel Ln NE Lafayette Ave NE Lafayette Ave I1V|5 1HR
in
Time Left Thru Right Uturn| Left Thru Right Utun | Left Thru Right Utum | Left Thru Right Utum| Sum Sum
07:00:00 AM 0 0 0 0 0 0 6 0 5 20 0 0 0 13 1 0
07:05:00 AM 0 0 0 0 0 0 8 0 0 19 0 0 0 19 1 0
07:10:00 AM 0 0 0 0 1 0 3 0 3 20 0 0 0 23 1 0 143
07:15:00 AM 0 0 0 0 1 0 6 0 6 12 0 0 0 23 0 0 146
07:20:00 AM 0 0 0 0 0 0 2 0 5 20 0 0 0 19 1 0 146
07:25:00AM| 0 0 0 0 0 0 7 0 i 26 0 0 0 26 0 0 161
07:30:00AM| O 0 0 0 1 0 10 0 2 18 0 0 0 14 1 0 1569
07:35:00 AM 0 0 0 0 0 (0] 10 0 it 20 0 0 0 27 0 0 176
07:40:00 AM 0 0 0 0 0 0 7 0 6 23 0 0 0 24 0 0 170
07:45:00 AM 0 0 0 0 0 0 10 0 7/ 36 0 0 0 24 0 0 201 !
07:50:00 AM 0 0 0 0 0 0 14 0 3 27 0 0 0 30 0 0 211
07:55:00 AM 0 0 0 0 0 0 15 0 1" 34 0 0 0 37 0 0 248 722
08:00:00 AM 0 0 0 0 1 0 7 0 9 29 0 0 0 22 (0] 0 239 745
08:05:00 AM 0 0 0 0 0 0 17 0 15 32 0 0 0 14 0 0 243 776
08:10:00AM| O 0 0 0 0 0 11 0 10 20 0 0 0 27 1 0 215 794
08:15:00 AM 0 (¢} 0 0 0 0 16 0 g 33 0 0 0 22 0 0 227 826
08:20:00 AM 0 0 0 0 0 0 19 0 11 26 0 0 0 30 1 0 236 866
08:25:00 AM 0 0 0 0 0 0 8 0 5 19 0 0 0 30 0 0 229 862
08:30:00 AM 0 0 0 0 0 0 4 0 5 18 0 0 0 21 0 0 197 864
08:35:00 AM 0 0 0 0 0 0 5 0 74 25 0 0 0 20 0 0 167 857
08:40:00 AM 0 0 0 0 0 0 5 0 0 14 0 0 0 8 1 0 133 825
08:45:00 AM 0 0 0 0 0 0 8 0 3 23 0 0 0 27 0 0 146 809
08:50:00 AM 0 0 0 0 1 0 6 0 3 31 1 0 0 24 4 0 159 805
08:55:00 AM 0 0 0 0 0 0 6 0 8 19 0 0 0 25 0 0 189 766
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Southbound
NE McDaniel Ln

§ | | Heavy Vehicle 0.0%
KEY DATA NETWORK i g Sh e
Data Provided by K-D-N.com 503-534-4224 Bicycles: .Right  Thru Left  U-Tum
N/S street NE McDaniel Ln
E/W street NE 19th St “ " 5 0
City, State McMinnvile OR
Site Notes Peds 6 |
Location 45218443 - -123.181467 .
U-Tum 0 Bicycles 0
Start Date Wednesday, March 21, 2018 N
Start Time 04:00:00 PM < Q NE 19th St at NE McDaniel Ln )
> Left 47 Right 4
Weather o< 3 Peak Hour Summary
Study ID # 3538 2 = By
Peak Hour Start 04:20:00 PM % w é Th % ® 04:20 PM to 05:20 PM & Thr %
Peak 15 Min Start 04:30:00 PM w= % . S 2
@ o Right 15 Left 2
PHF (15-Min Int) 0.87 T o
£ Bicycles 1 U-Tum 0
Peds 1
—_— 4—
U-Tumn Left Thru Right  Bicycles
35 125 2 0
In 162 Out 134
Heavy Vehicle 0.6%
NE McDaniel Ln
Northbound
Peak-Hour Volumes (PHV)
Northbound Southbound Eastbound Westbound Entering Leaving
Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Uturn| Left Thru Right Utum | NB SB EB WB NB SB EB WwB
35 125 2 0 5 117 41 0 47 36 15 0 2 56 4 0 162 163 98 62 134 176 132 43
Percent Heavy Vehicles
29% 00% 00% 0.0% | 00% 00% 00% 0.0% I 21% 83% 00% 0.0% I 00% 18% 00% 0.0% l 06% 00% 4.1% 1.5%—I 00% 06% 15% 7.0%
PHV- Bicycles PHV - Pedestrians
Northbound Southbound Eastbound Westbound in Crosswalk
Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | Sum | NB SB EB WB | Sum
0 0 0 0 0 2 1 0 1 0 0 0 0 0 0 4 1 6 7 3 17
All Vehicle Volumes
Northbound Southbound Eastbound Westbound
NE McDaniel Ln NE McDaniel Ln NE 19th St NE 19th St I:AS 1HR
in
Time Left Thru Right Uturn| Left Thru Right Utun | Left Thru Right Utum | Left Thru Right Utum| Sum Sum
04:00:00 PM 4 8 0 0 0 1 3 0 3 3 0 2 2 0
04:05:00 PM 8 9 0 0 0 7. 2 0 4 0 1 0 1 0 0
04:10:00 PM 2 5 0 0 0 12 2 0 1 1 2 1 3 0 0 99
04:15:00 PM 1 10 1 0 0 13 4 0 3 3 2 0 2 0 0 100
04:20:00PM| 4 10 0 0 0 7 4 0 6 3 1 0 4 0 0 107
04:25:00 PM 24 9 1 0 0 6 1 0 3 5 0 0 5 1 0 111
04:30:00 PM 5 13 0 0 1 1" 4 0 2 4 2 1 7 1 0 123
04:35:00 PM 2. 9 1 0 1 14 5 0 4 5 1 0 4 0 0 130
04:40:00 PM 3 13 0 0 0 14 5 0 2 1 0 0 4 1 0 140
04:45:00 PM 2 13 0 0 1 5 2 0 4 3 4 1 3 0 0 127
04:50:00 PM 2 8 0 0 0 19 4 0 6 1 3 0 2 0 0 126
04:55:00PM| 5 9 0 0 1 6 4 0 2 3 1 0 3 0 0 117 467
05:00:00 PM 4 7 0 0 0 8 0 0 2 2 1 0 2 0 0 105 455
05:05:00 PM 0 16 0 0 0 9 4 0 4 3 2 0 14 0 0 111 474
05:10:00 PM 2 5 0 0 0 11 5 0 7 4 0 0 4 1 0 116 484
05:15:00 PM 4 14 0 0 1 (7 3 0 5 2 0 0 4 0 0 130 485
05:20:00 PM 2 6 0 0 0 9 1 0 4 0 1 1 2 0 0 105 472
05:25:00 PM 2 1" 0 0 1 7 2 0 2 3 4 0 1 1 0 100 473
05:30:00 PM 1 5 0 0 1 12 3 0 1 1 2 0 4 2 0 92 454
05:35:00 PM 2 7 0 0 1 7 2 0 4 0 0 0 1 1 0 91 433
05:40:00 PM 0 5 0 0 2 1 3 0 3 2 2 0 7 0 0 92 425
05:45:00 PM 1 8 0 0 2 3 0 3 1 0 0 0 0 0 86 413
05:50:00 PM 4 5 0 0 0 4 0 5 1 0 0 5 0 0 91 398
05:55:00 PM 5 6 0 0 1 2 0 6 1 4 0 1 2 0 88 396
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Southbound
NE McDaniel Ln
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Heavy Vehicle 2.0%
5 N
KEY DATA NETWORK T ey
Data Provided by K-D-N.com 503-594-4224 Bicycles  Right ~ Thru Left  U-Tum
N/S street NE McDaniel Ln
E/W street NE 18th St 4 143 3 0
City, State McMinnville OR
Site Notes Peds 2
Location 45218443 - -123.181467 ‘_
U-Tum 0 Bicycles 0
Start Date Wednesday, March 21, 2018
Start Time 04:00:00 PM < & NE 18th St at NE McDaniel Ln _
PN = Left 7 Right 1"
Weather g z, ug 3 4, Peak Hour Summary <
Study ID # 08 ©
Peak Hour Start 04:00:00 PM E E § T ° § ST g T 12
Peak 15 Min Start 04:40:00 PM w= % . = 2
@ o Right 8 Left 7
PHF (15-Min Int) 0.84 T «
< Bicycles 0 U-Tum 0
Peds 1
—_— ‘—
U-Tum Left Thru Right  Bicycles
5 141 2 0
In 148 Out 158
Heavy Vehicle 4.7%
NE McDaniel Ln
Northbound
Peak-Hour Volumes (PHV)
Northbound Southbound Eastbound Westbound Entering Leaving
Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Uturn| Left Thru Right Utum | NB SB EB WB NB SB EB WB
5 141 2 0 3 143 4 0 7 5 8 0 7 12 1" 0 148 150 20 30 158 1569 21 10
Percent Heavy Vehicles
00% 50% 00% 0.0% I 00% 21% 00% 0.0% I 143% 00% 00% 00% | 00% 00% 00% 00% I 47% 20% 50% 00% | 1.9% 50% 00% 0.0%
PHV- Bicycles PHV - Pedestrians
Northbound Southbound Eastbound Westbound in Crosswalk
Left Thru Right Utum | Left Thru Right Uturn| Left Thru Right Uturn| Left Thru Right Uturn| Sum | NB SB EB WB | Sum
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 2 3 2 8
All Vehicle Volumes
Northbound Southbound Eastbound Westbound
NE McDaniel Ln NE McDaniel Ln NE 18th St NE 18th St RAS 1HR
in
Time Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | Sum Sum
04:00:00 PM 0 1 0 0 0 15 0 0 2 1 0 1 4 0
04:05:00PM| O 12 0 0 0 7 0 0 2 0 0 0 0 1 1 0
04:10:00PM| 2 7 0 0 0 16 0 0 il 1 0 0 0 0 0 (0] 86
04:15:00PM| O 10 1 0 2 13 0 0 0 0 (0] 0 1 0 1 (0] 78
04:20:00 PM 1 13 0 0 0 9 0 0 1 0 2 0 0 1 1 0 83
04:25:00 PM 0 10 0 0 0 0 0 0 0 0 0 0 0 1 0 71
04:30:00PM| O 18 0 0 0 14 0 0 0 1 0 0 1 1 0 0 78
04:35:00 PM 0 9 0 0 0 15 0 0 1 0 1 0 0 0 2 0 78
04:40:00 PM 1 15 0 0 0 13 0 0 0 1 2 0 1 2 1 0 99
04:45:00 PM 0 13 0 0 1 12 0 0 0 0 0 0 1 1 2 0 94
04:50:00PM| 1 8 1 0 0 18 4 0 0 0 2 0 1 1 2 0 104
04:55:00 PM 0 15 0 0 0 7 0 0 0 0 0 0 1 1 0 0 92 348
05:00:00 PM 0 8 0 0 0 10 0 0 0 1 0 0 0 0 3 0 84 334
05:05:00 PM 1 12 0 0 0 9 2 0 1 0 2 0 1 0 1 0 75 340
05:10:00 PM 0 7 0 0 1 9 0 0 0 1 0 0 0 1 3 0 73 335
05:15:00 PM 1 17 0 0 0 6 0 0 0 0 0 0 0 1 0 0 76 332
05:20:00 PM 0 9 0 0 0 12 0 0 0 0 0 0 0 1 0 0 69 326
05:25:00 PM 1 9 0 0 1 10 0 0 0 0 0 0 0 1 3 0 72 336
05:30:00 PM 0 5 0 0 0 13 0 0 0 0 0 0 1 1 0 0 67 321
05:35:00 PM 0 8 0 0 0 8 0 0 1 0 0 0 0 1 0 0 63 311
05:40:00 PM 4 5 0 0 1 6 2 0 0 0 0 0 1 1 0 0 55 292
05:45:00 PM 0 8 0 0 0 12 1 0 0 0 1 0 1 0 1 0 59 286
05:50:00 PM 0 10 0 0 0 6 0 0 0 0 1 0 0 0 0 0 58 265
05:55:00 PM 0 10 0 0 0 6 2 0 0 0 1 0 0 1 2 0 63 263




Southbound
NE McDaniel Ln
Heavy Vehicle 0.6%

KEY DATA NETWORK oL SRERE
Data Provided by K-D-N.com 503-594-4224 Bicycles  Right  Thru Left  U-Tum
NIS street NE McDaniel Ln
E/W street NE 17th St 12 144 9 0
City, State McMinnvile OR
Site Notes : Peds 0
Location 45218443 - -123.181467 5
U-Tum 0 Bicycles 0
Start Date Wednesday, March 21, 2018
St Tinie 040000 PM o & NE 17th St at NE McDaniel Ln '
2 s Left 9 Right 0
Weather '§ ﬁ @ 3 Peak Hour Summary 3
Study ID # 25 c 3=
Peak Hour Start 04:00:00 PM % E § Th ° § PO PM D ESREM § T °
Peak 15 Min Start 04:30:00 PM wEz i 2
3 Right 2 Left 0
PHF (15-Min Int) 0.87 T
= Bicycles 0 U-Tum 0
Peds 0
—_—l 4—
U-Tum Left Thru Right  Bicycles
15 144 0 0
In 159 Out 146
Heavy Vehicle 0.0%
NE McDaniel Ln
Northbound
Peak-Hour Volumes (PHV)
Northbound Southbound Eastbound Westbound Entering Leaving
Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | NB SB EB WB NB SB EB WB
15 144 0 0 0 144 12 0 9 0 2 0 0 0 0 0 159 156 1 0 146 163 27 0
Percent Heavy Vehicles
00% 00% 00% 00% | 00% 00% 83% 0.0% I 1.1% 00% 00% 00% I 00% 00% 00% 00% | 00% 06% 9.1% 0.0% I 00% 07% 37% 0.0%
PHV- Bicycles PHV - Pedestrians
Northbound Southbound Eastbound Westbound in Crosswalk
Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | Sum | NB SB EB WB | Sum
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1 0 1
All Vehicle Volumes
Northbound Southbound Eastbound Westbound
NE McDaniel Ln NE McDaniel Ln NE 17th St NE 17th St f1V|5 1HR
in
Time Left Thru Right Utumn | Left Thru Right Uturn| Left Thru Right Utum | Left Thru Right Utumn | Sum Sum
04:00:00 PM (0] 9 0 0 16 1 0 3 0 0 0 0 0
04:05:00 PM 0 16 0 0 0 9 0 0 0 0 0 0 0 0
04:10:00 PM 2 8 0 0 0 14 1 0 0 0 0 0 0 0 0 80
04:15:00 PM 1 12 0 0 0 13 1 0 1 0 0 (0] 0 0 0 79
04:20:00 PM 2 13 0 0 0 10 2 0 1 0 0 0 0 0 0 81
04:25:00 PM 1 9 0 0 0 0 1 0 0 0 1 0 0 0 0 68
04:30:00 PM 1 18 0 0 0 13 2 0 0 (0] 0 0 0 0 0 74
04:35:00 PM 1 9 0 0 0 15 0 0 1 0 0 0 0 0 0 72
04:40:00 PM 2 14 0 0 0 17 0 0 1 0 0 0 0 0 0 94
04:45:00 PM 3 14 0 0 0 11 2 0 0 0 1 0 0 0 0 91
04:50:00 PM 0 7 0 0 (0] 17 0 0 1 0 0 0 0 0 0 90
04:56:00 PM 2 15 0 0 0 9 1 0 1 0 0 0 0 0 0 84 326
05:00:00 PM 0 13 0 0 0 1" 0 0 2 0 1 0 0 0 0 80 324
05:05:00 PM 1 6 0 0 0 9 2 0 0 0 0 0 0 0 0 73 316
05:10:00 PM 0 7 0 0 0 8 1 0 0 0 1 0 0 0 0 62 308
05:15:00 PM 1 17 0 0 0 6 0 0 1 0 0 0 0 0 0 60 305
05:20:00 PM 1 9 0 0 0 11 1 0 0 0 0 0 0 0 0 64 299
05:25:00 PM 1 9 0 0 0 1 0 1 0 0 0 0 0 0 68 308
05:30:00 PM 0 5 0 0 0 13 0 0 0 0 0 0 0 0 0 61 292
05:35:00 PM 0 8 0 0 0 1 0 0 0 0 0 0 0 0 56 283
05:40:00 PM 1 i 0 0 0 7 0 0 0 0 1 0 0 0 0 51 265
05:45:00 PM 1 9 0 0 0 14 1 0 0 0 0 0 0 0 0 58 259
05:50:00 PM 1 1 0 0 0 5 1 0 0 0 2 0 0 0 0 61 254
05:55:00 PM 1 9 0 0 0 7 0 0 0 0 0 0 0 0 0 62 243
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Southbound
NE McDaniel Ln

Heavy Vehicle 0.8%
KEY DATA NETWORK gl ) Sone )
Data Provided by K-D-N.com 503-594-4224 Bicycles  Right  Thru Left  U-Tum
N/S street NE McDaniel Ln
E/W street NE Lafayette Ave o 127 2 2 0
City, State McMinnville OR
Site Notes | Peds 9
Location 45.218443 - -123.181467 U-Tumn 0 ‘BicyT 0
Start Date Wednesday, March 21, 2018 o
Start Time 04:00:00 PM o § N = e NE McDaniel Lgvzt NE Lafayette i 5
Weather T j ? g
Study ID # E gg Th 486 z Peak Hour Summary E —— 622
Peak Hour Start 04:20:00 PM 5 5 %i o 04:20 PM to 05:20 PM g
Peak 15 Min Start 04:30:00 PM u § w  Right 1 Left 0
PHF (15-Min Int) 0.90 X %
£ Bicycles 0 U-Tum 0
Peds 0
e ‘_
U-Turn Left Thru Right  Bicycles
0 0 0 0 0
In 0 Qutieg
Heavy Vehicle NaN
NE McDaniel Ln
Northbound
Peak-Hour Volumes (PHV)
Northbound Southbound Eastbound Westbound Entering Leaving
Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Utum | Left Thru Right Uturn | NB SB EB wB NB SB EB WB
0 0 0 0 2 2 127 0 138 486 1 0 0 622 12 0 0 131 625 634 3 150 749 488
Percent Heavy Vehicles
00% 0.0% 00% 00% I 00% 00% 08% 00% I 36% 56% 00% 00% l 00% 19% 00% 00% | NaN 08% 51% 19% I 00% 33% 17% 55%
PHV- Bicycles PHV - Pedestrians
Northbound Southbound Eastbound Westbound in Crosswalk
Left Thru Right Utum | Left Thru Right Uturn| Left Thru Right Utum | Left Thru Right Utum | Sum | NB SB EB WB | Sum
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 9 0 0 9
All Vehicle Volumes
Northbound Southbound Eastbound Westbound
NE McDaniel Ln NE McDaniel Ln NE Lafayette Ave NE Lafayette Ave ;/IS . 1HR
in
Time Left Thru Right Uturn| Left Thru Right Utun | Left Thru Right Utum | Left Thru Right Utun | Sum Sum
04:00:00 PM 0 0 0 0 0 0 13 0 7 19 0 0 1 45 0 0
04:05:00 PM 0 0 0 0 0 6 0 12 32 0 0 0 40 1 0
04:10:00 PM 0 0 0 0 0 0 13 0 12 44 0 0 0 37 1 0 283
04:15:00 PM 0 0 0 0 0 0 10 0 1 36 0 0 0 40 0 0 295
04:20:00 PM 0 0 0 0 0 0 15 0 12 37 0 0 0 45 1 0 314
04:25:00 PM (0] 0 0 0 0 0 4 0 10 44 0 0 0 51 1 0 317
04:30:00 PM 0 0 0 0 1 (0] 13 0 15 42 0 0 0 55 0 0 346
04:35:00 PM 0 0 0 0 0 0 15 0 12 40 0 0 0 65 0 0 368
04:40:00 PM 0 0 0 0 0 0 1 0 10 50 0 0 0 56 2 0 387
04:45:00 PM 0 0 0 0 0 1 8 0 16 34 0 0 0 57 1 0 378
04:50:00 PM 0 0 0 0 0 0 (i 0 7 35 0 0 0 49 1 0 355
04:55:00 PM 0 0 0 0 0 0 1 0 16 39 0 0 0 60 1 0 353 1340
05:00:00 PM 0 0 0 0 0 1 1 0 12 24 1 0 0 39 0 0 324 1343
05:05:00 PM 0 0 0 0 0 0 8 0 8 51 0 0 0 53 1 0 336 1373
05:10:00 PM 0 0 0 0 1 (0] 8 0 5 43 0 0 0 45 1 0 312 1369
05:15:00 PM 0 0 0 0 (0] 0 6 0 15 47 0 0 0 47 3 0 342 1390
05:20:00 PM 0 0 0 0 0 0 12 0 9 36 0 0 0 41 0 0 319 1378
05:25:00 PM 0 0 0 0 1 0 8 0 9 34 0 0 0 28 2 0 298 1350
05:30:00 PM 0 0 0 0 0 0 14 0 4 28 0 0 0 46 1 0 273 1317
05:35:00 PM 0 0 0 0 0 0 7 0 5 27 0 0 0 40 1 0 255 1265
05:40:00 PM 0 0 0 0 0 0 8 0 8 31 0 0 0 29 2 0 251 1214
05:45:00 PM 0 0 0 0 0 0 12 0 8 34 0 0 0 39 1 0 252 1191
05:50:00 PM 0 0 0 0 0 0 8 0 13 36 0 0 0 31 0 0 260 1170
05:55:00 PM 0 0 0 0 0 0 6 0 10 45 0 0 0 34 1 0 278 1139
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Generated with VISTRO

Version 5.00-02

18-378 - 17th at McDaniels Apts TIA

Scenario 1: 1 AM Existing

18-378 - 17th at McDaniels Apts TIA
Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro
Report File: J:\..\18-379 AM Existing.pdf

Intersection Analysis Summary

Scenario 1 AM Existing

4/3/2018

ID Intersection Name Control Type Method Worst Mvmt viCc Delay (s/veh)|LOS
1 McDaniel at 19th St | Allwaystop | MO | sBThu | 0274 9.0 A
2 McDaniel at 18th St |Two-waystop| 'IAion | EB Thru 0.026 115 B
3 McDaniel at 17th St | Two-way stop Hé'}figrgh EB Left 0.018 10.6 B
4 McDaniel at Lafayette Two-way stop Hél}fac?rt\h SEB Left 0.005 15.1 C

V/C, Delay, LOS: For two-way stop, these values are taken from the movement with the worst (highest) delay value. for
all other control types, they are taken for the whole intersection.

ATEP, Inc.
4/3/2018

Report File: J:\..\18-379 AM Existing.pdf
Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro

K Birky, PE, PTOE
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Generated with VISTRO

Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 1: 1 AM Existing

Intersection Level Of Service Report
Iintersection 1: McDaniel at 19th St

Control Type: All-way stop Delay (sec/ veh): 9.0
Analysis Method: HCM 6th Edition Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.274
Intersection Setup
Name McDaniel St McDaniel St 19th St 19th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + "I" +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 19th St 19th St
Base Volume Input [veh/h] 42 68 2 4 109 53 43 29 38 1 31 2
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 42 68 2 4 109 53 43 29 38 1 31 2
Peak Hour Factor 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 14 23 1 1 36 18 14 10 13 0 10 1
Total Analysis Volume [veh/h] 56 91 3 5 145 71 57 39 51 1 41 3
Pedestrian Volume [ped/h] 0 0 0 0

ATEP, Inc.
4/3/2018

Report File: J:\..\18-379 AM Existing.pdf

Vistro File: J:\...\18-379 McDaniels St Apts TIA.vistro

K Birky, PE, PTOE
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Generated with VISTRO

Version 5.00-02

18-378 - 17th at McDaniels Apts TIA

Scenario 1: 1 AM Existing

Intersection Settings

Lanes
Capacity per Entry Lane [veh/h] 751 806 751 716
Degree of Utilization, x 0.20 0.27 0.20 0.06
Movement, Approach, & Intersection Results
95th-Percentile Queue Length [veh] 0.74 1.12 0.72 0.20
95th-Percentile Queue Length [ft] 18.52 27.92 18.07 5.02
Approach Delay [s/veh] 8.98 9.15 8.95 8.37
Approach LOS A A A A
Intersection Delay [s/veh] 8.99
Intersection LOS A

ATEP, Inc.
4/3/2018

Report File: J:\..\18-379 AM Existing.pdf

Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro

K Birky, PE, PTOE
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Generated with VISTRO

Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 1: 1 AM Existing

Intersection Level Of Service Report
Intersection 2: McDaniel at 18th St

Control Type: Two-way stop Delay (sec/ veh): 115
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.026
Intersection Setup
Name McDaniel St McDaniel St 18th St 18th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration "I" + "'" "I"
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 18th St 18th St
Base Volume Input [veh/h] 3 99 3 2 130 16 10 12 6 0 17 )
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 3 99 3 2 130 16 10 12 6 0 17 5
Peak Hour Factor 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 1 32 1 1 42 5 3 4 2 0 5 2
Total Analysis Volume [veh/h] 4 127 4 3 167 21 13 15 8 0 22 6
Pedestrian Volume [ped/h] 0 0 0 0

ATEP, Inc.
4/3/2018

Report File: J:\..\18-379 AM Existing.pdf

Vistro File: J:\...\18-379 McDaniels St Apts TIA.vistro
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Generated with VISTRO

Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 1: 1 AM Existing

Intersection Settings

Priority Scheme Free Free Stop Stop
Flared Lane No No
Storage Area [veh]
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.00 0.00 0.02 0.03 0.01 0.00 0.04 0.01
d_M, Delay for Movement [s/veh] 7.65 7.52 11.47 | 11.50 9.55 11.33 | 11.49 9.22
Movement LOS A A A A A A B B A B B A
95th-Percentile Queue Length [veh] 0.33 0.33 0.33 0.46 0.46 0.46 0.18 0.18 0.18 0.14 0.14 0.14
95th-Percentile Queue Length [ft] 8.23 8.23 8.23 11.52 | 11.52 | 11.52 4.53 4.53 4.53 3.49 3.49 3.49
d_A, Approach Delay [s/veh] 0.23 0.12 11.06 11.00
Approach LOS A A B B
d_|, Intersection Delay [s/veh] 1.95

Intersection LOS

ATEP, Inc.
4/3/2018

Report File: J:\..\18-379 AM Existing.pdf

Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro

K Birky, PE, PTOE
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Generated with VISTRO

Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 1: 1 AM Existing

Intersection Level Of Service Report
Intersection 3: McDaniel at 17th St

Control Type: Two-way stop Delay (sec / veh): 10.6
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.018

Intersection Setup
Name McDaniel St McDaniel St 17th St
Approach Northbound Southbound Eastbound
Lane Configuration "I "’ ‘1"
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 17th St
Base Volume Input [veh/h] 4 98 127 7 9 13
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 3.86 3.86 3.86 3.86 3.86 3.86
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 4 98 127 7 9 13
Peak Hour Factor 0.7400 0.7400 0.7400 0.7400 0.7400 0.7400
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 1 33 43 2 3 4
Total Analysis Volume [veh/h] 5 132 172 9 12 18
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
4/3/2018

Report File: J:\..\18-379 AM Existing.pdf
Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro
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Generated with VISTRO

Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 1: 1 AM Existing

Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.00

0.02

0.02

d_M, Delay for Movement [s/veh]

7.61

10.57

9.37

Movement LOS

95th-Percentile Queue Length [veh]

0.33

0.33

0.00 0.00

0.12

0.12

95th-Percentile Queue Length [ft]

8.23

8.23

0.00 0.00

3.03

3.03

d_A, Approach Delay [s/veh]

0.28

0.00

9.85

Approach LOS

d_l, Intersection Delay [s/veh]

0.96

Intersection LOS

ATEP, Inc.
4/3/2018

Report File: J:\...\18-379 AM Existing.pdf
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Generated with VISTRO

Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 1: 1 AM Existing

Intersection Level Of Service Report
Intersection 4: McDaniel at Lafayette

Control Type: Two-way stop Delay (sec/ veh): 15.1
Analysis Method: HCM 6th Edition Level Of Service: C
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.005

Intersection Setup
Name Lafayette Ave Lafayette Ave McDaniel St
Approach Northeastbound Southwestbound Southeastbound
Lane Configuration 41 I "’ 41"
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name Lafayette Ave Lafayette Ave McDaniel St
Base Volume Input [veh/h] 97 324 297 3 2 143
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 7.37 7.37 7.37 7.37 7.37 7.37
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 97 324 297 3 2 143
Peak Hour Factor 0.8700 0.8700 0.8700 0.8700 0.8700 0.8700
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 28 93 85 1 1 41
Total Analysis Volume [veh/h] 111 372 341 3 2 164
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
4/3/2018
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Generated with VISTRO

Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 1: 1 AM Existing

Intersection Settings

Priority Scheme Free Free Stop
Flared Lane Yes
Storage Area [veh] 2
Two-Stage Gap Acceptance Yes
Number of Storage Spaces in Median 2
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.09 0.00 0.24
d_M, Delay for Movement [s/veh] 8.35 15.08 11.84
Movement LOS A A A A (o} B
95th-Percentile Queue Length [veh] 0.31 0.00 0.00 0.00 0.93 0.93
95th-Percentile Queue Length [ft] 7.73 0.00 0.00 0.00 23.15 23.15
d_A, Approach Delay [s/veh] 1.92 0.00 11.88
Approach LOS A A B
d_|, Intersection Delay [s/veh] 2.92
Intersection LOS C

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA

Scenario 1: 1 AM Existing

18-378 - 17th at McDaniels Apts TIA
Vistro File: J:\...\18-379 McDaniels St Apts TIA.vistro
Report File: J:\..\18-379 AM Existing.pdf

Turning Movement Volume: Summary

Scenario 1 AM Existing

4/3/2018

Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Volume
1 McDaniel at 19th St 42 68 2 4 109 53 43 29 38 1 31 2 422
. Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
2 McDaniel at 18th St 3 99 3 2 130 16 10 12 6 0 17 5 303
Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
3 McDaniel at 17th St 4 98 127 7 9 13 258
) Northeastbound Southwestbound Southeastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
4 McDaniel at Lafayette 97 324 297 3 2 143 866
ATEP, Inc. Report File: J:\..\18-379 AM Existing.pdf K Birky, PE, PTOE
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18-378 - 17th at McDaniels Apts TIA

Scenario 1: 1 AM Existing

18-378 - 17th at McDaniels Apts TIA
Vistro File: J:\...\18-379 McDaniels St Apts TIA.vistro
Report File: J:\...\18-379 AM Existing.pdf

Turning Movement Volume: Detail

Scenario 1 AM Existing

4/3/2018

Intersection Northbound Southbound Eastbound Westbound Total
ID Volume Type = - -
Name Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
Final Base 42 68 2 4 109 53 43 29 38 1 31 2 422
Growth Rate | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 -
] McDanielat | In Process 0 0 0 0 0 0 0 0 0 0 0 0 0
19th St [ NetNew Trips| 0 0 0 0 0 0 0 0 0 0 0 0 0
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total 42 68 2 4 109 53 43 29 38 1 31 2 422
Intersection Northbound Southbound Eastbound Westbound Total
ID Volume Type s v
Name Left | Thru | Rignt | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
Final Base 3 99 3 2 130 16 10 12 6 0 17 5 303
Growth Rate | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 [ 1.00 | 1.00 -
5 McDaniel at In Process 0 0 0 0 0 0 0 0 0 0 0 0 0
18th St [Net New Trips | 0 0 0 0 0 0 0 0 0 0 0 0 0
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total 3 99 3 2 130 16 10 12 6 0 17 5 303
Intersection Northbound Southbound Eastbound Total
ID Volume Type
Name Left Thru Thru Right Left Right | Volume
Final Base 4 98 127 7 9 13 258
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 -
McDaniel at In Process 0 0 0 0 0 0 0
3 17th St ~
Net New Trips 0 0 0 0 0 0 0
Other 0 0 0 0 0 0 0
Future Total 4 98 127 7 9 13 258
Intersection Northeastbound Southwestbound Southeastbound Total
ID Volume Type
Name Left Thru Thru Right Left Right | Volume
Final Base 97 324 297 3 2 143 866
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 -
4 McDaniel at In Process 0 0 0 0 0 0 0
Lafayette [ Net New Trips 0 0 0 0 0 0 0
Other 0 0 0 0 0 0 0
Future Total 97 324 297 3 2 143 866
ATEP, Inc. Report File: J:\..\18-379 AM Existing.pdf K Birky, PE, PTOE
4/3/2018 Vistro File: J:\...\18-379 McDaniels St Apts TIA.vistro 11
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Version 5.00-02 Scenario 1: 1 AM Existing

Report Figure 1: Lane Configuration and Traffic Control

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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Version 5.00-02 Scenario 1: 1 AM Existing
Report Figure 2a: Traffic Volume - Base Volume

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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Version 5.00-02 Scenario 1: 1 AM Existing
Report Figure 2d: Traffic Volume - Net New Site Trips

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette !
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Report Figure 2f: Traffic Volume - Future Total Volume
- & 3 4 O

¥
!

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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18-378 - 17th at McDaniels Apts TIA
Scenario 1: 1 AM Existing

Report Figure 3: Traffic Conditions

McDaniel at 19th St
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VIC: 0.018

V/C: 0.026 '/

NANGN

McDaniel at Lafayette
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Delay: 15.08
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V/C: 0.005
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Scenario 2: 2 PM Existing
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18-378 - 17th at McDaniels Apts TIA
Vistro File: J:\...\18-379 McDaniels St Apts TlA.vistro

Intersection Analysis Summary

Scenario 2 PM Existing

4/3/2018

ID Intersection Name Control Type Method Worst Mvmt VviC Delay (s/veh)|LOS
1 McDaniel at 19th St All-way stop HE(ij'\igifrt]h NB Thru 0.240 8.9 A
2 McDaniel at 18th St |Two-waystop| 'Iaior | WBThru | 0025 11.8 B
3 McDaniel at 17th St |Two-way stop| "t o0 EB Left 0.016 10.9 B
4 McDaniel at Lafayette | Two-way stop Héj'\i’t'ig:\h SEBLeft | 0.007 222 c

V/C, Delay, LOS: For two-way stop, these values are taken from the movement with the worst (highest) delay value. for
all other control types, they are taken for the whole intersection.

ATEP, Inc.
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Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 2: 2 PM Existing

Intersection Level Of Service Report
Intersection 1: McDaniel at 19th St

Control Type: All-way stop Delay (sec/ veh): 8.9
Analysis Method: HCM 6th Edition Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.240
Intersection Setup
Name McDaniel St McDaniel St 19th St 19th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 19th St 19th St
Base Volume Input [veh/h] 35 125 2 5 117 41 47 36 15 2 56 4
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 35 125 2 5 117 41 47 36 15 2 56 4
Peak Hour Factor 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 10 36 1 1 34 12 14 10 4 1 16 1
Total Analysis Volume [veh/h] 40 144 2 6 134 47 54 4 17 2 64 5
Pedestrian Volume [ped/h] 0 0 0 0

ATEP, Inc.
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Version 5.00-02

18-378 - 17th at McDaniels Apts TIA

Scenario 2: 2 PM Existing

Intersection Settings

Lanes
Capacity per Entry Lane [veh/h] 775 806 734 732
Degree of Utilization, x 0.24 0.23 0.15 0.10
Movement, Approach, & Intersection Results
95th-Percentile Queue Length [veh] 0.94 0.90 0.54 0.32
95th-Percentile Queue Length [ft] 23.39 2243 13.40 8.03
Approach Delay [s/veh] 9.1 8.82 8.78 8.45
Approach LOS A A A A
Intersection Delay [s/veh] 8.86
Intersection LOS A

ATEP, Inc.
4/3/2018
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Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 2: 2 PM Existing

Intersection Level Of Service Report
Intersection 2: McDaniel at 18th St

Control Type: Two-way stop Delay (sec/ veh): 118
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.025
Intersection Setup
Name McDaniel St McDaniel St 18th St 18th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + "I"
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 18th St 18th St
Base Volume Input [veh/h] 5 141 2 3 143 4 7 5 8 7 12 11
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 5 141 2 3 143 4 7 5 8 7 12 11
Peak Hour Factor 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 1 42 1 1 43 1 2 1 2 2 4 3
Total Analysis Volume [veh/h] 6 168 2 4 170 5 8 6 10 8 14 13
Pedestrian Volume [ped/h] 0 0 0 0
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Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 2: 2 PM Existing

Intersection Settings

Priority Scheme Free Free Stop Stop
Flared Lane No No
Storage Area [veh]
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.00 0.00 0.01 0.01 0.01 0.01 0.03 0.01
d_M, Delay for Movement [s/veh] 7.59 7.58 11.67 | 11.65 9.36 11.63 | 11.77 9.45
Movement LOS A A A A A A B B A B B A
95th-Percentile Queue Length [veh] 0.43 0.43 0.43 0.44 0.44 0.44 0.1 0.11 0.11 0.17 0.17 0.17
95th-Percentile Queue Length [ft] 10.80 | 10.80 | 10.80 | 10.96 | 10.96 | 10.96 2.85 2.85 2.85 4.28 4.28 4.28
d_A, Approach Delay [s/veh] 0.26 0.17 10.70 10.88
Approach LOS A A B B
d_l, Intersection Delay [s/veh] 1.72

Intersection LOS

ATEP, Inc.
4/3/2018
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Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 2: 2 PM Existing

Intersection Level Of Service Report
Intersection 3: McDaniel at 17th St

Control Type: Two-way stop Delay (sec / veh): 109
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.016

Intersection Setup
Name McDaniel St McDaniel St 17th St
Approach Northbound Southbound Eastbound
Lane Configuration "l I" 41"
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 17th St
Base Volume Input [veh/h] 15 144 144 12 9 2
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.60 0.60 0.60 0.60 0.60 0.60
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 15 144 144 12 9 2
Peak Hour Factor 0.8700 0.8700 0.8700 0.8700 0.8700 0.8700
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 4 41 41 3 3 1
Total Analysis Volume [veh/h] 17 166 166 14 10 2
Pedestrian Volume [ped/h] 0 0 0
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18-378 - 17th at McDaniels Apts TIA
Scenario 2: 2 PM Existing

Intersection Settings

Priority Scheme

Free Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.01

0.02

0.00

d_M, Delay for Movement [s/veh]

7.60

10.89

9.22

Movement LOS

95th-Percentile Queue Length [veh]

0.45

0.45 0.00

0.00

0.06

0.06

95th-Percentile Queue Length [ft]

11.21

11.21 0.00

0.00

1.40

1.40

d_A, Approach Delay [s/veh]

0.71 0.00

10.61

Approach LOS

d_|, Intersection Delay [s/veh]

0.68

Intersection LOS

ATEP, Inc.
4/3/2018
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Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 2: 2 PM Existing

Intersection Level Of Service Report
Intersection 4: McDaniel at Lafayette

Control Type: Two-way stop Delay (sec / veh): 222
Analysis Method: HCM 6th Edition Level Of Service: C
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.007

Intersection Setup
Name Lafayette Ave Lafayette Ave McDaniel St
Approach Northeastbound Southwestbound Southeastbound
Lane Configuration ‘1 I r‘ 41"
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [fi]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name Lafayette Ave Lafayette Ave McDaniel St
Base Volume Input [veh/h] 138 486 622 12 2 127
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 3.30 3.30 3.30 3.30 3.30 3.30
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 138 486 622 12 2 127
Peak Hour Factor 0.9000 0.9000 0.9000 0.9000 0.9000 0.9000
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 38 135 173 3 1 35
Total Analysis Volume [veh/h] 153 540 691 13 2 141
Pedestrian Volume [ped/h] 0 0 0
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Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 2: 2 PM Existing

Intersection Settings

Priority Scheme Free Free Stop
Flared Lane Yes
Storage Area [veh] 2
Two-Stage Gap Acceptance Yes
Number of Storage Spaces in Median 2
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.17 0.01 0.32
d_M, Delay for Movement [s/veh] 9.90 22.20 17.00
Movement LOS A A A A C C
95th-Percentile Queue Length [veh] 0.62 0.00 0.00 0.00 1.37 1.37
95th-Percentile Queue Length [ft] 15.51 0.00 0.00 0.00 34.29 34.29
d_A, Approach Delay [s/veh] 2.19 0.00 17.07
Approach LOS A A C
d_l, Intersection Delay [s/veh] 2.57
Intersection LOS C

ATEP, Inc.
4/3/2018
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Scenario 2: 2 PM Existing
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Turning Movement Volume: Summary

Scenario 2 PM Existing

4/3/2018

Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru [ Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Volume
1 McDaniel at 19th St 35 125 2 5 117 41 47 36 15 2 56 4 485
Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
2 McDaniel at 18th St 5 141 2 3 143 4 7 5 8 7 12 1 348
) Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
3 McDaniel at 17th St 15 144 144 12 9 2 326
Northeastbound Southwestbound Southeastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
4 McDaniel at Lafayette 138 486 622 12 2 127 1387
ATEP, Inc. Report File: J:\..\18-379 PM Existing.pdf K Birky, PE, PTOE
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Scenario 2: 2 PM Existing

18-378 - 17th at McDaniels Apts TIA
Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro
Report File: J:\..\18-379 PM Existing.pdf

Turning Movement Volume: Detail

Scenario 2 PM Existing

4/3/2018

B In(?\;-secﬁon Violitié Typs Northbound Southbound Eastbound Westbound : Total
ame Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
Final Base 35 125 2 5 117 41 47 36 15 2 56 4 485
Growth Rate | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 [ 1.00 | 1.00 | 1.00 | 1.00 -
1 McDaniel at In Process 0 0 0 0 0 0 0 0 0 0 0 0
19th St [Net New Trips| 0 0 0 0 0 0 0 0 0 0 0 0 0
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total 35 125 2 5 117 41 47 36 15 2 56 4 485
D Imﬂsec‘ion Volume Type Northbound Southbound Eastbound Westbound Total
ame Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
Final Base 5 141 2 3 143 4 7 5 8 7 12 11 348
Growth Rate | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 -
2 McDaniel at In Process 0 0 0 0 0 0 0 0 0 0 0 0
18th St | NetNew Trips| 0 0 0 0 0 0 0 0 0 0 0 0 0
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total 5 141 2 3 143 4 7 5 8 7 12 1 348
i Intersection Vot Typs Northbound Southbound Eastbound Total
Name Left Thru Thru Right Left Right | Volume
Final Base 15 144 144 12 9 2 326
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 -
3 McDaniel at In Process 0 0 0 0 0 0 0
17th St | Net New Trips 0 0 0 0 0 0 0
Other 0 0 0 0 0 0 0
Future Total 15 144 144 12 9 2 326
B Imi,rsedion Volume Type Northeastbound Southwestbound Southeastbound Total
ame Left Thru Thru Right Left Right [ Volume
Final Base 138 486 622 12 2 127 1387
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 -
4 McDaniel at In Process 0 0 0 0 0 0 0
Lafayette | Net New Trips 0 0 0 0 0 0 0
Other 0 0 0 0 0 0 0
Future Total 138 486 622 12 2 127 1387
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Report Figure 1: Lane Configuration and Traffic Control

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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Report Figure 2a: Traffic Volume - Base Volume
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Report Figure 2f: Traffic Volume - Future Total Volume
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Vistro File: J:\...\18-379 McDaniels St Apts TIA.vistro Scenario 3 AM Developed
Report File: J:\..\18-379 AM Developed.pdf 4/3/2018

Intersection Analysis Summary

ID Intersection Name Control Type Method Worst Mvmt VIiC Delay (s/veh)|LOS
1 McDaniel at 19th St | Allwaystop | "CpiO" | SBThru | 0.275 9.0 A
2 McDaniel at 18th St |Two-waystop| 't4io | EBThru | 0026 115 B
3 McDaniel at 17th St |Two-way stop| i o0 EB Left 0.018 10.6 B
4 McDaniel at Lafayette | Two-way stop Héz“i’t'ig;h SEBLeft | 0.005 15.2 c
5 McDaniel at Site Access | Two-way stop HEczjl\ifig:lh EB Left 0.006 10.6 B

V/C, Delay, LOS: For two-way stop, these values are taken from the movement with the worst (highest) delay value. for
all other control types, they are taken for the whole intersection.
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18-378 - 17th at McDaniels Apts TIA
Scenario 3: 3 AM Developed

Intersection Level Of Service Report
Intersection 1: McDaniel at 19th St

Control Type: All-way stop Delay (sec/ veh): 9.0
Analysis Method: HCM 6th Edition Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.275
Intersection Setup
Name McDaniel St McDaniel St 19th St 19th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + "I" + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 19th St 19th St
Base Volume Input [veh/h] 42 68 2 4 109 53 43 29 38 1 31 2
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 2 0 1 0 0 0 0 0 1 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 44 68 3 4 109 53 43 29 39 1 31 2
Peak Hour Factor 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 15 23 1 1 36 18 14 10 13 0 10 1
Total Analysis Volume [veh/h] 59 91 4 5 145 71 57 39 52 1 41 3
Pedestrian Volume [ped/h] 0 0 0 0
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18-378 - 17th at McDaniels Apts TIA

Scenario 3: 3 AM Developed

Intersection Settings

Lanes
Capacity per Entry Lane [veh/h] 751 804 750 714
Degree of Utilization, x 0.21 0.27 0.20 0.06
Movement, Approach, & Intersection Results
95th-Percentile Queue Length [veh] 0.77 1.12 0.73 0.20
95th-Percentile Queue Length [ft] 19.15 27.99 18.26 5.04
Approach Delay [s/veh] 9.03 9.16 8.98 8.38
Approach LOS A A A A
Intersection Delay [s/veh] 9.02
Intersection LOS A

ATEP, Inc.
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18-378 - 17th at McDaniels Apts TIA
Scenario 3: 3 AM Developed

Intersection Level Of Service Report
Intersection 2: McDaniel at 18th St

Control Type: Two-way stop Delay (sec/ veh): 1.5
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.026
Intersection Setup
Name McDaniel St McDaniel St 18th St 18th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + "I" + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 18th St 18th St
Base Volume Input [veh/h] 3 99 3 2 130 16 10 12 6 0 17 5
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 3 0 0 1 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 3 102 3 2 131 16 10 12 6 0 17 5
Peak Hour Factor 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 1 33 1 1 42 5 3 4 2 0 5 2
Total Analysis Volume [veh/h] 4 131 4 3 168 21 13 15 8 0 22 6
Pedestrian Volume [ped/h] 0 0 0 0
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18-378 - 17th at McDaniels Apts TIA
Scenario 3: 3 AM Developed

Intersection Settings

Priority Scheme Free Free Stop Stop
Flared Lane No No
Storage Area [veh]
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.00 0.00 0.02 0.03 0.01 0.00 0.04 0.01
d_M, Delay for Movement [s/veh] 7.65 7.53 11.53 | 11.54 9.56 11.38 | 11.53 9.25
Movement LOS A A A A A A B B A B B A
95th-Percentile Queue Length [veh] 0.34 0.34 0.34 047 0.47 0.47 0.18 0.18 0.18 0.14 0.14 0.14
95th-Percentile Queue Length [ft] 8.51 8.51 8.51 11.64 | 11.64 | 11.64 4.56 4.56 4.56 3.52 3.52 3.52
d_A, Approach Delay [s/veh] 0.22 0.12 11.10 11.04
Approach LOS A A B B
d_l, Intersection Delay [s/veh] 1.93
Intersection LOS B
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Scenario 3: 3 AM Developed

Intersection Level Of Service Report
Intersection 3: McDaniel at 17th St

Control Type: Two-way stop Delay (sec/ veh): 10.6
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.018
Intersection Setup
Name McDaniel St McDaniel St 17th St
Approach Northbound Southbound Eastbound
Lane Configuration "I F 41»
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 17th St
Base Volume Input [veh/h] 4 98 127 ¥ 9 13
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 3.86 3.86 3.86 3.86 3.86 3.86
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 3 1 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 4 101 128 7 9 13
Peak Hour Factor 0.7400 0.7400 0.7400 0.7400 0.7400 0.7400
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 1 34 43 2 3 4
Total Analysis Volume [veh/h] 5 136 173 9 12 18
Pedestrian Volume [ped/h] 0 0 0
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Scenario 3: 3 AM Developed

Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.00

0.02

0.02

d_M, Delay for Movement [s/veh]

7.61

10.61

9.37

Movement LOS

95th-Percentile Queue Length [veh]

0.34

0.34

0.00 0.00

0.12

0.12

95th-Percentile Queue Length [ft]

8.50

8.50

0.00 0.00

3.04

3.04

d_A, Approach Delay [s/veh]

0.27

0.00

9.87

Approach LOS

d_|, Intersection Delay [s/veh]

0.95

Intersection LOS
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Scenario 3: 3 AM Developed

Intersection Level Of Service Report
Intersection 4: McDaniel at Lafayette

Control Type: Two-way stop Delay (sec/ veh): 15.2
Analysis Method: HCM 6th Edition Level Of Service: C
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.005

Intersection Setup
Name Lafayette Ave Lafayette Ave McDaniel St
Approach Northeastbound Southwestbound Southeastbound
Lane Configuration 41 I I-. ,1_,
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name Lafayette Ave Lafayette Ave McDaniel St
Base Volume Input [veh/h] 97 324 297 3 2 143
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 7.37 7.37 7.37 7.37 7.37 7.37
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 1 0 0 0 0 5
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 98 324 297 3 2 148
Peak Hour Factor 0.8700 0.8700 0.8700 0.8700 0.8700 0.8700
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 28 93 85 1 1 43
Total Analysis Volume [veh/h] 113 372 341 3 2 170
Pedestrian Volume [ped/h] 0 0 0
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Scenario 3: 3 AM Developed

Intersection Settings

Priority Scheme Free Free Stop
Flared Lane Yes
Storage Area [veh] 2
Two-Stage Gap Acceptance Yes
Number of Storage Spaces in Median 2
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.10 0.00 0.25
d_M, Delay for Movement [s/veh] 8.36 15.20 11.92
Movement LOS A A A A C B
95th-Percentile Queue Length [veh] 0.32 0.00 0.00 0.00 0.97 0.97
95th-Percentile Queue Length [ft] 7.88 0.00 0.00 0.00 24.25 24.25
d_A, Approach Delay [s/veh] 1.95 0.00 11.96
Approach LOS A A B
d_lI, Intersection Delay [s/veh] 3.00
Intersection LOS C
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Scenario 3: 3 AM Developed

Intersection Level Of Service Report
Intersection 5: McDaniel at Site Access

. Control Type: Two-way stop Delay (sec/ veh): 10.6
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.006
Intersection Setup
Name McDaniel St McDaniel St Site Access
Approach Northbound Southbound Eastbound
Lane Configuration O'I P 4-rp
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St Site Access
Base Volume Input [veh/h] 0 102 145 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 4.00 4.00 4.00 4.00 4.00 4.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 1 0 0 1 3 5
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 1 102 145 1 3 5
Peak Hour Factor 0.7400 0.7400 0.7400 0.7400 0.7400 0.7400
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 0 34 49 0 1 2
Total Analysis Volume [veh/h] 1 138 196 1 4 7
Pedestrian Volume [ped/h] 0 0 0
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Version 5.00-02 Scenario 3: 3 AM Developed
Intersection Settings
Priority Scheme Free Free Stop
Flared Lane No

Storage Area [veh]

Two-Stage Gap Acceptance No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

VIC, Movement V/C Ratio 0.00 0.01 0.01
d_M, Delay for Movement [s/veh] 7.64 10.57 9.36
Movement LOS A A A A B A
95th-Percentile Queue Length [veh] 0.34 0.34 0.00 0.00 0.04 0.04
95th-Percentile Queue Length [ft] 8.49 8.49 0.00 0.00 1.10 1.10
d_A, Approach Delay [s/veh] 0.05 0.00 9.80
Approach LOS A A A
d_l, Intersection Delay [s/veh] 0.33
Intersection LOS B
ATEP, Inc. Report File: J:\...\18-379 AM Developed.pdf K Birky, PE, PTOE
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Turning Movement Volume: Summary

Scenario 3 AM Developed

4/3/2018

Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Left | Thru | Right | Volume
1 McDaniel at 19th St 44 68 3 4 109 53 43 29 39 1 31 2 426
Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Volume
2 McDaniel at 18th St 3 102 3 2 131 16 10 12 6 0 17 5 307
Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
3 McDaniel at 17th St 4 101 128 7 9 13 262
Northeastbound Southwestbound Southeastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
4 McDaniel at Lafayette 98 324 297 3 2 148 872
Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
5 McDaniel at Site Access 1 102 145 1 3 5 257
ATEP, Inc. Report File: J:\..\18-379 AM Developed.pdf K Birky, PE, PTOE
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Turning Movement Volume: Detail

Scenario 3 AM Developed

4/3/2018

D Inti;'section Volume Type Northbound Southbound Eastbound Westbound . Total
ame Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
Final Base 42 68 2 4 109 53 43 29 38 1 31 2 422
Growth Rate | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 -
’ McDaniel at In Process 0 0 0 0 0 0 0 0 0 0 0 0 0
19th St | Net New Trips | 2 0 1 0 0 0 0 0 1 0 0 0 4
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total 44 68 3 4 109 53 43 29 39 1 31 2 426
- Inter,-\lrsection Volutis Ty Northbound Southbound Eastbound Westbound Total
ame Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
Final Base 3 99 3 2 130 16 10 12 6 0 17 5 303
Growth Rate | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 -
3 McDaniel at In Process 0 0 0 0 0 0 0 0 0 0 0 0 0
18th St [NetNew Trips | 0 3 0 0 1 0 0 0 0 0 0 0 4
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total 3 102 3 2 131 16 10 12 6 0 17 5 307
i Intersection Volume Type Northbound Southbound Eastbound Total
Name Left Thru Thru Right Left Right | Volume
Final Base 4 98 127 7 9 13 258
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 -
3 Ma[;?':,iglat .In Process 0 0 0 0 0 0 0
Net New Trips 0 3 1 0 0 0 4
Other 0 0 0 0 0 0 0
Future Total 4 101 128 7 9 13 262
- Im?\,rsec“on Vltinie Typs Northeastbound Southwestbound Southeastbound Total
ame Left Thru Thru Right Left Right | Volume
Final Base 97 324 297 3 2 143 866
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 -
4 McDaniel at In Process 0 0 0 0 0 0 0
Lafayette | Net New Trips 1 0 0 0 0 5 6
Other 0 0 0 0 0 0 0
Future Total 98 324 297 3 2 148 872
ATEP, Inc. Report File: J:\...\18-379 AM Developed.pdf K Birky, PE, PTOE
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18-378 - 17th at McDaniels Apts TIA

Scenario 3: 3 AM Developed

D |nti§secﬁon Volume Type Northbound Southbound Eastbouné Total
ame Left Thru Thru Right Left Right | Volume

Final Base 0 102 145 0 ..0 0 247
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 -
5 McDaniel at In Process 0 0 0 0 0 0 0
Site Access [ Net New Trips 1 0 0 1 3 5 10
Other 0 0 0 0 0 0 0

Future Total 1 102 145 1 3 5 257

ATEP, Inc. Report File: J:\..\18-379 AM Developed.pdf K Birky, PE, PTOE
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18-378 - 17th at McDaniels Apts TIA
Vistro File: J:\...\18-379 McDaniels St Apts TIA.vistro
Report File: J:\..\18-379 AM Developed.pdf

Trip Generation summary

Scenario 3 AM Developed
4/3/2018

Added Trips
. . Ind. . o o . " Total (% of Total
Zone ID: Name Land Use variables |Code Var. Rate Quantity % In % Out | Trips In |Trips Out Trips Trips
' . ITE |Apartm
9: McDaniel St Apts Apartments 220 lent Uniq0.510 29.000 20.00 80.00 3 12 15 100.00
Added Trips Total 3 12 15 100.00
ATEP, Inc. Report File: J:\..\18-379 AM Developed.pdf K Birky, PE, PTOE
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18-378 - 17th at McDaniels Apts TIA
Vistro File: J:\...\18-379 McDaniels St Apts TIA.vistro
Report File: J:\...\18-379 AM Developed.pdf

Trip Distribution summary

Scenario 3 AM Developed
4/3/2018

Zone 9: McDaniel St Apts
To McDaniel St Apts: From “A;?;me' at
Zone / Gate Share % Trips Share % Trips

1: Gate 10.00 0 10.00 1
2: Gate 0.00 0 0.00 0

3: Gate 20.00 1 20.00 2
4: Gate 0.00 0 0.00 0

5: Gate 0.00 0 0.00 0

6: Gate 0.00 0 0.00 0

7: Gate 40.00 1 40.00 5

8: Gate 0.00 0 0.00 0
Total 70.00 2 70.00 8

ATEP, Inc. Report File: J:\..\18-379 AM Developed.pdf K Birky, PE, PTOE

4/3/2018 Vistro File: J:\...\18-379 McDaniels St Apts TIA.vistro
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Report Figure 1: Lane Configuration and Traffic Control
i | * ? -

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette

ATEP, Inc. Report File: J:\...\18-379 AM Developed.pdf K Birky, PE, PTOE
4/3/2018 Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro 17



Generated with VISTRO 18-378 - 17th at McDaniels Apts TIA
Version 5.00-02 Scenario 3: 3 AM Developed
Report Figure 2a: Traffic Volume - Base Volume
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Version 5.00-02 Scenario 3: 3 AM Developed
Report Figure 2d: Traffic Volume - Net New Site Trips
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McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette

McDaniel at Site Access
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Report Figure 2f: Traffic Volume - Future Total Volume
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Report Figure 3: Traffic Conditions
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Version 5.00-02 Scenario 4: 4 PM Developed

18-378 - 17th at McDaniels Apts TIA
Vistro File: J:\...\18-379 McDaniels St Apts TIA.vistro Scenario 4 PM Developed
Report File: J:\..\18-379 PM Developed.pdf 4/3/2018

Intersection Analysis Summary

ID Intersection Name Control Type Method Worst Mvmt ViC Delay (s/veh)| LOS
1 McDaniel at 19th St | Allwaystop | oo™ | NBThu | 0243 8.9 A
2 McDaniel at 18th St |Two-waystop| "o | WBThru | 0.025 118 B
3 McDaniel at 17th St Two-way stop Hé'}figrt‘h EB Left 0.016 10.9 B
4 McDaniel at Lafayette Two-way stop HEcij'\i/tlic?r:h SEB Left 0.008 22.5 C
5 McDaniel at Site Access | Two-way stop| oo EB Left 0.003 10.7 B

V/C, Delay, LOS: For two-way stop, these values are taken from the movement with the worst (highest) delay value. for
all other control types, they are taken for the whole intersection.

ATEP, Inc. Report File: J:\..\18-379 PM Developed.pdf K Birky, PE, PTOE
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18-378 - 17th at McDaniels Apts TIA
Scenario 4: 4 PM Developed

Intersection Level Of Service Report
Intersection 1: McDanie! at 19th St

Control Type: All-way stop Delay (sec / veh): 8.9
Analysis Method: HCM 6th Edition Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.243
Intersection Setup
Name McDaniel St McDaniel St 19th St 19th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration "I" + + "I"
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 19th St 19th St
Base Volume Input [veh/h] 35 125 2 5 117 41 47 36 15 2 56 4
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 1 0 1 0 0 0 0 0 2 1 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 36 125 3 5 117 41 47 36 17 3 56 4
Peak Hour Factor 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 10 36 1 1 34 12 14 10 5 1 16 1
Total Analysis Volume [veh/h] 41 144 3 6 134 47 54 41 20 3 64 5
Pedestrian Volume [ped/h] 0 0 0 0

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA

Scenario 4: 4 PM Developed

Intersection Settings

Lanes

Capacity per Entry Lane [veh/h] 774 803 736 730
Degree of Utilization, x 0.24 0.23 0.16 0.10

Movement, Approach, & Intersection Results
95th-Percentile Queue Length [veh] 0.95 0.90 0.55 0.33
95th-Percentile Queue Length [ft] 23.78 22.51 13.80 8.18
Approach Delay [s/veh] 9.14 8.84 8.80 8.47

Approach LOS A A A A
Intersection Delay [s/veh] 8.89
Intersection LOS A

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 4: 4 PM Developed

Intersection Level Of Service Report
Intersection 2: McDaniel at 18th St

Control Type: Two-way stop Delay (sec/ veh): 11.8
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.025
Intersection Setup
Name McDaniel St McDaniel St 18th St 18th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration "I- + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 18th St 18th St
Base Volume Input [veh/h] 5 141 2 3 143 4 7 5 8 7 12 11
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 2 0 0 3 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 5 143 2 3 146 4 7 5 8 7 12 11
Peak Hour Factor 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 1 43 1 1 43 1 2 1 2 2 4 3
Total Analysis Volume [veh/h] 6 170 2 4 174 5 8 6 10 8 14 13
Pedestrian Volume [ped/h] 0 0 0 0

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 4: 4 PM Developed

Intersection Settings

Priority Scheme Free Free Stop Stop
Flared Lane No No
Storage Area [veh]
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.00 0.00 0.01 0.01 0.01 0.01 0.03 0.01
d_M, Delay for Movement [s/veh] 7.60 7.58 11.73 | 11.70 9.38 11.70 | 11.83 9.46
Movement LOS A A A A A A B B A B B A
95th-Percentile Queue Length [veh] 0.44 0.44 0.44 0.45 0.45 0.45 0.1 0.11 0.11 0.17 0.17 0.17
95th-Percentile Queue Length [ft] 10.98 | 10.98 | 10.98 | 11.26 | 11.26 | 11.26 2.87 2.87 2.87 4.31 4.31 4.31
d_A, Approach Delay [s/veh] 0.26 0.17 10.75 10.92
Approach LOS A A B B
d_l, Intersection Delay [s/veh] 1.70

Intersection LOS

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 4: 4 PM Developed

Intersection Level Of Service Report
Intersection 3: McDaniel at 17th St

Control Type: Two-way stop Delay (sec / veh): 10.9
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.016
Intersection Setup
Name McDaniel St McDaniel St 17th St
Approach Northbound Southbound Eastbound
Lane Configuration "l P T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 17th St
Base Volume Input [veh/h] 16 144 144 12 9 2
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.60 0.60 0.60 0.60 0.60 0.60
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 2 3 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 15 146 147 12 9 2
Peak Hour Factor 0.8700 0.8700 0.8700 0.8700 0.8700 0.8700
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 4 42 42 3 3 1
Total Analysis Volume [veh/h] 17 168 169 14 10 2
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 4: 4 PM Developed

Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.01

0.02

0.00

d_M, Delay for Movement [s/veh]

7.60

10.93

9.24

Movement LOS

95th-Percentile Queue Length [veh]

0.46

0.46

0.00 0.00

0.06

0.06

95th-Percentile Queue Length [ft]

11.38

11.38

0.00 0.00

1.41

1.41

d_A, Approach Delay [s/veh]

0.70

0.00

10.65

Approach LOS

d_l, Intersection Delay [s/veh]

0.68

Intersection LOS

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 4: 4 PM Developed

Intersection Level Of Service Report
Intersection 4: McDaniel at Lafayette

Control Type: Two-way stop Delay (sec/ veh): 225
Analysis Method: HCM 6th Edition Level Of Service: C
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.008
Intersection Setup
Name Lafayette Ave Lafayette Ave McDaniel St
Approach Northeastbound Southwestbound Southeastbound
Lane Configuration ‘1 I r’ 41"
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name Lafayette Ave Lafayette Ave McDaniel St
Base Volume Input [veh/h] 138 486 622 12 2 127
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%)] 3.30 3.30 3.30 3.30 3.30 3.30
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 5 0 0 0 0 2
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 143 486 622 12 2 129
Peak Hour Factor 0.9000 0.9000 0.9000 0.9000 0.9000 0.9000
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 40 135 173 3 1 36
Total Analysis Volume [veh/h] 159 540 691 13 2 143
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA

Scenario 4: 4 PM Developed

Intersection Settings

Priority Scheme Free Free Stop
Flared Lane Yes
Storage Area [veh] 2
Two-Stage Gap Acceptance Yes
Number of Storage Spaces in Median 2
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.18 0.01 0.33
d_M, Delay for Movement [s/veh] 9.94 22.52 17.08
Movement LOS A A A A C C
95th-Percentile Queue Length [veh] 0.65 0.00 0.00 0.00 1.40 1.40
95th-Percentile Queue Length [ft] 16.25 0.00 0.00 0.00 34.98 34.98
d_A, Approach Delay [s/veh] 2.26 0.00 17.15
Approach LOS A A C
d_l, Intersection Delay [s/veh] 2.63
Intersection LOS C

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 4: 4 PM Developed

Intersection Level Of Service Report
Intersection 5: McDaniel at Site Access

Control Type: Two-way stop Delay (sec/ veh): 10.7
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.003

Intersection Setup
Name McDaniel St McDaniel St Site Access
Approach Northbound Southbound Eastbound
Lane Configuration 4" l“ 41"’
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name " McDaniel St McDaniel St Site Access
Base Volume Input [veh/h] 0 159 146 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.60 0.60 0.60 0.60 0.60 0.60
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 5 0 0 3 2 2
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 5 159 146 3 2 2
Peak Hour Factor 0.8700 0.8700 0.8700 0.8700 0.8700 0.8700
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 1 46 42 1 1 1
Total Analysis Volume [veh/h] 6 183 168 3 2 2
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
4/3/2018
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Version 5.00-02 Scenario 4: 4 PM Developed

Intersection Settings

Priority Scheme Free Free Stop

Flared Lane No

Storage Area [veh]

Two-Stage Gap Acceptance No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

VIC, Movement V/C Ratio 0.00 0.00 0.00
d_M, Delay for Movement [s/veh] 7.56 10.70 9.13
Movement LOS A A A A B A
95th-Percentile Queue Length [veh] 0.46 0.46 0.00 0.00 0.02 0.02
95th-Percentile Queue Length [ft] 11.53 11.53 0.00 0.00 0.41 0.41
d_A, Approach Delay [s/veh] 0.24 0.00 9.91
Approach LOS A A A
d_|, Intersection Delay [s/veh] 0.23
Intersection LOS B
ATEP, Inc. Report File: J:\..\18-379 PM Developed.pdf K Birky, PE, PTOE
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Turning Movement Volume: Summary

Scenario 4 PM Developed

4/3/2018

Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Left | Thru | Right | Volume
1 McDaniel at 19th St 36 125 3 5 117 41 47 36 17 3 56 4 490
Northbound Southbound Eastbound Westbound Total
ID Intersection Name -
Left | Thru | Right | Left | Thru [ Right | Left | Thru | Right | Left | Thru | Right | Volume
2 McDaniel at 18th St 5 143 2 3 146 4 7 5 8 7 12 11 353
Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
3 McDaniel at 17th St 15 146 147 12 9 2 331
Northeastbound Southwestbound Southeastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
4 McDaniel at Lafayette 143 486 622 12 2 129 1394
Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
5 McDaniel at Site Access 5 159 146 3 2 2 317
ATEP, Inc. Report File: J:\..\18-379 PM Developed.pdf K Birky, PE, PTOE
4/3/2018 Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro 12
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Turning Movement Volume: Detail

Scenario 4 PM Developed

4/3/2018

- |n(er\;-section Volume Type Northbound Southbound Eastbound Westbound Total
ame Left | Thru | Right | Left | Thru | Right | Left | Thru | Right [ Left | Thru | Right [ Volume
Final Base 35 125 2 5 117 41 47 36 15 2 56 4 485
Growth Rate | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 -
’ McDaniel at In Process 0 0 0 0 0 0 0 0 0 0 0 0
19th St | Net New Trips [ 1 0 1 0 0 0 0 0 2 1 0 0 5
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total 36 125 3 5 117 41 47 36 17 3 56 4 490
i |nti;—section Volume Type Northbound Southbound Eastbound Westbound Total
ame Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
Final Base 5 141 2 3 143 4 7 5 8 7 12 11 348
Growth Rate | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 | 1.00 -
) McDaniel at | In Process 0 0 0 0 0 0 0 0 0 0 0 0 0
18th St | NetNew Trips| 0 2 0 0 3 0 0 0 0 0 0 0 5
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total 5 143 2 3 146 4 7 5 8 7 12 11 353
D Intersection Volume Type Northbound Southbound Eastbound Total
Name Left Thru Thru Right Left Right | Volume
Final Base 15 144 144 12 9 2 326
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 -
3 McDaniel at In Process 0 0 0 0 0 0 0
17th St | Net New Trips 0 2 3 0 0 0 5
Other 0 0 0 0 0 0 0
Future Total 15 146 147 12 9 2 331
D lntilrseCﬁon Volume Type Northeastbound Southwestbound Southeastbound Total
ame Left Thru Thru Right Left Right | Volume
Final Base 138 486 622 12 2 127 1387
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 -
4 McDaniel at In Process 0 0 0 0 0 0 0
Lafayette [ Net New Trips 5 0 0 0 0 2 7
Other 0 0 0 0 0 0 0
Future Total 143 486 622 12 2 129 1394
ATEP, Inc. Report File: J:\...\18-379 PM Developed.pdf K Birky, PE, PTOE
4/3/2018 Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro 13
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18-378 - 17th at McDaniels Apts TIA
Scenario 4: 4 PM Developed

- Inter\;-secﬁon T Northbound Southboun.d Eastbound Total
ame Left Thru Thru Right Left Right | Volume
Final Base 0 159 146 0 0 0 305
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 -
5 McDaniel at In Process 0 0 0 0 0 0 0
Site Access [ Net New Trips 5 0 0 3 2 2 12
Other 0 0 0 0 0 0 0
Future Total 5 159 146 3 2 2 317
ATEP, Inc. Report File: J:\...\18-379 PM Developed.pdf K Birky, PE, PTOE
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Scenario 4: 4 PM Developed

Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro

18-378 - 17th at McDaniels Apts TIA

Scenario 4 PM Developed

Report File: J:\..\18-379 PM Developed.pdf 4/3/2018
Trip Generation summary
Added Trips
Zone ID: Name Land Use variables |Code :;':_'. Rate Quantity % In % Out | Trips In |Trips Out I:::)asl % .?.:iz:tal
9: McDaniel St Apts Apartments o :lftagr"‘i‘qo.szo 29.000 65.00 | 35.00 12 6 18 100.00
Added Trips Total 12 6 18 100.00

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
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Report File: J:\..\18-379 PM Developed.pdf

Trip Distribution summary

Scenario 4 PM Developed
4/3/2018

Zone 9: McDaniel St Apts
To McDaniel St Apts: From “A:?;mel St
Zone / Gate Share % Trips Share % Trips
1: Gate 10.00 1 10.00 1
2: Gate 0.00 0 0.00 0
3: Gate 20.00 2 20.00 1
4: Gate 0.00 0 0.00 0
5: Gate 0.00 0 0.00 0
6: Gate 0.00 0 0.00 0
7: Gate 40.00 5 40.00 2
8: Gate 0.00 0 0.00 0
Total 70.00 8 70.00 4
ATEP, Inc. Report File: J:\...\18-379 PM Developed.pdf K Birky, PE, PTOE
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Report Figure 1: Lane Configuration and Traffic Control
imoe e -

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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Report Figure 2a: Traffic Volume - Base Volume
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McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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Report Figure 2d: Traffic Volume - Net New Site Trips

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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Report Figure 2f: Traffic Volume - Future Total Volume
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McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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Report Flgure 3: Traffic Conditions

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette

o ®
)

N

/‘ ) ‘K Delay: 22.52
' D?gys'-sfg LOS: C
K' : VIC: 0.016 V/C: 0.008

I

McDaniel at Site Access

O¥Sy

Delay: 10.70
LOS: B
V/C: 0.003

\‘“T )
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Scenario 5: 5 AM Future - 2028

18-378 - 17th at McDaniels Apts TIA
Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro
Report File: J:\..\18-379 AM Future 2028.pdf

Intersection Analysis Summary

Scenario 5 AM Future - 2028

4/3/2018

ID Intersection Name Control Type Method Worst Mvmt VviC Delay (s/veh)[LOS
1 McDaniel at 19th St | Allwaystop | o0 | sBThru | 0.307 9.4 A
2 McDaniel at 18th St | Two-way stop Hé;'}’t'ig;h EB Left 0.025 12.0 B
3 McDaniel at 17th St [Two-waystop| ' on" EB Left 0.022 10.9 B
4 McDaniel at Lafayette | Two-way stop HECd“i’t'igrt]h SEBLeft | 0.005 16.4 c
5 McDaniel at Site Access | Two-way stop Héijl\i/tligrt]h EB Left 0.006 10.8 B

V/C, Delay, LOS: For two-way stop, these values are taken from the movement with the worst (highest) delay value. for
all other control types, they are taken for the whole intersection.

ATEP, Inc.
4/3/2018

Report File: J:\..\18-379 AM Future 2028.pdf
Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro

K Birky, PE, PTOE
1



Generated with VISTRO

Version 5.00-02

18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2028

Intersection Level Of Service Report
Intersection 1: McDaniel at 19th St

Control Type: All-way stop Delay (sec/ veh): 9.4
Analysis Method: HCM 6th Edition Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.307
Intersection Setup
Name McDaniel St McDaniel St 19th St 19th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 19th St 19th St
Base Volume Input [veh/h] 42 68 2 4 109 53 43 29 38 1 31 2
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage (%] 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70 4.70
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 2 0 1 0 0 0 0 0 1 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 48 75 3 4 120 58 47 32 43 1 34 2
Peak Hour Factor 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500 | 0.7500
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 16 25 1 1 40 19 16 1 14 0 11 1
Total Analysis Volume [veh/h] 64 100 4 5 160 77 63 43 57 1 45 3
Pedestrian Volume [ped/h] 0 0 0 0

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA

Scenario 5: 5 AM Future - 2028

Intersection Settings

Lanes

Capacity per Entry Lane [veh/h] 737 789 734 695
Degree of Utilization, x 0.23 0.31 0.22 0.07

Movement, Approach, & Intersection Results
95th-Percentile Queue Length [veh] 0.88 1.30 0.85 0.23
95th-Percentile Queue Length [ft] 21.89 32.55 21.17 5.67
Approach Delay [s/veh] 9.33 9.57 9.30 8.57

Approach LOS A A A A

Intersection Delay [s/veh]

9.35

Intersection LOS

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2028

Intersection Level Of Service Report
Intersection 2: McDaniel at 18th St

Control Type: Two-way stop Delay (sec / veh): 12.0
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.025
Intersection Setup
Name McDaniel St McDaniel St 18th St 18th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration "l" "I" + "l"
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 18th St 18th St
Base Volume Input [veh/h] 3 99 3 2 130 16 10 12 6 0 17 5
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90 5.90
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 3 0 0 1 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0] 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 3 112 3 2 144 18 11 13 7 0 19 6
Peak Hour Factor 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800 | 0.7800
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 1 36 1 1 46 6 4 4 2 0 6 2
Total Analysis Volume [veh/h] 4 144 4 3 185 23 14 17 9 0 24 8
Pedestrian Volume [ped/h] 0 0 0 0
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18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2028

Intersection Settings

Priority Scheme Free Free Stop Stop
Flared Lane No No
Storage Area [veh]
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.00 0.00 0.03 0.03 0.01 0.00 0.04 0.01
d_M, Delay for Movement [s/veh] 7.69 7.56 11.96 | 11.87 9.74 11.78 | 11.85 9.37
Movement LOS A A A A A A B B A B B A
95th-Percentile Queue Length [veh] 0.38 0.38 0.38 0.53 0.53 0.53 0.21 0.21 0.21 0.17 0.17 0.17
95th-Percentile Queue Length [ft] 9.57 9.57 9.57 13.15 | 13.15 | 13.15 5.34 5.34 5.34 4.14 4.14 4.14
d_A, Approach Delay [s/veh] 0.20 0.1 11.42 11.23
Approach LOS A A B B
d_l, Intersection Delay [s/veh] 2.00
Intersection LOS B

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2028

Intersection Level Of Service Report
Intersection 3: McDaniel at 17th St

Control Type: Two-way stop Delay (sec/ veh): 10.9
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.022
Intersection Setup
Name McDaniel St McDaniel St 17th St
Approach Northbound Southbound Eastbound
Lane Configuration "I I" T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 17th St
Base Volume Input [veh/h] 4 98 127 7 9 13
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 3.86 3.86 3.86 3.86 3.86 3.86
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 3 1 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 4 111 141 8 10 14
Peak Hour Factor 0.7400 0.7400 0.7400 0.7400 0.7400 0.7400
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 1 38 48 3 3 5
Total Analysis Volume [veh/h] 5 150 191 11 14 19
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
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Scenario 5: 5 AM Future - 2028

Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.00

0.02

0.02

d_M, Delay for Movement [s/veh]

7.66

10.89

9.51

Movement LOS

95th-Percentile Queue Length [veh]

0.39

0.39

0.00

0.00

0.14

0.14

95th-Percentile Queue Length [ft]

9.63

9.63

0.00

0.00

3.50

3.50

d_A, Approach Delay [s/veh]

0.25

0.00

10.10

Approach LOS

d_|, Intersection Delay [s/veh]

0.95

Intersection LOS

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2028

Intersection Level Of Service Report
Intersection 4: McDaniel at Lafayette

Control Type: Two-way stop Delay (sec/ veh): 16.4
Analysis Method: HCM 6th Edition Level Of Service: C
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.005

Intersection Setup
Name Lafayette Ave Lafayette Ave McDaniel St
Approach Northeastbound Southwestbound Southeastbound
Lane Configuration 41 I P’ 4T'
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name Lafayette Ave Lafayette Ave McDaniel St
Base Volume Input [veh/h] 97 324 297 3 i 143
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 7.37 7.37 7.37 7.37 7.37 7.37
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 1 0 0 0 0 5
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 108 356 327 3 2 162
Peak Hour Factor 0.8700 0.8700 0.8700 0.8700 0.8700 0.8700
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 31 102 94 1 1 47
Total Analysis Volume [veh/h] 124 409 376 3 2 186
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
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18-378 - 17th at McDaniels Apts TIA
Scenario 5: 5 AM Future - 2028

Intersection Settings

Priority Scheme Free Free Stop
Flared Lane Yes
Storage Area [veh] 2
Two-Stage Gap Acceptance Yes
Number of Storage Spaces in Median 2
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.11 0.01 0.28
d_M, Delay for Movement [s/veh] 8.51 16.37 12.60
Movement LOS A A A A C B
95th-Percentile Queue Length [veh] 0.36 0.00 0.00 0.00 1.16 1.16
95th-Percentile Queue Length [ft] 9.03 0.00 0.00 0.00 29.03 29.03
d_A, Approach Delay [s/veh] 1.98 0.00 12.64
Approach LOS A A B
d_l, Intersection Delay [s/veh] 3.12
Intersection LOS C

ATEP, Inc.
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Scenario 5: 5 AM Future - 2028

Intersection Level Of Service Report
Intersection 5: MicDaniel at Site Access

Control Type: Two-way stop Delay (sec/ veh): 10.8
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.006
Intersection Setup
Name McDaniel St McDaniel St Site Access
Approach Northbound Southbound Eastbound
Lane Configuration "I P’ T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St Site Access
Base Volume Input [veh/h] 0 102 145 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 4.00 4.00 4.00 4.00 4.00 4.00
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 1 0 0 1 3 5
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 1 112 160 1 3 5
Peak Hour Factor 0.7400 0.7400 0.7400 0.7400 0.7400 0.7400
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 0 38 54 0 1 2
Total Analysis Volume [veh/h] 1 151 216 1 4 7
Pedestrian Volume [ped/h] 0 0 0
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Intersection Settings

Priority Scheme Free Free Stop

Flared Lane No

Storage Area [veh]

Two-Stage Gap Acceptance No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio 0.00 0.01 0.01
d_M, Delay for Movement [s/veh] 7.69 10.82 9.47
Movement LOS A A A A B A
95th-Percentile Queue Length [veh] 0.38 0.38 0.00 0.00 0.05 0.05
95th-Percentile Queue Length [ft] 9.56 9.56 0.00 0.00 1.14 1.14
d_A, Approach Delay [s/veh] 0.05 0.00 9.96
Approach LOS A A A
d_l, Intersection Delay [s/veh] 0.31
Intersection LOS B
ATEP, Inc. Report File: J:\..\18-379 AM Future 2028.pdf K Birky, PE, PTOE
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Turning Movement Volume: Summary

Scenario 5 AM Future - 2028

4/3/2018

Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
1 McDaniel at 19th St 48 75 3 4 120 58 47 32 43 1 34 2 467
. Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
2 McDaniel at 18th St 3 112 3 2 144 18 11 13 7 0 19 6 338
Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
3 McDaniel at 17th St 4 111 141 8 10 14 288
Northeastbound Southwestbound Southeastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
4 McDaniel at Lafayette 108 356 327 3 2 162 958
. Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
5 McDaniel at Site Access 1 112 160 1 3 5 282
ATEP, Inc. Report File: J:\...\18-379 AM Future 2028.pdf K Birky, PE, PTOE
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Turning Movement Volume: Detail

- Intﬁsecuon Vilims Type Northbound Southbound Eastbound Westbound : Total
ame Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru [ Right [ Volume
FinalBase | 42 | 68 2 4 109 | 53 | 43 | 29 | 38 1 31 2 422
Growth Rate | 1.10 | 1.10 | 1.10 [ 1.10 [ 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 z
j McDanielat | In Process 0 0 0 0 0 0 0 0 0 0 0 0 0
19th St | NetNew Trips | 2 0 1 0 0 0 0 0 1 0 0 0 4
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total | 48 | 75 3 4 [ 120 | 58 | 47 | 32 | 43 1 34 2 467
it lntijsedion Volume Type Northbound Southbound Eastbound Westbound Total
ame Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru [ Right | Volume
Final Base 3 99 3 2 130 | 16 10 12 6 0 17 5 303
Growth Rate | 1.10 | 1.10 [ 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 [ 1.10 [ 1.10 | 1.10 | 1.10 -
) McDaniel at | In Process 0 0 0 0 0 0 0 0 0 0 0 0 0
18th St | NetNew Trips [ 0 3 0 0 1 0 0 0 0 0 0 0 4
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
FutureTotal [ 3 [ 112 | 3 2 | 144 | 18 | 1 13 7 0 19 6 338
- Intersection Vs Type Northbound Southbound Eastbound Total
Name Left Thru Thru Right Left Right | Volume
Final Base 4 98 127 7 9 13 258
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10 -
5 McDaniel at In Process 0 0 0 0 0 0 0
17th St | Net New Trips 0 3 1 0 0 4
Other 0 0 0 0 0 0 0
Future Total 4 11 141 8 10 14 288
i Inti;'section Volume Type Northeastbound Southwestbot.md Southeastbm'md Total
ame Left Thru Thru Right Left Right | Volume
Final Base 97 324 297 3 2 143 866
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10 =
4 McDaniel at In Process 0 0 0 0 0 0 0
Lafayette [ Net New Trips 1 0 0 0 0 5 6
Other 0 0 0 0 0 0 0
Future Total 108 356 327 3 2 162 958
ATEP, Inc. Report File: J:\..\18-379 AM Future 2028.pdf K Birky, PE, PTOE
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- lnt?\:secﬁon Volume Type Northbound Southbound Eastbound Total
ame Left Thru Thru Right Left Right | Volume

Final Base 0 102 145 0 0 0 247
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10 -
5 McDaniel at In Process 0 0 0 0 0 0 0
Site Access [ Net New Trips 1 0 0 1 3 5 10

Other 0 0 0 0 0 0 0

Future Total 1 112 160 1 3 5 282

ATEP, Inc. Report File: J:\...\18-379 AM Future 2028.pdf K Birky, PE, PTOE
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Added Trips

18-378 - 17th at McDaniels Apts TIA

Trip Generation summary

Scenario 5 AM Future - 2028
4/3/2018

Ind.

Total |% of Total

X . . o o . .

Zone ID: Name Land Use variables |Code Var. Rate Quantity % In % Out | Trips In |Trips Out Trips Trips

9: McDaniel St Apts Apartments ITE JApartm|y 46| 29,000 2000 | 80.00 3 12 15 | 100.00
220 [ent Unit

Added Trips Total 3 12 15 100.00

ATEP, Inc.
4/3/2018

Report File: J:\...\18-379 AM Future 2028.pdf
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Trip Distribution summary

Scenario 5 AM Future - 2028
4/3/2018

Zone 9: McDaniel St Apts
To McDaniel St Apts: From '::?::me' St
Zone / Gate Share % Trips Share % Trips

1: Gate 10.00 0 10.00 1
2: Gate 0.00 0 0.00 0

3: Gate 20.00 1 20.00 2
4: Gate 0.00 0 0.00 0

5: Gate 0.00 0 0.00 0

6: Gate 0.00 0 0.00 0

7: Gate 40.00 1 40.00 5

8: Gate 0.00 0 0.00 0
Total 70.00 2 70.00 8

ATEP, Inc. Report File: J:\...\18-379 AM Future 2028.pdf K Birky, PE, PTOE
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Report Figure 1: Lane Configuration and Traffic Control

‘ McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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Report Flgure 2a: Traff ic Volume Base Volume

McDaniel at 19th St

McDaniel at Site Access
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N
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McDaniel at 18th St McDaniel at 17th St

McDaniel at Lafayette

o
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Report Figure 2d: Traffic Volume - Net New Site Trips
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Report Figure 2f: Traffic Volume - Future Total Volume
~ 3 - 4 ’ o ) . 3

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette
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Report Flgure 3: Traffic Conditions

McDaniel at 19th St McDaniel at 18th St McDaniel at 17th St McDaniel at Lafayette

@d\/

Delay: 16.37
LOS B Los: C
VIC: 0.022 V/C: 0.005

al )/

S

L.Delay: 935, = ‘\
LOS: A

} Delay: 10.82
LOS: B
N

V/IC: 0.006
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Intersection Analysis Summary

ID Intersection Name Control Type Method Worst Mvmt \/[ Delay (s/veh)|LOS
1 McDaniel at 19th St | Allwaystop | OO | NBThu | 0.275 9.2 A
2 McDaniel at 18th St [Two-waystop| 'Iion | WBThu | 0028 12.2 B
3 McDaniel at 17th St | Two-way stop H&'\i’t'if;h EB Left 0.019 11.3 B
4 McDaniel at Lafayette | Two-way stop| 'tqior | SEBLeft | 0.009 26.3 D
5 McDaniel at Site Access | Two-way stop| it o EB Left 0.003 11.0 B

V/C, Delay, LOS: For two-way stop, these values are taken from the movement with the worst (highest) delay value. for
all other control types, they are taken for the whole intersection.

ATEP, Inc. Report File: J:\..\18-379 PM Future 2028.pdf K Birky, PE, PTOE
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2028

Intersection Level Of Service Report
intersection 1: McDaniel at 19th St

Control Type: All-way stop Delay (sec / veh): 9.2
Analysis Method: HCM 6th Edition Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.275
Intersection Setup
Name McDaniel St McDaniel St 19th St 19th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 19th St 19th St
Base Volume Input [veh/h] 35 125 2 5 117 41 47 36 15 2 56 4
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20 1.20
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 1 0 1 0 0 0 0 0 2 1 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 40 138 3 6 129 45 52 40 19 3 62 4
Peak Hour Factor 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700 | 0.8700
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 11 40 1 2 37 13 15 11 5 1 18 1
Total Analysis Volume [veh/h] 46 159 3 7 148 52 60 46 22 3 71 5
Pedestrian Volume [ped/h] 0 0 0 0

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA

Scenario 6: 6 PM Future - 2028

Intersection Seltian

Lanes
Capacity per Entry Lane [veh/h] 758 786 717 710
Degree of Utilization, x 0.27 0.26 0.18 0.11
Movement, Approach, & Intersection Results
95th-Percentile Queue Length [veh] 1.12 1.06 0.65 0.37
95th-Percentile Queue Length [ft] 27.93 26.44 16.16 9.36
Approach Delay [s/veh] 9.54 9.21 9.1 8.71
Approach LOS A A A A
Intersection Delay [s/veh] 9.24
Intersection LOS A

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2028

Intersection Level Of Service Report
intersection 2: McDaniel at 18th St

Control Type: Two-way stop Delay (sec / veh): 12.2
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.028
Intersection Setup
Name McDaniel St McDaniel St 18th St 18th St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration "I" + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 18th St 18th St
Base Volume Input [veh/h] 5 141 2 3 143 4 7 5 8 7 12 11
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10 3.10
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10 1.10
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 2 0 0 3 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 6 157 2 3 160 4 8 6 9 8 13 12
Peak Hour Factor 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400 | 0.8400
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 2 47 1 1 48 1 2 2 3 2 4 4
Total Analysis Volume [veh/h] 7 187 2 4 190 5 10 7 11 10 15 14
Pedestrian Volume [ped/h] 0 0 0 0

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2028

Intersection Settings

Priority Scheme Free Free Stop Stop
Flared Lane No No
Storage Area [veh]
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.01 0.00 0.02 0.01 0.01 0.02 0.03 0.02
d_M, Delay for Movement [s/veh] 7.64 7.62 12.20 | 12.08 9.53 12.16 | 12.21 9.63
Movement LOS A A A A A A B B A B B A
95th-Percentile Queue Length [veh] 0.50 0.50 0.50 0.50 0.50 0.50 0.14 0.14 0.14 0.20 0.20 0.20
95th-Percentile Queue Length [ft] 1246 | 1246 | 1246 | 12.61 12.61 12.61 3.56 3.56 3.56 5.08 5.08 5.08
d_A, Approach Delay [s/veh] 0.27 0.15 11.12 11.27
Approach LOS A A B B
d_l, Intersection Delay [s/veh] 1.81

Intersection LOS

ATEP, Inc.
4/3/2018

Report File: J:\...\18-379 PM Future 2028.pdf
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Scenario 6: 6 PM Future - 2028

Generated with 'VISTRO

Version 5.00-02

Intersection Level Of Service Report
intersection 3: McDaniel at 17th St

Control Type: Two-way stop Delay (sec/ veh): 1.3
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.019

Intersection Setup
Name McDaniel St McDaniel St 17th St
Approach Northbound Southbound Eastbound
Lane Configuration “I r‘ 41"
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St 17th St
Base Volume Input [veh/h] 15 144 144 12 9 2
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.60 0.60 0.60 0.60 0.60 0.60
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 2 3 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 17 160 161 13 10 2
Peak Hour Factor 0.8700 0.8700 0.8700 0.8700 0.8700 0.8700
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 5 46 46 4 3 1
Total Analysis Volume [veh/h] 20 184 185 15 11 2
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2028

Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.01

0.02

0.00

d_M, Delay for Movement [s/veh]

7.65

11.27

9.35

Movement LOS

95th-Percentile Queue Length [veh]

0.52

0.52

0.00 0.00

0.06

0.06

95th-Percentile Queue Length [ft]

12.96

12.96

0.00 0.00

1.62

1.62

d_A, Approach Delay [s/veh]

0.75

0.00

10.98

Approach LOS

d_l, Intersection Delay [s/veh]

0.71

Intersection LOS

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2028

Intersection Level Of Service Report
Intersection 4: McDaniel at Lafayette

Control Type: Two-way stop Delay (sec / veh): 26.3
Analysis Method: HCM 6th Edition Level Of Service: D
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.009

Intersection Setup
Name Lafayette Ave Lafayette Ave McDaniel St
Approach Northeastbound Southwestbound Southeastbound
Lane Configuration 41 I r’ 41"
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 30.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name Lafayette Ave Lafayette Ave McDaniel St
Base Volume Input [veh/h] 138 486 622 12 2 127
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 3.30 3.30 3.30 3.30 3.30 3.30
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 5 0 0 0 0 2
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 157 535 684 13 2 142
Peak Hour Factor 0.9000 0.9000 0.9000 0.9000 0.9000 0.9000
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 44 149 190 4 1 39
Total Analysis Volume [veh/h] 174 594 760 14 2 158
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2028

Intersection Settings

Priority Scheme Free Free Stop
Flared Lane Yes
Storage Area [veh] 2
Two-Stage Gap Acceptance Yes
Number of Storage Spaces in Median 2
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.21 0.01 0.39
d_M, Delay for Movement [s/veh] 10.44 26.32 19.68
Movement LOS B A A A D C
95th-Percentile Queue Length [veh] 0.78 0.00 0.00 0.00 1.85 1.85
95th-Percentile Queue Length [ft] 19.54 0.00 0.00 0.00 46.17 46.17
d_A, Approach Delay [s/veh] 2.36 0.00 19.76
Approach LOS A A C
d_l, Intersection Delay [s/veh] 2.92
Intersection LOS D

ATEP, Inc.
4/3/2018
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18-378 - 17th at McDaniels Apts TIA
Scenario 6: 6 PM Future - 2028

Intersection Level Of Service Report
Intersection 5: McDaniel at Site Access

Control Type: Two-way stop Delay (sec / veh): 11.0
Analysis Method: HCM 6th Edition Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.003

Intersection Setup
Name McDaniel St McDaniel St Site Access
Approach Northbound Southbound Eastbound
Lane Configuration "l I" ‘T’
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 ! 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name McDaniel St McDaniel St Site Access
Base Volume Input [veh/h] 0 159 146 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.60 0.60 0.60 0.60 0.60 0.60
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 5 0 0 3 2 2
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 5 175 161 3 2 2
Peak Hour Factor 0.8700 0.8700 0.8700 0.8700 0.8700 0.8700
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 1 50 46 1 1 1
Total Analysis Volume [veh/h] 6 201 185 3 2 2
Pedestrian Volume [ped/h] 0 0 0

ATEP, Inc.
4/3/2018

Report File: J:\...\18-379 PM Future 2028.pdf
Vistro File: J:\..\18-379 McDaniels St Apts TIA.vistro
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Version 5.00-02 Scenario 6: 6 PM Future - 2028

Intersection Settings

Priority Scheme Free Free Stop

Flared Lane No

Storage Area [veh]

Two-Stage Gap Acceptance No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio 0.00 0.00 0.00
d_M, Delay for Movement [s/veh] 7.59 10.97 9.22
Movement LOS A A A A B A
95th-Percentile Queue Length [veh] 0.52 0.52 0.00 0.00 0.02 0.02
95th-Percentile Queue Length [ft] 13.03 13.03 0.00 0.00 0.42 0.42
d_A, Approach Delay [s/veh] 0.22 0.00 10.09
Approach LOS A A B
d_l, Intersection Delay [s/veh] 0.22
Intersection LOS B
ATEP, Inc. Report File: J:\..\18-379 PM Future 2028.pdf K Birky, PE, PTOE
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Turning Movement Volume: Summary

Scenario 6 PM Future - 2028

4/3/2018

Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
1 McDaniel at 19th St 40 138 3 6 129 45 52 40 19 3 62 4 541
Northbound Southbound Eastbound Westbound Total
ID Intersection Name
Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
2 McDaniel at 18th St 6 157 2 3 160 4 8 6 9 8 13 12 388
Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right [ Volume
3 McDaniel at 17th St 17 160 161 13 10 2 363
Northeastbound Southwestbound Southeastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
4 McDaniel at Lafayette 157 535 684 13 2 142 1533
Northbound Southbound Eastbound Total
ID Intersection Name
Left Thru Thru Right Left Right | Volume
5 McDaniel at Site Access 5 175 161 3 2 2 348
ATEP, Inc. Report File: J:\..\18-379 PM Future 2028.pdf K Birky, PE, PTOE
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Turning Movement Volume: Detail

ii5 ]ntilrsecﬁon Volume Type Northbound Southbound : Eastbound Westbound Total
ame Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Left | Thru | Right | Volume
FinalBase | 35 | 125 | 2 5 | 117 | 41 47 | 36 | 15 2 56 4 485
Growth Rate | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 -
g McDaniel at In Process 0 0 0 0 0 0 0 0 0 0 0 0
19th St Net New Trips | 1 0 1 0 0 0 0 0 2 1 0 0 5
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total | 40 [ 138 | 3 6 | 120 | 45 | 52 | 40 | 19 3 62 4 541
- lnteNrsection Volume Type Northbound Southbound Eastbound Westbound Total
ame Left | Thru [ Right | Left | Thru | Right | Left | Thru | Right [ Left | Thru | Right | Volume
Final Base 5 | 141 2 3 | 143 ] 4 7 5 8 7 12 [ 11 348
Growth Rate | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 | 1.10 =
2 McDaniel at In Process 0 0 0 0 0 0 0 0 0 0 0 0 0
18th St | NetNew Trips| 0 2 0 0 3 0 0 0 0 0 0 0 5
Other 0 0 0 0 0 0 0 0 0 0 0 0 0
Future Total [ 6 [ 157 | 2 3 [160 | 4 8 6 9 8 13 | 12 388
i |nt?\;—section Volume Type Northbound Southbound Eastbound Total
ame Left Thru Thru Right Left Right | Volume
Final Base 15 144 144 12 9 2 326
GrowthRate | 1.10 1.10 1.10 1.10 1.10 1.10 -
3 McDaniel at In Process 0 0 0 0 0 0 0
17th St Net New Trips 0 2 3 0 0 5
Other 0 0 0 0 0 0 0
Future Total 17 160 161 13 10 2 363
D Intersection Voliime Type Northeastbound Southwestbound Southeastbound Total
Name Left Thru Thru Right Left Right | Volume
Final Base 138 486 622 12 2 127 1387
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10 -
i McDaniel at In Process 0 0 0 0 0 0 0
Lafayette [ Net New Trips 5 0 0 0 0 2 7
Other 0 0 0 0 0 0 0
Future Total 157 535 684 13 2 142 1533
ATEP, Inc. Report File: J:\..\18-379 PM Future 2028 pdf K Birky, PE, PTOE
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D Inteh;section Violuime Type Northbound Southbound Eastbound} Total
ame Left Thru Thru Right Left Right Volume
Final Base 0 159 146 0 0 0 305
Growth Rate 1.10 1.10 1.10 1.10 1.10 1.10 -
5 McDaniel at In Process 0 0 0 0 0 0 0
Site Access [ Net New Trips 5 0 0 3 2 2 12
Other 0 0 0 0 0 0 0
Future Total 5 175 161 3 2 2 348
ATEP, Inc. Report File: J:\...\18-379 PM Future 2028.pdf K Birky, PE, PTOE
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Trip Generation summary
Added Trips
Zone ID: Name Land Use variables |Code :;‘:_" Rate Quantity % In % Out | Trips In |Trips Out 11.‘::::5' = ;)_:i';cs)tal
9: McDaniel St Apts Apartments e ‘g‘rf’taSr"’i‘qo.ezo 29.000 65.00 | 35.00 12 6 18 100.00
Added Trips Total 12 6 18 100.00

ATEP, Inc.
4/3/2018
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Trip Distribution summary

Scenario 6 PM Future - 2028
4/3/2018

Zone 9: McDaniel St Apts
To McDaniel St Apts: From 'x:?::mel St
Zone / Gate Share % Trips Share % | Trips
1: Gate 10.00 1 10.00 1
2: Gate 0.00 0 0.00 0
3: Gate 20.00 2 20.00 1
4: Gate 0.00 0 0.00 0
5: Gate 0.00 0 0.00 0
6: Gate 0.00 0 0.00 0
7: Gate 40.00 5 40.00 2
8: Gate 0.00 0 0.00 0
Total 70.00 8 70.00 4
ATEP, Inc. Report File: J:\...\18-379 PM Future 2028.pdf K Birky, PE, PTOE
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Report Figure 1: Lane Configuration and Traffic Control
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Report Figure 2a: Traffic Volume - Base Volume
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Report Figure 2d: Traffic Volume - Net New Site Trips
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Report Figure 2f: Traffic Volume - Future Total Volume
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Report Flgure 3: Traffic Conditions
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PLANNING DEPARTMENT, 231 NE Fifth Street, McMinnville, Oregon 97128
www.mcminnvilleoregon.gov

PUBLIC HEARING NOTICE
PLANNING COMMISSION REVIEW OF A
COMPREHENSIVE PLAN AMENDMENT & ZONE CHANGE REQUEST
1601 NE McDANIEL LANE

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

DOCKET NUMBER: CPA 1-18 / ZC 1-18 (Comprehensive Plan Map Amendment &
Zone Change)
REQUEST: Approval to amend the Comprehensive Plan Map designation of a

property from Industrial to Residential, and to rezone the property
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) to
allow for development of residential uses that are permitted in the
R-4 (Multiple-Family Residential) zone.

APPLICANT: Daniel Danicic

SITE LOCATION(S): 1601 NE McDaniel Lane (see attached map)
MAP & TAX LOT(S): R4416DB07100

ZONE(S): M-1 (Light Industrial)

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

NOTICE DATE: June 27, 2018
PUBLIC HEARING DATE: July 19, 2018 at 6:30 P.M.

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

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

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



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

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

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

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

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

REVIEW CRITERIA:

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

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

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

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

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

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

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


http://www.mcminnvilleoregon.gov/

Vicinity Map

MCDANIEL

Subject Site

City of McMinnville
Planning Department
231 NE Fifth Street
McMinnville, OR 97128
(503) 434-7311
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CPA 1-18_7C1-18

Map No. |Tax Lot Site Address Owner Attn: : Mailing Address City State Zip
,,,,,,,,,, 1 R4416DB06600 1520 NE 16TH ST PEREZ MIGUEL MARTINEZ PEREZ MIGUEL MARTINEZ 1520 NE 16TH ST MCMINNVILLE OR 97128
2 R4416DB02700 |1525 NE 17TH ST HILTON ELDON W & JUNE C HILTON ELDON W & JUNE C 1525 E 17TH ST MCMINNVILLE OR 97128
3 R4416DB06900 1550 NE 17TH ST HAMILTON ROBERT K HAMILTON ROBERT K 1550 NE 17TH ST MCMINNVILLE OR 97128
4 R4416DB06400 [1450 NE 16TH ST NAVARRA DUANE P & CATHY A NAVARRA DUANE P & CATHY A 1450 E 16TH ST MCMINNVILLE OR 97128
5 R4416DB04501 |1475 NE 16TH ST CASPERS JAMES W CASPERS JAMES W 1475 NE 16TH ST MCMINNVILLE OR 97128
6 R4416DB06800 {1618 NE HOME WAY KING ROGER R KING ROGERR PO BOX 12962 SALEM OR 97309
7 R4416DB06300 1426 NE 16TH ST VANTAGE HOMES LLC VANTAGE HOMES LLC 1761 THIRD ST #103 NORCO CA 92860
8 R4416DB02500 |1625 NE 17TH ST SEWARD BLAKE E - SEWARD BLAKE E 1625 NE 17TH ST MCMINNVILLE OR 97128
9 R4416DB04401 |1625 NE HOME WAY BREITENBUCHER CHERYL L BREITENBUCHER CHERYL L 1625 NE HOME WY MCMINNVILLE OR 97128
10 R4416 02200 1625 NE LAFAYTTE AVE CSW INC CSW INC 850 NE 18TH ST MCMINNVILLE OR 97128
11 R4416DB06802 1610 NE HOME WY MAFFIN MICHAEL S MAFFIN MICHAEL S 1610 NE HOME WY MCMINNVILLE OR 97128
12 R4416DA04600 |1712 NE MCDANIEL LN HANSEN TYSON HANSEN TYSON 1712 MCDANIEL LN MCMINNVILLE OR 97128
13 R4416DC03300 |1439 NE LAFAYETTE AVE |BRINDLEY PROPERTY HOLDINGS LLC BRINDLEY PROPERTY HOLDINGS LLC 1594 SW FELLOWS ST MCMINNVILLE OR 97128
14 R4416DB04500 |1621 NE HOME WAY DRUSE STEPHEN E DRUSE STEPHEN E 20101 SW TENINO CT TUALATIN OR 97062
15 R4416DB02600 |1575 NE 17TH ST DOTY MICHAEL E DOTY REBECCA & MICHAEL REVOCABLE LIVING 17980 NE HILLSIDE DR NEWBERG OR 97132
16 R4416DA04800 (1656 NE MCDANIEL LN SHERMAN MARK A SHERMAN MARK A PO BOX 483 MCMINNVILLE OR 97128
17 R4416DB06901 1630 NE HOME WAY CLARK ROBERT C CLARK ROBERT C 1630 NE HOME WAY MCMINNVILLE OR 97128
18 R4416DC0O0100 1445 NE 14TH ST PACIFIC RENTALS AND STORAGE LLC PACIFIC RENTALS AND STORAGE LLC 15055 SW 150TH CT BEAVERTON OR 97007
19 R4416DA04100 |1715 NE LAFAYETTE AVE |GORMLEY EDWARD J 50% & GORMLEY EDWARD J 50% & 1020 NW BAKER CREST CT MCMINNVILLE OR 97128
20 R4416DB07000 {1600 NE 17TH ST KAER STEVEN KAER STEVEN 17110 CEDAR RD LAKE OSWEGO OR 97034
21 R4416DB04400 |1450 NE 17TH ST WIDMER JACE D WIDMER JACE D 1450 NE 17TH ST MCMINNVILLE OR 97128
22 R4416DC03500 (1405 NE LAFAYETTE AVE |M K MORRIS LLC M K MORRIS LLC 1405 NE LAFAYETTE AVE STEE | MCMINNVILLE OR 97128
23 R4416DA04700 1702 NE MCDANIEL LN SANDOVAL RICARDO SANDOVAL RICARDO 1702 NE MCDANIEL LN MCMINNVILLE OR 97128
24 R4416DB06801 {1626 NE HOME WY WILLIAMS MAXWELL WILLIAMS MAXWELL 1626 NE HOME WAY MCMINNVILLE OR 97128
26 R4416DC03400 |1421 NE LAFAYETTE AVE |SCHOKO PROPERTIES LLC SCHOKO PROPERTIES LLC 19191 SW PEAVINE RD MCMINNVILLE OR 97128
27 R4416DB06700 1602 NE HOME WAY AIKEN TIFFANNIE L AIKEN TIFFANNIE L 1602 NE HOME WAY MCMINNVILLE OR 97128
28 R4416DB06500 1508 NE 16TH ST FISHER JODY S FISHER JODY S 1508 NE 16TH ST MCMINNVILLE OR 97128
29 R4416DB02601 1595 NE 17TH ST DOTY MICHAEL E DOTY REBECCA & MICHAEL REVOCABLE LIVING 17980 NE HILLSIDE DR NEWBERG OR 97132
30 R4416 01500 (1450 NE LAFAYETTE AVE |KLAUS DEAN C & DEBRA A KLAUS DEAN C & DEBRA A 450 NW 7TH ST MCMINNVILLE OR 97128
31 R4416 02100 |n/a HF PROPERTIES HF PROPERTIES LLC 720 NW MICHELBOOK CT MCMINNVILLE OR 97128
32 R4416 01700 |1410 NE LAFAYETTE AVE |MILLER STEPHEN D & AUDREY 1/2 & MILLER STEPHEN D & AUDREY 1/2 & 17211 NE 167TH AVE BRUSH PRAIRIE WA | 98606
33 R4416 01600 1500 NE LAFAYETTE AVE |YOUR SPACE PUBLIC STORAGE LLC YOUR SPACE PUBLIC STORAGE LLC 450 NW 7TH ST MCMINNVILLE OR 97128
Owner R4416DB07100 1601 NE MCDANIEL LN PARR CHARLES E Il PARR CHARLES E Il PO BOX 151 MCMINNVILLE OR 97128
Applicant DANIEL DANICIC 3411 HAYSE ST #122 NEWBERG OR 97132

Date Sent Q\NJ_ 14
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City of McMinnville
Planning Department
231 NE Fifth Street
McMinnville, OR 97128
(503) 434-7311

www.mcminnvilleoregon.gov

EXHIBIT 3 - STAFF REPORT

DATE: August 16, 2018
TO: McMinnville Planning Commission
FROM: Jamie Fleckenstein, Associate Planner

SUBJECT: VR 1-18: Variance — 103-114 NE Irvine Street

Report in Brief:

The applicant has requested a variance to reduce the existing required number of off-street parking
spaces on a commercially zoned property from six (6) parking spaces to five (5) parking spaces. The
subject site is located at 103-115 NE Irvine Street and is more specifically described as Tax Lot 9300,
Section 21BD, T. 4 S., R. 4 W., W.M. In 1990, the Planning Commission approved a parking variance
for the property that reduced the required number of parking spaces from nine (9) spaces to six (6)
spaces. Now the applicant is requesting a second parking variance from the six (6) spaces approved to
five (5) spaces for a Social Relief Facility.

Background:

This is an existing property built prior to the McMinnville Zoning Ordinance, with a multi-family housing
development and six (6) parking spaces located in the C3 zone. The subject site is currently developed
as a Social Relief Facility with six (6) 1 to 2 bedroom apartments and a 375 square foot office space
providing supportive housing to individuals with chronic mental health and very low incomes. In 1990,
the McMinnville Planning Commission approved a parking variance on the property for a Social Relief
Facility reducing the required parking from nine (9) spaces to six (6). (Docket VR 1-90 — Variance). The
basis for this original variance decision was that the residents of the Social Relief Facility did not all
operate vehicles. Now the applicant would like to add one more dwelling unit to the Social Relief Facility
and reduce the required parking to five (5) spaces.

The owner of this building intends to divide a two bedroom apartment into a one bedroom apartment and
a studio apartment to be able to provide an additional dwelling unit to the target population. The existing
office space will be expanded to 419 square feet and remodeled to consolidate functions for convenience,
visibility, and more secure access. An accessible employee toilet room will be provided as a result of the
remodel. The proposed remodel will also revise the existing parking layout. The six (6) existing standard
off-street parking spaces will be revised to four (4) standard spaces and one (1) accessible van space
with an adjacent accessible route to the apartments, for a new total of five (5) off-street parking spaces.
When applying current parking standards to the proposed remodel, nine (9) parking spaces are required.
However, the site has a current approved parking variance for six (6) parking spaces. As no additional
space is available on the site for more off-street parking, the applicant is seeking an additional parking
variance to reduce the required number of parking spaces to five (5) parking spaces to allow the remodel
of the building to move forward.

Attachments:
Attachment A -- Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Variance
request to reduce the required number of on-site parking spaces at 103-114 NE Irvine Street.
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VR 1-17 — Variance — 826 SE 1% Street Page 2

Adjacent to the site to the west is located the McMinnville Public Transit Mall on land zoned C-3. All other
adjacent properties to the north, to the east across NE Irvine Street, and to the south across SE 1st Street
are commercially zoned properties with single family residential structures. Located one (1) block
northwest of this site is the southern boundary of the “No Required Parking” portion of McMinnville’s
downtown.

The subject site’s location and the site’s zoning are identified in the graphics below:
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Attachments:
Attachment A -- Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Variance
request to reduce the required number of on-site parking spaces at 103-114 NE Irvine Street.
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Discussion:

The Planning Commission’s responsibility regarding this type of land use request is to conduct a public

hearing, consider all testimony and, at its conclusion, render a decision to approve, approve with

conditions, or deny the proposed variance request.

Section 17.74.100
Variance — Planning Commission Authority:

The Planning Commission may authorize variances from the requirements of the zoning ordinance where
it can be shown that, due to unusual circumstances related to a specific piece of property, strict
application of this title would cause an undue or unnecessary hardship. However, no variance shall be
granted to allow the use of property for a purpose not authorized within the zone in which the proposed
use would be located. In granting a variance, the Planning Commission may attach conditions which it

Attachments:

Attachment A -- Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Variance

request to reduce the required number of on-site parking spaces at 103-114 NE Irvine Street.
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finds necessary to protect the best interests of the surrounding property or neighborhood and otherwise
achieve the purposes of the zoning ordinance.

Variance Review Criteria

17.74.110 Conditions for Granting Variance. A variance may be granted only in the event that the
following circumstances substantially exist:

A. Exceptional or extraordinary circumstances apply to the property which do not apply generally to
other properties in the same zone or vicinity, and result from lot size or shape legally existing prior
to the date of the ordinance codified in this title, topography, or other circumstance over which the
applicant has no control;

The site was fully developed prior to the adoption of the McMinnville Zoning Ordinance to the extent that
the applicable building setbacks allowed. The original development has six (6) 1 to 2 bedroom
apartments and a 375 s.f. office, and six (6) off-street parking spaces. When applying current parking
requirements based on use and square footage, eight parking spaces would be required (1 per dwelling
unit, and 1 space per 300 s.f. of office space). The existing parking does meet current requirements, but
is approved through docket VR 1-90. Because the site is fully developed within the setbacks, there is no
opportunity for expansion of the parking to meet the requirements of the planned remodel. Following the
interior remodel to 7 apartments and a 419 s.f. office, nine parking spaces would be required (1 per
dwelling unit, and 1 space per 300 s.f. of office space). The applicant has requested that the Planning
Commission recognize the unusual predicament currently limiting the use of this site and has requested
recognition of the site’s history and is asking for relief from a standard that cannot realistically be met.
Based upon these circumstances, the Planning Commission finds that this criterion is satisfied.

B. The variance is necessary for the preservation of a property right of the applicant substantially
the same as owners of other property in the same zone or vicinity possess;

The applicant notes that granting this variance will allow Yamhill County Housing Authority and Yambhill
County Health and Human Services to continue to provide supportive housing to individuals with chronic
mental illness. The variance is necessary for the preservation of the property right to pursue full utilization
of this existing social relief facility with uses and facilities more appropriate for the population being served
than those realized when the building was first constructed (prior to adoption of the McMinnville Zoning
Ordinance). The main purpose in requiring the provision of onsite parking is for each development to
have the ability to accommodate the anticipated parking needs of tenants. In this case, disallowing the
variance request would be harmful to the property owner in that its denial would be to withhold a legally
viable remedy to a decades old problem that seems to otherwise have no reasonably viable solution.
The inability to maximize the square footage of the buildings to better serve a population in need would
deny a service to the greater community as desired by the applicant. No public need would be served
by denying this variance request and no other remedy knowingly exists to afford the owner the ability to
work within the existing footprint to increase services to a population in need. Therefore, the Planning
Commission finds that this criterion has been satisfied.

C. The variance would not be materially detrimental to the purposes of this title, or to property in the
zone or vicinity in which the property is located, or otherwise conflict with the objectives of any
city plan or policy;

The applicant notes that the proposed additional dwelling unit is a modification to the existing use of the
site, and is not expected to affect traffic or daily trip counts to the site. Emily Piper, YCHHS Community
Support Services Manager, states “Based on a recent YCHHS review of current residents placed within
three facilities in McMinnville which provide supported housing to individuals with chronic mental illness,
I have estimated that approximately 15% of the population has an active driver’s license or access to use

Attachments:
Attachment A -- Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Variance
request to reduce the required number of on-site parking spaces at 103-114 NE Irvine Street.
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of a car.” Atthis rate, it could be projected that 1 of 7 residents in this facility has an active driver’s license
or access to use of a car that would utilize on of the five proposed off-street parking spaces. The applicant
further claims that the existing off-street parking is generally used by vehicles marked as Housing
Authority of Yamhill County or Yamhill County Health and Human Services, and on occasion there is a
personal vehicle or accessible transport vehicle using the off-street parking. The applicant also notes
that the proposed additional dwelling unit that this parking variance would lead to is accessed from an
existing walkway interior to the site.

The applicant, by way of this variance request, is also proposing modification of on-site parking to ensure
it is compliant with current codes and that there is a safe accessible route for handicapped mobility
provided to the residential apartments. These efforts are materially beneficial to the purposes of this title
and within the vicinity within which this property is located. As the existing state of parking at this site is
legally non-conforming, since they predate the current code requirements, it is this vehicle of the
requested parking variance that allows the City to require their compliance as a condition of approval of
this request. Therefore, the Planning Commission finds that this criterion has been satisfied.

D. The variance requested is the minimum variance which would alleviate the hardship.

The variance requested is the minimum possible that would alleviate the hardship while providing code-
compliant on-site vehicle parking opportunities as there is no room on this site to expand parking
availability. Additionally, employee/staff parking can be encouraged to occur off-site without detriment to
the surrounding neighborhood as indicated by relevant portions of the parking study recently conducted
by the McMinnville Urban Renewal Agency. Therefore, the Planning Commission finds that this criterion
has been satisfied.

Fiscal Impact:

None.

Commission Options:

1) Close the public hearing and APPROVE the application, 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 approval in
the motion to approve.

Recommendation/Suggested Motion:

The Planning Department recommends approval of VR 1-18, subject to the following conditions:

1. That the reduced parking requirements for the subject site apply only to the existing use and
applicant; any future conversion of the apartment complex to that other than a Social Relief
Facility shall require full compliance with City of McMinnville off-street parking requirements.

2. That the land use decision be final only after the applicant provides an approved Conditional
Use Permit to allow a Social Relief Facility with six (6) or more people unrelated to the operator
residing at the home at any one time, per McMinnville Zoning Ordinance Chapter
17.33.020(B)(2).

Attachments:
Attachment A -- Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Variance
request to reduce the required number of on-site parking spaces at 103-114 NE Irvine Street.
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The Planning Department recommends that the Commission make the following motion approving of
VR 1-18:

THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL,
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE PLANNING COMMISSION
APPROVES VR 1-18 SUBJECT TO THE STAFF RECOMMENDED CONDITIONS OF APPROVAL.

JF:sjs

Attachments:
Attachment A -- Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Variance
request to reduce the required number of on-site parking spaces at 103-114 NE Irvine Street.
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CITY OF MCMINNVILLE
PLANNING DEPARTMENT
231 NE FIFTH STREET
MCMINNVILLE, OR 97128

503-434-7311
www.mcminnvilleoregon.gov

DECISION, FINDINGS OF FACT, AND CONCLUSIONARY FINDINGS FOR THE APPROVAL OF A
VARIANCE FOR TO REDUCE THE REQUIRED NUMBER OF OFF-STREET PARKING SPACES ON
A COMMERCIALLY ZONED PROPERTY FROM THE STANDARD REQUIREMENT OF 9 PARKING
SPACES TO 5 PARKING SPACES.

DOCKET:
REQUEST:

LOCATION:

ZONING:
APPLICANT:
STAFF:

DATE DEEMED
COMPLETE:

HEARINGS BODY:

DATE & TIME:

COMMENTS:

Attachments:

VR 1-18 (Variance)

The applicant has requested approval of a variance to reduce the required
number of off-street parking spaces on a commercially zoned property from the
existing requirement of six (6) parking spaces (that is the result of a previous
parking variance approved in 1990) to five (5) parking spaces.

The subject site is located at 103-115 NE Irvine Street and is more specifically
described as Tax Lot 9300, Section 21BD, T. 4 S., R. 4 W., W.M.

C-3 (General Commercial)
Mike Jager, on behalf of the Housing Authority of Yamhill County

Jamie Fleckenstein, Associate Planner

June 22, 2018
McMinnville Planning Commission
August 16, 2018, 6:30 p.m. Civic Hall, 200 NE 2" Street, McMinnville, Oregon

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

Attachment 1 — Application and Attachments
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DECISION

Based on the findings and conclusions, the Planning Commission recommends APPROVAL of the
variance request (VR 1-18) subject to conditions.

i
DECISION: APPROVAL
T T T T ]

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

Planning Department: Date:
Heather Richards, Planning Director

Attachments:
Attachment 1 — Application and Attachments
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APPLICATION SUMMARY:

The applicant has requested a variance to reduce the existing required number of off-street parking
spaces on a commercially zoned property from six (6) parking spaces to five (5) parking spaces. The
subject site is located at 103-115 NE Irvine Street and is more specifically described as Tax Lot 9300,
Section 21BD, T. 4 S., R. 4 W., W.M. In 1990, the Planning Commission approved a parking variance
for the property that reduced the required number of parking spaces from nine (9) spaces to six (6)
spaces. Now the applicant is requesting a second parking variance from the six (6) spaces approved
to five (5) spaces for a Social Relief Facility.

The subject site is located at 103-115 NE Irvine Street and is more specifically described as Tax Lot
9300, Section 21BD, T. 4 S., R. 4 W., W.M. Adjacent to the site to the west is located the McMinnville
Public Transit Mall on land zoned C-3. All other adjacent properties to the north, to the east across NE
Irvine Street, and to the south across SE 1st Street are commercially zoned properties with single family
residential structures. Located one (1) block northwest of this site is the southern boundary of the “No
Required Parking” portion of McMinnville’s downtown.

The subject site location can be seen below:
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The proposed site plan can be seen below:
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This is an existing property built prior to the McMinnville Zoning Ordinance, with a multi-family housing
development and six parking spaces located in the C3 zone. The subject site is currently developed as
a Social Relief Facility with six (6) 1 to 2 bedroom apartments and a 375 square foot office space
providing supportive housing to individuals with chronic mental health and very low incomes. In 1990,
the McMinnville Planning Commission approved a parking variance on the property for a Social Relief
Facility reducing the required parking from nine (9) spaces to six (6). (Docket VR 1-90 — Variance).
The basis for this original variance decision was that the residents of the Social Relief Facility did not
all operate vehicles. Now the applicant would like to add one more dwelling unit to the Social Relief
Facility and reduce the required parking to five (5) spaces.

The owner of this building intends to divide a two bedroom apartment into a one bedroom apartment
and a studio apartment to be able to provide an additional dwelling unit to the target population. The
existing office space will be expanded to 419 square feet and remodeled to consolidate functions for
convenience, visibility, and more secure access. An accessible employee toilet room will be provided
as a result of the remodel. The proposed remodel will also revise the existing parking layout. The six
(6) existing standard off-street parking spaces will be revised to four (4) standard spaces and one (1)
accessible van space with an adjacent accessible route to the apartments, for a new total of five (5) off-
street parking spaces. When applying current parking standards to the proposed remodel, nine (9)
parking spaces are required. However, the site has a current approved parking variance for six (6)
parking spaces. As no additional space is available on the site for more off-street parking, the applicant

Attachments:
Attachment 1 — Application and Attachments
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is seeking a variance to an additional parking variance to reduce the required number of parking spaces
to five (5) parking spaces to allow the remodel of the building to move forward.

CONDITIONS OF APPROVAL:

1. That the reduced parking requirements for the subject site apply only to the existing use and
applicant; any future conversion of the apartment complex to that other than a Social Relief
Facility shall require full compliance with City of McMinnville off-street parking requirements.

2. That the land use decision be final only after the applicant provides an approved Conditional
Use Permit to allow a Social Relief Facility with six (6) or more people unrelated to the
operator residing at the home at any one time, per McMinnville Zoning Ordinance Chapter
17.33.020(B)(2).

ATTACHMENTS:

1. Application and Attachments
COMMENTS:

This matter was referred to the following public agencies for comment: McMinnville Fire Department,
Police Department, Parks and Recreation Department, Engineering and Building Departments, Public
Works, Wastewater Services, City Manager, and City Attorney, McMinnville School District No. 40,
McMinnville Water and Light, Yambhill County Planning Department, Recology Western Oregon, Frontier
Communications, Comcast, Northwest Natural Gas. The following comments had been received:

e McMinnville Engineering Department:

We have reviewed proposed VR 1-18, and do not have any comments.

¢ McMinnville Water and Light:

MW&L has no comments on this application.

e McMinnville Building Department:

Building permits will be necessary for the remodel of spaces. Details of construction will be
reviewed at the time of permit application.

e McMinnville Fire Department:

We have no issues with this proposal.
Additional Testimony
Notice of the public hearing for this request was mailed to property owners located within 100 feet of

the subject site on July 25, 2018. Nine (9) properties were notified, and as of the date this report was
written, no letters or- emails have been received.

FINDINGS OF FACT

1. The applicant, Mike Jager, on behalf of Housing Authority of Yamhill County, has requested a

variance to reduce the required number of off-street parking spaces on a commercially zoned
Attachments:
Attachment 1 — Application and Attachments
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property from the existing requirement of six (6) parking spaces to five (5) parking spaces. The
existing requirement is an approved parking variance from 1990. If current regulations were
applied, the standard requirement would be nine (9) parking spaces.

2. The subject site is located at 103-115 NE Irvine Street and is more specifically described as
Tax Lot 9300, Section 21BD, T.4 S., R. 4 W., W.M.

3. The subject property is currently zoned C-3 (General Commercial) and is designated as
Commercial on the McMinnville Comprehensive Plan Map, 1980.

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

5. A neighborhood meeting was held on June 14, 2018. One public comment was received at the
neighborhood meeting.

6. Notice of the public hearing was provided by the City of McMinnville on July 25", 2018. No
public comment was received prior to the public hearing.

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

CONCLUSIONARY FINDINGS:

McMinnville’s Comprehensive Plan:

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

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

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

Finding: Goal V 1 and Policy 64.00 are satisfied in that the subject site is owned by Yamhill County
Housing Authority and functions as a Social Relief Facility. As defined by the McMinnville Zoning
Ordinance Chapter 17.06 Definitions, a Social Relief Facility is “a home or private institution operated
for the care, treatment, and/or boarding and housing of socially impaired persons [....]". The applicant
notes that the facility provides supportive housing to individuals with chronic mental illness and very low
incomes. The division of the 2 bedroom apartment this proposed parking variance would lead to will
provide one additional dwelling unit for very low income individuals.

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.

Attachments:
Attachment 1 — Application and Attachments
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Policy 106.00: The City of McMinnville, through public and private efforts, shall encourage provision of
facilities and services to meet the needs of the transportation disadvantaged.

Finding: Policy 106.00 is satisfied in that through the parking variance, additional housing for low
income individuals can be provided adjacent to the Downtown Transit Center and thereby
providing transportation options if needed. The applicant notes that only 15% of the
population served by this Social Relief Facility as an active driver’s license or access to use
of a car.

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

Finding: Policy 127.00 is satisfied in that the subject site has maximized its opportunity to provide onsite
parking.

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

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

Finding: Goal X 1 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 and
Decision Document prior to the McMinnville Planning Commission review of the request and
recommendation at an advertised public hearing. All members of the public have access to provide
testimony and ask questions during the public review and hearing process.

McMinnville’s Zoning Ordinance:

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

Chapter 17.33 — C-3 General Commercial Zone

17.33.020 Conditional uses. In a C-3 zone, the following uses and their accessory uses
may be permitted subject to the provisions of Chapters 17.72 and 17.74: [...]
B. Social relief facility, when the following situations exist:
1. The structure is not used as a residence by the operators, and/or
2. Six or more people unrelated to the operator reside at the home at any
one time.

Finding: The current use on the subject site is a Social Relief Facility with six (6) dwelling units (five (5)
for residents and one (1) reserved for an on-site manager). The increase to seven (7) units (six (6) for
residents and one (1) reserved for an on-site manager) will require a conditional use permit since there
would be 6 or more people unrelated to the operator residing at the home. Staff recommends a
condition of approval that the parking variance decision shall be final only when the conditional use
permit has been approved.

Chapter 17.60 — Off-Street Parking and Loading

Attachments:
Attachment 1 — Application and Attachments
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17.60.060(A) Residential land use category:

4. Multiple Family Dwelling —[...] one space per dwelling unit which is expressly reserved for
senior or handicapped persons.

17.60.060(C) Commercial land use category:

17. Professional Office (hon-medical) — One space per 300 square feet of floor area.

Finding: Based on the use categories identified for this site and the square footage allocations provided
by the applicant the total on-site parking need is for 9 parking spaces. There are currently 6 existing
on-site parking spaces, as allowed by docket VR 1-90. After adjusting the existing parking stalls as
described by the applicant, the total number of code compliant on-site parking spaces is five (5) which
precipitates the need for this variance request.

17.74.100 Variance-Planning Commission Authority. The Planning Commission may authorize
variances from the requirements of this title where it can be shown that, owing to special and unusual
circumstances related to a specific piece of property, strict application of this title would cause an undue
or unnecessary hardship, except that no variance shall be granted to allow the use of property for a
purpose not authorized within the zone in which the proposed use would be located. In granting a
variance, the Planning Commission may attach conditions which it finds necessary to protect the best
interests of the surrounding property or neighborhood and otherwise achieve the purposes of this title.

Finding: Section 17.74.100 is satisfied in that the Planning Commission found that special and unusual
circumstances related to this a fully developed site, as described in more detail below, authorize the
variance.

17.74.110 Conditions for Granting Variance. A variance may be granted only in the event that the
following circumstances substantially exist:

A. Exceptional or extraordinary circumstances apply to the property which do not apply generally
to other properties in the same zone or vicinity, and result from lot size or shape legally existing
prior to the date of the ordinance codified in this title, topography, or other circumstance over
which the applicant has no control;

Finding: The site was fully developed prior to the adoption of the McMinnville Zoning Ordinance to the
extent that the applicable building setbacks allowed. The original development has six (6) 1 to 2
bedroom apartments and a 375 s.f. office, and six (6) off-street parking spaces. When applying current
parking requirements based on use and square footage, eight parking spaces would be required (1 per
dwelling unit, and 1 space per 300 s.f. of office space). The existing parking does meet current
requirements, but is approved through docket VR 1-90. Because the site is fully developed within the
setbacks, there is no opportunity for expansion of the parking to meet the requirements of the planned
remodel. Following the interior remodel to 7 apartments and a 419 s.f. office, nine parking spaces would
be required (1 per dwelling unit, and 1 space per 300 s.f. of office space). The applicant has requested
that the Planning Commission recognize the unusual predicament currently limiting the use of this site
and has requested recognition of the site’s history and is asking for relief from a standard that cannot
realistically be met. Based upon these circumstances, the Planning Commission finds that this criterion
is satisfied.

B. The variance is necessary for the preservation of a property right of the applicant substantially
the same as owners of other property in the same zone or vicinity possess;

Finding: The applicant notes that granting this variance will allow Yamhill County Housing Authority and
Yamhill County Health and Human Services to continue to provide supportive housing to individuals

Attachments:
Attachment 1 — Application and Attachments
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with chronic mental iliness. The variance is necessary for the preservation of the property right to
pursue full utilization of this existing social relief facility with uses and facilities more appropriate for the
population being served than those realized when the building was first constructed (prior to adoption
of the McMinnville Zoning Ordinance). The main purpose in requiring the provision of onsite parking is
for each development to have the ability to accommodate the anticipated parking needs of tenants. In
this case, disallowing the variance request would be harmful to the property owner in that its denial
would be to withhold a legally viable remedy to a decades old problem that seems to otherwise have
no reasonably viable solution. The inability to maximize the square footage of the buildings to better
serve a population in need would deny a service to the greater community as desired by the applicant.
No public need would be served by denying this variance request and no other remedy knowingly exists
to afford the owner the ability to work within the existing footprint to increase services to a population in
need. Therefore, the Planning Commission finds that this criterion has been satisfied.

C. The variance would not be materially detrimental to the purposes of this title, or to property in
the zone or vicinity in which the property is located, or otherwise conflict with the objectives of
any city plan or policy;

Finding: The applicant notes that the proposed additional dwelling unit is a modification to the existing
use of the site, and is not expected to affect traffic or daily trip counts to the site. Emily Piper, YCHHS
Community Support Services Manager, states “Based on a recent YCHHS review of current residents
placed within three facilities in McMinnville which provide supported housing to individuals with chronic
mental iliness, | have estimated that approximately 15% of the population has an active driver’s license
or access to use of a car.” At this rate, it could be projected that 1 of 7 residents in this facility has an
active driver’s license or access to use of a car that would utilize on of the five proposed off-street
parking spaces. The applicant further claims that the existing off-street parking is generally used by
vehicles marked as Housing Authority of Yamhill County or Yamhill County Health and Human Services,
and on occasion there is a personal vehicle or accessible transport vehicle using the off-street parking.
The applicant also notes that the proposed additional dwelling unit that this parking variance would lead
to is accessed from an existing walkway interior to the site.

The applicant, by way of this variance request, is also proposing modification of on-site parking to
ensure it is compliant with current codes and that there is a safe accessible route for handicapped
mobility provided to the residential apartments. These efforts are materially beneficial to the purposes
of this title and within the vicinity within which this property is located. As the existing state of parking
at this site is legally non-conforming, since they predate the current code requirements, it is this vehicle
of the requested parking variance that allows the City to require their compliance as a condition of
approval of this request. Therefore, the Planning Commission finds that this criterion has been satisfied.

D. The variance requested is the minimum variance which would alleviate the hardship.

Finding: The variance requested is the minimum possible that would alleviate the hardship while
providing code-compliant on-site vehicle parking opportunities as there is no room on this site to expand
parking availability. Additionally, employee/staff parking can be encouraged to occur off-site without
detriment to the surrounding neighborhood as indicated by relevant portions of the parking study
recently conducted by the McMinnville Urban Renewal Agency. Therefore, the Planning Commission
finds that this criterion has been satisfied.

JF:sjs

Attachments:
Attachment 1 — Application and Attachments



V)

I A\
J ¥ )]
AL

>
Y

¢
i

A -
Planning Department
231 NE Fifth Street o McMinnville, OR 97128
(503) 434-7311 Office o (503) 474-4955 Fax
www.ci.mcminnville.or.us

Attachment 1

Office Use Only:

File No\/K_\~-\&
Date Received (ol 15|Z.O[K

Fee 3QQO.°°
Receipt No. \SIY\OIl‘!

Received by__g}p_

Zoning Variance Application

Applicant Information

Applicant is: I.‘ﬁProperty Owner [0 Contract Buyer 0O Option Holder [ Agent [ Other

Applicant Name \—b\AS‘ ] y

Phone 503 - 1‘5‘7[’(457/

Phone A - 237425,

Contact Name_{Y\\ y¢. \aoux’
(If different than above) 9 0

Address__ |25 N¢. Dupn fl.

City, State, Zip {\eNinnoi\\r, Ok A28

Contact Email W\\\\ﬁc@\\m{c.b\/g

Property Owner Information

Property Owner Name

Phone

(If different than above)
Contact Name

Phone

Address

City, State, Zip

Contact Email

Site Location and Description
(If metes and bounds description, indicate on separate sheet)

Property Address_ |03 - |15 Ne. ’Z(ziha &l‘

Assessor Map No. R4 4— 2| -BD -049%0

Total Site Area 12,000 ¢

Subdivision 'Em)\and)& A

Block \3 Lot 7]

Comprehensive Plan Designation COW\

Zoning Designation C3




Please indicate the type of variance requested:

[ ]Lot Size Requirement Reduction to
{7& Setback — Front, Rear, Side Requirement Reduction to
Other

1. Describe the nature of the request in detail:_&aﬂﬂ_{ﬂﬁl

2. What exceptional or extraordinary circumstances apply to the property which do not apply
generally to other property in the same zone or vicinity, and result from lot size or shape legally
existing prior to the date of this ordinance, topography, or other circumstance over which the

applicant has no control? wod

3. What property right would be preserved by granting the variance? &e atuched

4. What unnecessary hardship would be avoided by granting the variance? Sg Qﬁéf&d

5. Why won't this request be detrimental to the surrounding area?_ﬁgg_aﬂad\ad




6. Please explain how this would be the minimum variance necessary to alleviate the hardship?

oo aMaokod

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

0 A site plan (drawn to scale, with a north arrow, legible, and of a reproducible size), indicating
existing and proposed buildings, dimensions, and adjacent street(s), distances from property
lines, access, and any other information that would help substantiate or clarify your request.

[1 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.

$oo. QAucl

Applicant’s Signature Date

Property Owner’s Signature Date



Zoning Variance Application for Parking Variance

Applicant Information

Applicant is: x Property Owner [ Contract Buyer U Option Holder 00 Agent O Other
Applicant Name: Housing Authority of Yamhill County Office Phone: 503-434-6571
Contact Name: Mike Jager Phone: 971-237-4256; 503-883-4323

Address: 135 NE Dunn Place, McMinnville, OR 97128

Contact Email: mike@hayc.org

Property Owner information
Property Owner Name Housing Authority of Yambhill County {Same as above)

Site Location and Description

(If metes and bounds description, indicate on separate sheet)
Property Address 103-115 NE Irving St, McMinnville, OR 97128
Assessor Map No. R421 BD 09300

Total Site Area 12,000 sf

Subdivision Block Lot ?

Comprehensive Plan Designation ?

Zoning Designation C3

Please indicate the type of variance requested:

[ ] Lot Size Requirement Reduction to

[ ] Setback - Front, Rear, Side Requirement Reduction to
[x ] Other

1. Describe the nature of the request in detail:

Allow existing off-street parking to be deemed adequate for proposed remodel within existing building
envelope. Proposed remodel divides an existing two bedroom apartment into a one-bedroom and a studio
apartments; and the office will also be remodeled so functions will be in a single location for convenience,
more visibility and more secure access. The office remodel will also provide an accessible employee toilet
room.

The existing property use will continue as a Social Relief Facility (SRF), providing supportive housing to
individuals with chronic mental iliness and very low incomes. Per McMinnville Planning Dept., SRF
parking requirements are based on multi-family dwelling for senior or HC residents, 1 parking
space/dwelling unit.

Count / bedrooms Parking standard Spaces reqd Actual
spaces
Existing apts 6/ 1-2 bedrooms 1.0 spaces / unit 6
Existing office 375 sf 1 space / 300 sf 2(1.25) 6 spaces + 0 ADA
Proposed apts 7/0-1 bedroom 1.0 spaces / unit 7
Office area 419 sf 1 space / 300 sf 2(1.4) 5 spaces + 1 ADA

Minimum off street parking spaces required: 9 (8.4).
Proposed variance reduction of 3 (2.4) spaces or 33% of required parking space.

2. What exceptional or extraordinary circumstances apply to the property which do not apply
generally to other property in the same zone or vicinity, and result from lot size or shape legally
existing prior to the date of this ordinance, topography, or other circumstance over which the
applicant has no control?

The existing property is fully developed within the setbacks with the two buildings and existing off-street
parking. There is no additional space on the property to add additional off-street parking spaces. The



existing property was developed prior to adoption of the McMinnville Zoning Code (MZD), and current off-
street parking spaces are less than required by the MZD.

3. What property right would be preserved by granting the variance?
Granting this variance will allow the Housing Authority of Yamhill County and Yamhill County Health and
Human Services to continue to provide supportive housing to individuals with chronic mental iliness.

4. What unnecessary hardship would be avoided by granting the variance?

Granting the variance will allow Yamhill County Health and Human Services to provide an additional
dwelling unit. The existing two-bedroom dwelling unit is typically occupied by a single individual, which is
typical occupancy for this population. An additional dwelling unit wil! provide critical support for very low
income housing in McMinnville. Granting the variance will also provide a record of the consideration of the
existing property development and use.

5. Why won'’t this request be detrimental to the surrounding area?
The proposed additional unit is a modification to the existing use of the site, and is not expected to affect
traffic or daily trip counts to the site.

Emily Piper, MS, OTR/L, QMHP, YCHHS Community Support Services Manager: "Based on a recent
YCHHS review of current residents placed within three facilities in McMinnville which provide supported
housing to individuals with chronic mental illness, | have estimated that approximately 15% of the
population has an active driver's license or access to use of a car.”

The proposed additional dwelling unit will be accessed from the interior walkway on the site.

Based on multiple personal observations by Marcia Mikesh Architect: "The existing off-street parking
spaces are generally used by vehicles marked as Housing Authority of Yamhill County and Yamhill
County Health and Human Services. Sometimes there is a personal vehicle or an accessible transport
vehicle parked at the east parking area.”

6. Please explain how this would be the minimum variance necessary to alleviate the hardship?
The existing property is fully developed within the setbacks. Granting the variance will allow an additional
dwelling unit serving a very low income population in need.

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

0 A site plan (drawn to scale, with a north arrow, legible, and of a reproducible size), indicating existing
and proposed buildings, dimensions, and adjacent streel(s), distances from property lines, access, and
any other information that would help substantiate or clarify your request.

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

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

%}( é/ 5/Z§/ €

Apblicant's Si nat e Mate

AL G/13/2008

Property Owner’s, |gna e ‘ / Date
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HAYC

HOUSING AUTHORITY OF YAMHILL COUNTY

Chuck Darnell or June 14, 2018
To Whom It May Concern

Associate Planner

231 NE Fifth Street

McMinnville, OR 97128

Dear Mr. Darnell

Please find attached our Zoning Variance Application for a Parking
Variance. We conducted our Neighborhood Meeting this evening at 7:00
pm and had one attendee.

Mark Davis 652 SE Washington Street Phone: 503-583-5774
McMinnville, OR 97128

HIS COMMENT: He had no problem with the parking variance we were
proposing; but he said that if the variance is approved, that it should include
a stipulation stating that if the property’s use is ever changed, that the
variance will be revoked.

Included with the Application is a list of the property owners who were
mailed invitations to the neighborhood meetings along with the letter they
were sent and elevations of the posted meeting signs placed on the
building to advertise the meeting. Let me know if you have any questions
either by phone, 971-237-4256 or email mike@hayc.org.

Mike Jager

Maintenance & Construction
Supervisor

See Attachments

135 NE Dunn Place = McMinnville, OR 97128
PH 503-883-4300 = FAX 503-472-4376 = Toll Free 888-434-6571 = TDD 800-735-2900
www.hayc.org

“Equal Housing Opportunity”



HAYC

HOUSING AUTHORITY OF YAMHILL COUNTY
Dear Property Owner May 23, 2018
You are invited to a Neighborhood Meeting to discuss a proposed

parking variance for Bridges Apartments, located at 103-115 NE Irving St.,
McMinnville, OR 97128.

Meeting date: June 14,2018

Meeting time: 7:00 PM

Meeting Location: Community Meeting Room, Housing Authority of Yamhill County,
135 NE Dunn Place, McMinnville, OR 97128.

The proposed parking variance is to accept the existing off-street parking as adequate
for a proposed remodel (entirely within the existing south building envelope).

Granting this variance will allow the Housing Authority of Yamhill County and Yamhill
County Health and Human Services to provide an additional studio dwelling unit to
continue to provide temporary housing to individuals with chronic mental illness and
very low incomes.

Proposed remodel divides an existing two bedroom apartment into a one-bedroom and
a studio apartments. The proposed additional dwelling unit will be accessed from the
interior walkway on the site.

Approximately 15% of the population served at this location has an active driver's
license or access to use of a car.

Please attend our neighborhood meeting for a short presentation of the project and
discussion of concerns for the parking variance application.

Sincerely,

Mike Jager
Maintenance & Construction
Supervisor

cc: City of McMinnville Planning Department

135 NE Dunn Place ®* McMinnville, OR 97128
PH 503-883-4300 ® FAX 503-472-4376 = Toll Free 888-434-6571 = TDD 800-735-2900
www.hayc.org

“Equal Housing Opportunity”
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Close Up Sign NE Irvine Street Face
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NE 1% Street Face

Posted May 25, 2018 at 2:10 PM
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David Carstairs

or Current Resident

410 NW 18th Ave Apt 101
Portland, Or 97209

Creative One LLC

or Current Resident
3233 NE Cadet Ave
Portland, OR 97220

Ann & Ann Chilla

or Current Resident
PO Box 705

North Bend, OR 97459

Tempe One LLC

or Current Resident

PO Box 91178

Salt Lake City, Ut 84109

Donald For & Donald Whitlow
or Current Resident

11590 SW Durham Ln
McMinnville, OR 97128

Yamhill County

or Current Resident
434 NE Evans St
McMinnville, OR 97128

Teofila R Wata Hernandez
or Current Resident

842 SE 1st St
McMinnville, OR 97128

Carolina Villafuerte

or Current Resident
832 NE 2nd St
McMinnville, OR 97128

Housing Authority Of Yamhill County
or Current Resident

PO Box 865

McMinnville, OR 97128



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

PUBLIC HEARING NOTICE
PLANNING COMMISSION REVIEW OF A
ZONING VARIANCE REQUEST
103-115 NE IRVINE STREET

NOTICE IS HEREBY GIVEN that an application for a Zoning Variance has been submitted to the
McMinnville Planning Department. The purpose of this notice is to provide an opportunity for
surrounding property owners to submit comments regarding this application or to attend the public
meeting of the Planning Commission where this request will be reviewed and a public hearing will be
held. Please contact Jamie Fleckenstein with any questions at (503) 434-7311, or
jamie.fleckenstein@mcminnvilleoregon.gov.

DOCKET NUMBER: VR 1-18 (Zoning Variance)
REQUEST: Approval of a zoning variance to reduce the required off-street parking of

a Social Relief Facility following a proposed remodel from nine (9) spaces
to six (6) spaces in a C-3 (General Commercial) zone.

APPLICANT: Mike Jager

SITE LOCATION(S): 103-115 NE Irvine Street (see attached map)
MAP & TAX LOT(S): R4421BD09300

ZONE(S): C-3 (General Commercial)

MMC REQUIREMENTS: McMinnville City Code (MMC), Section 17.74.110
(see reverse side for specific review criteria)

NOTICE DATE: July 25, 2018
PUBLIC HEARING DATE: August 16, 2018 at 6:30 P.M.

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

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

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

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



http://www.mcminnvilleoregon.gov/
mailto:jamie.fleckenstein@mcminnvilleoregon.gov
mailto:jamie.fleckenstein@mcminnvilleoregon.gov.
http://www.mcminnvilleoregon.gov/

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

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

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

REVIEW CRITERIA:

Section 17.74.110 Conditions for Granting Variance.

A variance may be granted only in the event that the following circumstances substantially exist:

A. Exceptional or extraordinary circumstances apply to the property which do not apply generally
to other properties in the same zone or vicinity, and result from lot size or shape legally existing
prior to the date of the ordinance codified in this title, topography, or other circumstance over
which the applicant has no control;

B. The variance is necessary for the preservation of a property right of the applicant substantially
the same as owners of other property in the same zone or vicinity possess;

C. The variance would not be materially detrimental to the purposes of this title, or to property in
the zone or vicinity in which the property is located, or otherwise conflict with the objectives of
any city plan or policy;

D. The variance requested is the minimum variance which would alleviate the hardship.
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VR 1-18

Map No. |Tax Lot Site Address Owner Attn: Mailing Address City State Zip
1 R4421CA01500 [856 SE 1ST ST CHILLA ANN L TRUSTEE CHILLA ANN L TRUSTEE PO BOX 705 NORTH BEND OR 97459
3 R4421BD08700 |102 NE IRVINE ST |WHITLOW DONALD TRUSTEE FOR WHITLOW DONALD TRUSTEE FOR 11590 SW DURHAM LN  IMCMINNVILLE OR |97128
4 R4421BD08600 |906 NE 2ND ST CARSTAIRS DAVID & CARSTAIRS DAVID & 410 NW 18TH AVE #101 PORTLAND OR 97209
5 R4421CA01600 (842 SE 1ST ST HERNANDEZ TEOFILA R WATA HERNANDEZ TEOFILA R WATA 842 SE 1ST ST MCMINNVILLE OR |97128
6 R4421CA01700 |832 SE 1ST ST WITTROCK ROBERT D & TRACY WITTROCK ROBERT D & TRACY 16331 BAKER CREEKRD |MCMINNVILLE OR 97128
7 R4421BD09200 |800 NE 2ND ST YAMHILL COUNTY YAMHILL COUNTY 434 NE EVANS ST MCMINNVILLE OR 97128
8 R4421BD09101 |135 NEIRVINE ST |CREATIVE ONE LLC CREATIVE ONE LLC 3233 NE CADET AVE PORTLAND OR 97220
9 R4421CA01800 |808 SE 1ST ST TEMPE ONE LLC TEMPE ONE LLC PO BOX 91178 SALT LAKE CITY UT | 84109
10 R4421BD09100 832 NE 2ND ST VILLAFUERTE CAROLINA C VILLAFUERTE CAROLINA C 832 NE 2ND ST MCMINNVILLE OR |97128
Owner |R4421BD09300 103 NE IRVINE ST |HOUSING AUTHORITY OF YAMHILL COUNTY HOUSING AUTHORITY OF YAMHILL COUNTY 135 NE DUNN PL MCMINNVILLE OR |97128
Date Sent

2s\¢

Sent By @W



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

www.mcminnvilleoregon.gov

EXHIBIT 4 - STAFF REPORT

DATE: August 16, 2018
TO: Planning Commissioners
FROM: Jamie Fleckenstein, Associate Planner

SUBJECT: CU 1-18 — R4421BA04800

Report in Brief:

This is a public hearing to consider an application for a conditional use permit to allow for location of Little
Roots Preschool in the NE Gateway District. The applicant has agreed to lease a portion of the property
behind Buchanan Cellars, and intends to place a small, customized modular building to operate as the
preschool classroom. The grounds around the classroom building would be improved and maintained to
function as open play space. The property is located at NE 7" Avenue between NE Alpine Avenue and
NE Lafayette Avenue, and is more specifically described as Tax Lot 4800, Section 21BA, T. 4 S., R. 4
W., W.M.

Background:

The subject site is an existing undeveloped commercial property in the Northeast Gateway District
Planned Development Overlay. An old concrete building pad exists on the site, and the site is currently
fenced off. The site is located on NE 7" Avenue between NE Alpine Avenue and NE Lafayette Avenue
and is zoned C-3PD (General Commercial, Planned Development Ordinance 4971) and is designated
on the comprehensive plan map as Commercial.

The property immediately adjacent to the subject site to the west is also zoned C-3PD (General
Commercial, Planned Development). The property to the south, the site of Buchanan Cellars, is zoned
M-2 (General Industrial). Immediately to the east of the subject site is a property that is zoned M-1
(Light Industrial) that serves as outdoor storage for the C-3PD (General Commercial, Planned
Development) zoned property further east that is the site of the Aftermath Thrift Shop. To the north is a
C-3PD zoned property that is the site of the Grain Station Brew Works. Across NE 7" Avenue to the
northeast of the subject site is a C-3PD zoned property that is the site of a wine production facility,
restaurant, and a home furnishings store.

A visual of the subject site and reference maps showing the zoning designations of the subject site and
the surrounding properties are provided below:

Attachments: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Conditional
Use Permit for Location of Little Roots Preschool at R4421BA04800.


http://www.mcminnvilleoregon.gov/

CU 1-18 — R4421BA04800 Page 2

Site Reference Map
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Attachments: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Conditional
Use Permit for Location of Little Roots Preschool at R4421BA04800.



CU 1-18 — R4421BA04800 Page 3

An enlarged aerial photograph of the site can be seen below:

Attachments: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Conditional
Use Permit for Location of Little Roots Preschool at R4421BA04800.



CU 1-18 — R4421BA04800

Page 4

Existing Zoning

231 NE Fifth Street
McMinnville, OR 97128
(503) 434-7311

Existing Zoning
R4421BA04800
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Discussion:

Little Roots Preschool, owned and operated by the applicant, would like to place a small, customized
modular building on the vacant property behind Buchanan Cellars, to operate as a preschool classroom.
The grounds around the classroom building would be improved and maintained to function as open play
space. The subject site where the school would be located is zoned C-3PD and is in Zone 2 of the
Northeast Gateway District Planned Development. Per Section 6 Table 1 of the McMinnville Ordinance
4971, a school (private or public) in Zone 2 of the NE Gateway District is a conditional land use and

needs a conditional use permit to operate.

Attachments: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Conditional

Use Permit for Location of Little Roots Preschool at R4421BA04800.
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The Planning Commission’s responsibility regarding this type of land use request is to conduct a public
hearing and, at its conclusion, render a decision to approve, approve with conditions, or deny the
conditional use request. The Planning Commission should rely upon the criteria of Section 17.74.030,
“Authorization to Grant or Deny Conditional Use” of the McMinnville Zoning Ordinance to review the
proposal and render a decision.

Evaluation of Review Criteria;

The potential impacts of a proposed conditional use on the abutting properties and surrounding
neighborhood should be minimized through the design, location, and operating characteristics of the
proposed development. In order to ensure that the proposed use and development is appropriate and
has minimal impacts on the surrounding neighborhood, the Planning Commission must find that the
following criteria are being met:

Section 17.74.030:
A. The proposal will be consistent with the Comprehensive Plan and the objectives of the zoning
ordinance and other applicable policies of the City;

Comprehensive Plan Policies: A number of Comprehensive Plan goals and policies relate to the
proposed development. In particular, Comprehensive Plan Chapter Il (Cultural, Historical, and
Educational Resources) includes goals and policies applicable to this request. One of the more
applicable goals, which is also identified and explained in greater detail in the Findings of Fact in the
attached Decision Document, states that the City should provide cultural and social services and facilities
commensurate with the needs of the City’s expanding population. A policy to support this goal is that the
City shall allow future community center type facilities, both public and private, to locate in appropriate
areas based on impacts on the surrounding land uses and community. The applicant has stated that the
Little Roots Preschool is expected to have full enroliment for its classes upon opening and that there is
greater demand for preschool facilities and education in McMinnville. Opening a new preschool will help
meet this need, therefore providing educational resources and facilities that are in need to McMinnville’s
expanding population.

Zoning District Requirements: The property in question is zoned C-3PD (General Commercial, Planned
Development). The site is within the Northeast Gateway Planned Development, Zone 2. The proposed
use as a private school is allowed as a conditional use in the NE Gateway District Zone 2.

The applicant is proposing to place a 15 foot by 24 foot (360 square feet) building on the property.
Ordinance 4971 Section 7-Development Standards states there shall be no minimum setback
requirements for non-residential uses, and the maximum front yard setback is 10 feet. Since the building
is located 10 feet from the front property line, the proposed structure meets all required setbacks for the
NE Gateway District Zone 2.

The proposed site plan is provided below:

Attachments: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Conditional
Use Permit for Location of Little Roots Preschool at R4421BA04800.
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Pedestrian Oriented Development: The NE Gateway District Planned Development requires active
frontages to promote a pedestrian oriented street environment, specifically that areas reserved for
vehicular maneuvering and off street parking are located behind the building, uses that are strictly
commercial must have outdoor uses or meet a 60% glazing requirement to allow views into the building
from the sidewalk, and that all buildings are oriented to the public street with at least one primary entrance
facing the street. The site plan indicates that no vehicular maneuvering is taking place in the front of the
building, and no off-street parking is required for non-residential uses less than 3,000 square feet. The
applicant notes that if off-street parking is desired, there is sufficient space on the sites meeting this
standard. Per Section 6 Table 1-Permitted and Conditionally Permitted Uses, the proposed use as a
private school is Civic, and therefore the requirements for strictly commercial uses do not apply.
However, an active outdoor play space for the students is proposed for the space in front of the building.
The proposed building is oriented to the street, and the primary entrance is facing NE 7™ Street. The
proposed meets the Pedestrian Oriented Development standard.

Primary Entrances: Primary entrances for all development must be clearly visible from the street and
must incorporate one of the following design elements: A porch or portico projecting a minimum of 2 feet
from the building if the building is not built to the property line, a recessed entry, or an architectural
element such a cornice or gable. The proposed classroom building features a gabled roof that extends
approximately 5 feet beyond the front of the building to create a covered front porch, thereby meeting
this criterion. The front entry of building is also connected to the street by a paver walkway, meeting
another requirement of the NE Gateway District for primary entrances.

Design and Building Material Standards for All Development: The NE Gateway District requires specific
design and building materials for all developments. The proposed structure is sided with HardieBoard

Attachments: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Conditional
Use Permit for Location of Little Roots Preschool at R4421BA04800.
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fibrous cement in a board and batten pattern, meeting the facade material requirement. The proposed
structure has a pitched metal roof and eaves. No specific detailing of the roof was included in the
application. Staff recommends a condition of approval that the metal used for the roof be formed to
resemble standing seams or similar materials.

Design and Building Material Standards for Non-Residential Development: Ordinance 4971 states five
design and building material standards for all non-residential development. The proposed building
features regularly spaced windows on each facade visible from the street. The use is considered civic,
not solely commercial, so the 60% glazing standard does not apply. The windows are trimmed and each
window has window box planter as an architectural feature. Since the proposal is for a one story building
of just 360 square feet, the requirements for separating stories by appropriate architectural features and
articulating facades on buildings of more than 25,000 sgaure feet do not apply. The proposal meets all
applicable requirements of this section.

Parking and Off-Street Loading Requirements: Ordinace 4971 Section 8(A) states that no off street
parking shall be required for non-residential uses having 3,000 square feet or less of floor area. Since
the proposed preschool is seeking a conditional use permit as a civic function of less than 3,000 square
feet, off-street parking is not required. However, the applicant notes that if off-street parking is desired,
there is sufficient space on the site to provide off-street parking suitable for this use.

Sighage: The applicant has not provided details of any proposed signage for Little Roots Preschool. Staff
recommends a condition of approval that signage shall meet the standards for signage in Zone 2 of the
NE Gateway District and comply with applicable standards of the McMinnville Zoning Ordinance, except
that each site is allowed one permanent monument sign not to exceed 48 square feet in area and six feet
in height, and for every lineal foot of building frontage, 1.5 square feet of sighage may be allowed up to
200 square feet. Wall signage shall be constructed of a material complimentary to that of the building
fagade and be placed in a traditional location to fit within architectural features.

Landscaping: The NE Gateway District Planned Development requires that landscaping be provided
between the public right-of-way and the front building line. Currently, there is unmaintained plantings
(shrubs and trees) on the perimeter of the existing fence on the property. The applicant is proposing to
keep the existing mature plant material, and enhance it by pruning and maintaining it at a height of no
more than three feet so that it is not sight-obscuring. The applicant is also proposing to install lawn
between the fence/existing planting and the sidewalk to enhance the urban farmhouse feel of the overall
development. Interior to the fence, the applicant is proposing potted plants that can be moved depending
upon the use of the children’s play space, as well as ornamental planting in the window boxes. Building
accent light fixtures are being proposed and were selected and located to prevent skyward glare. The
NE Gateway District Planned Development also requires compliance to McMinnville Zoning Ordinance
Section 17.57-Landscaping. Section 17.57 requires landscaping in a C-3 zones, and a landscape plan
for review by the Landscape Review Committee, to be submitted at the time of building permit application.

Section 17.74.030:

B. That the location, size, design, and operating characteristics of the proposed development are
such that it can be made reasonably compatible with and have minimal impact on the livability or
appropriate development of abutting properties and the surrounding neighborhood, with
consideration to be given to harmony in scale, bulk, coverage, and density; to the availability of
public facilities and utilities; to the generation of traffic and the capacity of surrounding streets;
and to any other relative impact of the development;

Harmony in Scale, Bulk, Coverage, and Density: The subject site is located within the NE Gateway District
Planned Development which is designed to guide the transition of a light and heavy industrial area into a
vital, mixed use, pedestrian friendly neighborhood. While there are larger developments and structures
immediately adjacent to the subject site, the proposed use and structure are of a scale compatible with

Attachments: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Conditional
Use Permit for Location of Little Roots Preschool at R4421BA04800.
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the overall goal of the NE Gateway District. The proposal converts a small, undeveloped lot into a
pedestrian-oriented, active space that provides a use not found elsewhere in the area. The scale of the
proposed development will help transition the larger scale of the surrounding properties to the pedestrian
scale that is a goal of the NE Gateway District.

Operating Characteristics: The operating characteristics of the proposed use will be consistent with a
typical preschool. Classes will be limited to eight (8) students aged three (3) to five (5). On Mondays,
Wednesdays, and Fridays classes will be held from 8:15-11:15AM and again from 12:00-3:00PM.
Tuesdays and Thursdays have only a morning session from 8:15-11:15AM. Parents will pick up and
drop off their children at the school. The applicant has noted that she expects traffic impacts to be
minimal, especially in comparison to a daycare facility for all day care of up to 12 children, which is a
permitted use in this zone. The applicant also anticipates the NE Gateway District growing with residential
uses and envisions having families living in the area and walking to drop off children at their neighborhood
preschool. Therefore, the operations of the proposed preschool will not negatively impact the
surrounding neighborhood.

Other relevant impact: A neighboring property owner commented to the Planning Department that the
planting around the subject site is often a place where a transient population establishes camps and
areas to sleep. The property owner was pleased to hear that the subject site would be developed,
activated, and maintained, thereby creating a safer and more pleasant pedestrian experience along NE
7" Avenue. The maintenance and upkeep of the street frontage, in addition to the proposed residential
scale building designed to all the district standards, will be a positive change and enhance the overall
guality of the built environment in this neighborhood.

Photos of the existing conditions on the subject site are provided below:

Attachments: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Conditional
Use Permit for Location of Little Roots Preschool at R4421BA04800.



CU 1-18 — R4421BA04800 Page 9

Side view

Bacle

Based on the descriptions above, staff believes that the development of a preschool will be compatible
with the surrounding neighborhood and will not impact the livability or appropriate development of
abutting properties.

Availability of Public Facilities and Utilities: Adequate existing public facilities serve the existing site,
including water, sewer, and streets. The Engineering Department has reviewed the application and has
provided no comment on the ability for public facilities to serve the proposed use.

Traffic, Circulation, and Parking: As described above, no off-street parking is required for the proposed
development, and no additional vehicular circulation routes are being proposed on the site. Scheduled
and coordinated pick-up and drop-off times will ensure that traffic and circulation around the site is not
overly impactful on the surrounding street network. The site has capacity for additional off-street parking
if necessary, but the subject site is immediately adjacent to the off-street parking lot serving the Granary

Attachments: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Conditional
Use Permit for Location of Little Roots Preschool at R4421BA04800.
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District. The Engineering Department reviewed the plans, and does not have any concerns with traffic
from the proposed use.

Section 17.74.030:
C. That the development will cause no significant adverse impact on the livability, value, or
appropriate development of abutting properties of the surrounding area when compared to the
impact of permitted development that is not classified as conditional;

The type of development proposed is consistent with the development goals of the NE Gateway District,
to provide a transition of light and heavy industrial use to a vital, mixed use, pedestrian-friendly
neighborhood. The applicant notes that the proposed conditional preschool use closely resembles a
daycare use, which is permitted outright in the NE Gateway District Zone 2, the main difference being an
additional drop-off and pick-up time 3 days per week and fewer students enrolled. The applicant also
notes the size and scale of the proposed use’s impact on the neighborhood would be negligible based
on other permitted uses in this zone including theaters and lodging. The proposed classroom building
will meet all applicable standard for design and materials for the district, assuring it is developed in a
consistent manner with other new developments in the area.

Section 17.74.030:
D. The location and design of the site and structures for the proposal will be as attractive as the
nature of the use and its setting warrants;

The site and the proposed building will be designed in such a way as to be consistent with the design
standards for new development in the NE Gateway District. The building will be oriented to the street,
with a covered porch and primary entry facing the street frontage. The 10 foot setback from the right-of-
way will allow an active children’s play space in the front of the school, promoting a pedestrian oriented
street environment. The materials for the building facades and roofing are approved materials for the
district, and the window placement and treatments are also consistent with the required design standards.
The overall theme for the design of the school building is “urban farmhouse” which is appropriate for its
urban setting adjacent to a farm and pet supply store, wine production facilities, and a similarly themed
Grain Station Brew Works.

The existing site contains some landscape material that will be preserved and maintained, to provide
mature landscaping appropriate for the site and use. Two (2) existing trees will continue to provide shade
and screening for the site. Additional lawn will be installed along the street frontage, further enhancing
the urban farmhouse feel.

The McMinnville Zoning Ordinance requires that a landscape plan be submitted for review by the
Landscape Review Committee at the time building permits are submitted. The existing landscaping on
the site can be identified on the landscape plan, and retained if healthy. The proposed open play space
in and lawn would all count towards overall landscaped space.

Section 17.74.030:
E. The proposal will preserve environmental assets of particular interest to the community;

The subject site does not contain any significant environmental assets that would be of any particular
interest to the community. The site was previously developed (only a concrete building pad remains), is
flat, and does not contain any significant natural features. The applicant is proposing to preserve and
maintain the existing planting on the site. There are a mix of shrubs (Choisya ternata/Mexican Mock
Orange and Arctostaphylos spp./Manzanita) and two trees (Acer circinatum/Vine Maple and Fraxinus
app./Ash) on site that will be retained to continue to provide shade and screening of the site. Therefore,
the proposed conditional use satisfies this review criteria.

Attachments: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Conditional
Use Permit for Location of Little Roots Preschool at R4421BA04800.



CU 1-18 — R4421BA04800 Page 11

Section 17.74.030:
F. The applicant has a bona fide intent and capability to develop and use the land as proposed and
has no inappropriate purpose for submitting the proposal, such as to artificially alter property
values for speculative purposes.

The applicant intends to develop the site and building as proposed, and has the intent and capability to
develop and use the land as proposed. The applicant has the cooperation of the property owner and a
lease agreement in place. Also, the applicant is a lifetime resident of the City of McMinnville and is intent
on being a part of the development of the NE Gateway District and the revitalization it will bring to this
area. She notes that Little Roots Preschool’s registration list is growing continually, and that the demand
for this type of educational facility in the City of McMinnville is evident. The applicant believes the
establishment of Little Roots Preschool will allow her to to meet this community need.

Fiscal Impact:
None.
Commission Options:

1) Close the public hearing and APPROVE the application, 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 in the
motion to deny.

Recommendation/Suggested Motion:
The Planning Department recommends approval of CU 1-18, subject to the following conditions:

1. That the applicant shall include, in the building permit construction plan set, detailing of the metal
roof material showing that it is formed to resemble standing seams or other similar materials.

2. That signage shall meet the standards for signage in Zone 2 of the NE Gateway District and
comply with applicable standards of the McMinnville Zoning Ordinance, except that each site is
allowed one permanent monument sign not to exceed 48 square feet in area and six feet in height,
and for every lineal foot of building frontage, 1.5 square feet of sighage may be allowed up to 200
square feet. Wall signage shall be constructed of a material complimentary to that of the building
facade and be placed in a traditional location to fit within architectural features.

3. That this conditional use permit approval shall be terminated if the proposed improvements do
not commence within one year of the effective date of this approval, or if the use once commenced
lapses for any single period of time that exceeds one year in duration.

The Planning Department recommends that the Commission make the following motion approving of
CU 1-18:

THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL,
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE PLANNING COMMISSION
APPROVES CU 1-18 SUBJECT TO THE STAFF RECOMMENDED CONDITIONS OF APPROVAL

JF:sjs

Attachments: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Conditional
Use Permit for Location of Little Roots Preschool at R4421BA04800.



Attachment A

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

503-434-7311
www.mcminnvilleoregon.qgov

DECISION, CONDITIONS OF APPROVAL, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS
FOR THE APPROVAL OF A CONDITIONAL USE PERMIT TO ALLOW FOR LOCATION OF LITTLE
ROOTS PRESCHOOL IN THE NORTHEAST GATEWAY DISTRICT.

DOCKET:
REQUEST:

LOCATION:

ZONING:

APPLICANT:

STAFF:

HEARINGS BODY:

DATE & TIME:

COMMENTS:

CU 1-18 (Conditional Use)

The applicant is requesting a conditional use permit to allow for location of Little
Roots Preschool in the NE Gateway District. The school has agreed to lease a
portion of the property behind Buchanan Cellars, and intends to place a small,
customized modular building to operate as the preschool classroom. The
grounds around the classroom building would be improved and maintained to
function as open play space.

The property is located at NE 7" Avenue between NE Alpine Avenue and NE
Lafayette Avenue, and is more specifically described as Tax Lot 4800, Section
21BA, T.4S.,R. 4W., W.M.

The subject site’s current zoning is C-3PD (General Commercial, Planned
Development Ordinance 4971), and is in the NE Gateway District Planned
Development.

Rhonda Thompson
Jamie Fleckenstein, Associate Planner
McMinnville Planning Commission

August 16, 2018. Meeting held at the Civic Hall, 200 NE 2" Street, McMinnville,
Oregon.

This matter was referred to the following public agencies for comment:
McMinnville Fire Department, Police Department, Engineering Department,
Building Department, Parks Department, City Manager, and City Attorney;
McMinnville Water and Light; McMinnville School District No. 40; Yamhill County
Public Works; Yamhill County Planning Department; Frontier Communications;
Comcast; Northwest Natural Gas; and Recology. Their comments are provided
in this decision document.


http://www.mcminnvilleoregon.gov/

DECISION

Based on the findings and conclusions, the Planning Commission APPROVES the conditional use
permit (CU 1-18) subject to the conditions of approval provided in this document.

e
DECISION: APPROVAL WITH CONDITIONS
e

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

Planning Department: Date:
Heather Richards, Planning Director

CU 1-18 — Decision Document Page 2



Application Summary:

The applicant is requesting a conditional use permit to allow for location of Little Roots Preschool in the
NE Gateway District. The applicant has agreed to lease a portion of the property behind Buchanan
Cellars, and intends to place a small, customized modular building to operate as the preschool
classroom. The grounds around the classroom building would be improved and maintained to function
as open play space.

A map of the subject site, the proposed site plan, and photos of the proposed structure are provided
below:

Site Reference Map
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Proposed Site Plan
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CONDITIONS OF APPROVAL

The following conditions of approval shall be required:
CU 1-18is approved subject to the following conditions:

1. Thatthe applicant shall include, in the building permit construction plan set, detailing of the metal
roof material showing that it is formed to resemble standing seams or other similar materials.

2. That signage shall meet the standards for signage in Zone 2 of the NE Gateway District and
comply with applicable standards of the McMinnville Zoning Ordinance, except that each site is
allowed one permanent monument sign not to exceed 48 square feet in area and six feet in
height, and for every lineal foot of building frontage, 1.5 square feet of signage may be allowed
up to 200 square feet. Wall signage shall be constructed of a material complimentary to that of
the building facade and be placed in a traditional location to fit within architectural features.

3. That this conditional use permit approval shall be terminated if the proposed improvements do
not commence within one year of the effective date of this approval, or if the use once
commenced lapses for any single period of time that exceeds one year in duration.

ATTACHMENTS

1. CU 1-18 Application and Attachments
COMMENTS

This matter was referred to the following public agencies for comment: McMinnville Fire Department,
Police Department, Engineering and Building Departments, City Manager, and City Attorney,
McMinnville School District No. 40, McMinnville Water and Light, Yamhill County Public Works, Yamhill
County Planning Department, Frontier Communications, Comcast, Northwest Natural Gas, and
Recology. The following comments have been received:

McMinnville Engineering Department:

We have reviewed proposed CU 1-18, and do not have any comments/concerns.

McMinnville Building Department:

A construction permit (bldg., mech, elec, & plumbing) will be necessary for the proposed work.

McMinnville Water and Light:

MWL has no comments on this application.

FINDINGS OF FACT

1. Rhonda Thompson, owner and operator of Little Roots Preschool, is requesting a conditional
use permit to allow for location of Little Roots Preschool in the NE Gateway District. The
applicant has agreed to lease a portion of the property behind Buchanan Cellars, and intends to
place a small, customized modular building to operate as the preschool classroom. The grounds
around the classroom building would be improved and maintained to function as open play
space. The property is located at NE 7th Avenue between NE Alpine Avenue and NE Lafayette
Avenue, and is more specifically described as Tax Lot 4800, Section 21BA, T. 4 S.,, R. 4 W,
W.M.

CU 1-18 — Decision Document Page 5



2. The subject site’s current zoning is C-3PD (General Commercial Planned Development), and is
in the NE Gateway District Planned Development. It is designated as Commercial on the
McMinnville Comprehensive Plan Map, 1980.

The property immediately adjacent to the subject site to the west is also zoned C-3PD (General
Commercial, Planned Development). The property to the south, the site of Buchanan Cellars,
is zoned M-2 (General Industrial). Immediately to the east of the subject site is a property that
is zoned M-1 (Light Industrial) that serves as outdoor storage for the C-3PD (General
Commercial, Planned Development) zoned property further east that is the site of the Aftermath
Thrift Shop. To the north is a C-3PD zoned property that is the site of the Grain Station Brew
Works. Across NE 7" Avenue to the northeast of the subject site is a C-3PD zoned property
that is the site of a wine production facility, restaurant, and a home furnishings store.

Existing Zoning

Existing Zoning
R4421BA04800
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3. Sanitary sewer and municipal water and power can serve the site. The municipal water
reclamation facility has sufficient capacity to accommodate expected waste flows resulting from
development of the property.

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

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

CONCLUSIONARY FINDINGS

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

GOALIlII1: TO PROVIDE CULTURAL AND SOCIAL SERVICES AND FACILITIES
COMMENSURATE WITH THE NEEDS OF OUR EXPANDING POPULATION,
PROPERLY LOCATED TO SERVICE THE COMMUNITY AND TO PROVIDE POSITIVE
IMPACTS ON SURROUNDING AREAS.

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

GOAL Il 3: TO PROVIDE FOR THE EDUCATIONAL NEEDS OF McMINNVILLE THROUGH THE
PROPER PLANNING, LOCATION, AND ACQUISITION OF SCHOOL SITES AND
FACILITIES.

Finding: Goal Il 1, Policy 13.00, and Goal Ill 3 are satisfied in that the Little Roots Preschool will provide
an educational facility in need in the community. The applicant has stated that the enrollment list for Little
Roots Preschool is growing, despite the fact they have no physical location as yet. The applicant expects
to have full classes upon opening the preschool. The permitting of a preschool will allow expanded
opportunity to provide educational resources and facilities that are in need to McMinnville’s expanding
population. The proposed facility will meet a demonstrated need in the community and will provide for
variety and choice in the educational system in McMinnville. Also, the location of Little Roots Preschool
in the NE Gateway District meets the stated goals of that district, and the compliance to the district’s
design standards will ensure that this facility is appropriately developed to service the community, with
little impact on the surrounding area.

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

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

Finding: Policies 126.00 and 127.00 are satisfied by this proposal in that the size and use of the proposed
development falls below the threshold requiring off-street parking for the NE Gateway District, which has a
stated goal of being a pedestrian-oriented district.
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GOAL VII 1:

Policy 136.00:

Policy 142.00:

Policy 143.00:

Policy 144.00:

Policy 147.00:

Policy 151.00:

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.

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

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

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

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

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

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

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

Finding: Goal VII 1 and Policies 136.00, 142.00, 143.00, 144.00, 147.00 and 151.00 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. Additionally, the Water Reclamation Facility has the capacity
to accommodate flow resulting from development of this site. Administration of all municipal water and
sanitary sewer systems guarantee adherence to federal, state, and local quality standards. The City of
McMinnville shall continue to support coordination between city departments, other public and private
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agencies and utilities, and McMinnville Water and Light to insure the coordinated provision of utilities to
developing areas and in making land-use decisions.

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

Finding: Policy 155.00 is satisfied in that emergency services departments have reviewed this request
and have provided no comments in opposition.

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

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

Finding: Goal X 1 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 McMinnville Planning Commission and/or McMinnville City Council review of the request and
recommendation at an advertised public hearing. All members of the public have access to provide
testimony and ask questions during the public review and hearing process.

The following Sections of the Northeast Gateway District Planned Development Ordinance (Ord. No.
4971) are applicable to the request:

Section 6- Permitted and Conditionally Permitted Uses:

Table 1:
Use Zone Zone Zone
P - Permitted  C —Conditionally Permitted 1 2 3
Civic
Church
College /University

Cultural Exhibit Center and Library
Government Building
School - Public or Private

O0O<TOO
O0<oO !
OO0

Finding: The subject site in Zone 2 which allows the proposed use of a private school as a conditional
use.

Section 7 — Development Standards. The following standards are intended to create buildings and
spaces that are functional and visually appealing, and satisfy the goals and objectives of the adopted
NE Gateway Plan. They shall apply as follows: [...]

Zone 2 and Zone 3: For properties located within Zone 2 [...], the following development standards
shall apply:
A. Buildings - Minimum and Maximum Setbacks, Height.
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1. Except as allowed by this ordinance, there shall be no minimum setback
requirement for non-residential uses [...] The maximum front yard and exterior
side yard setback for all development in any zone is 10 feet [...]

2. [...]
3. The maximum building height is 80 feet.

Finding: The existing building meets all required yard setbacks, and is well below the maximum building
height.

B. Pedestrian Oriented Development. In order to promote a pedestrian oriented street
environment, active frontages are required for the facade of any building facing a public
street. Active frontages are integral components of design that ensure the public realm
(streets, buildings) is lively and animated, thereby making it feel safer and more welcoming.

1. Except for access driveways, areas reserved for vehicular maneuvering and off-
street parking and loading shall be located behind the building for all uses [...]
2. Uses that are strictly commercial, must have either outdoor uses (e.g., restaurant

seating, benches) or be designed to have windows allowing views into the
buildings from the public sidewalk to satisfy the active frontage requirement. [...]

3. All buildings shall be oriented to the public street with at least one primary
entrance facing the street. [...]

Finding: The proposed development meets all applicable pedestrian-oriented development guidelines.
No vehicular areas are being proposed and the proposed use is civic, therefore (B)(1) and (B)(2) do not

apply.

C. Primary entrances for all development [...] shall be clearly visible from the street, welcoming
to pedestrians and shall incorporate changes in appearance to emphasize the entrance.
Architectural features used at the primary pedestrian entrance shall complement the
architectural style of the building. A primary entrance shall incorporate at least one of the
following elements into the design:

1. If the building is not constructed to the property line, the entrance projects
architecturally a minimum of two (2) feet from the face of the building and includes
either a portico or a covered porch. [...]

Finding: The proposed building incorporates a covered porch across the entire front fagcade.

D. Building entrances fronting a street shall open directly to the outside and, if not immediately
abutting a street, shall have walkways connecting them to the public sidewalk.

Finding: The proposed building entrance opens directly to the outside, and the site plan indicates a
brick paver walk connects the entry to the sidewalk.

E. Design and Building Materials. The design and construction of all buildings shall be
consistent with the goals and objectives of the NE Gateway Plan and this ordinance. This
standard is met when the approval body finds that all applicable standards below have been

met.
F. Standards Applicable to All Development.
1. The following materials are permitted on all street facing building facades: [...]
d. Fiber cement. [...]
2. The following materials are prohibited on all street facing building facades: [...]
3. Pitched roofs shall have eaves, brackets, gables with decorative vents, or other

detailing. Pitched roof material may include architectural composition, slate
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(either natural or man-made), shingle (either wood or asphalt composition), metal
formed to resemble standing seams or other similar materials. Specifically
prohibited are corrugated plastic or corrugated metal roofing.
I. Standards Applicable to Non-Residential Development. This Ordinance aims to create
development that reduces the visual scale of buildings. In addition to the standards of (F) (1-
4) above, the following shall apply:

1. Regularly spaced and similarly shaped windows shall be provided throughout
each story of a building on facades visible from any public street. Compliance
with this standard shall be assessed based on a consistent window pattern for
each floor and not the window pattern for the entire building.

2. As noted above in (B)(2), a minimum of 60% glazing below a point eight feet
above the sidewalk is required when the use of a building is solely commercial.
3. Display windows shall be trimmed, recessed, or otherwise defined by

wainscoting, sills, bulkheads, or similar architectural features. Reflective glass
or dark tinted/painted glass is not permitted for display windows.

Finding: The proposed building complies with materials permitted on facades, and the application
indicates the roof is to have eaves and be metal, a permitted material. A condition of approval will
require approval of the metal roof detailing to ensure it is formed to resemble standing seams or other
similar material.

Section 8 — Off-Street Parking and Loading- Location and Standards. The NE Gateway Plan
recognizes that application of the City’s current off-street parking requirements may not be practicable
or conducive to the goals and future development of the area. The following off-street parking standards
shall apply to development within this area. Except as noted below, the standards listed in Chapter
17.60 (Off-Street Parking and Loading) of the Zoning Ordinance shall apply to the development of
properties in Zone 1-3.

A. No off-street parking shall be required for non-residential uses having 3,000 square feet

or less of floor area. Off-street parking must be provided for the floor area in excess of

3,000 square feet.

Finding: The proposed use is non-residential and the proposed building is 360 square feet, and as
such, no off-street parking is required.

Section 9 — Sighage.

Zone 2 and Zone 3: Signage in Zone 2 and Zone 3 shall comply with the standards of Chapter 17.62
(Signs) of the McMinnville Zoning Ordinance except as follows:

A. Each site or multi-tenant complex is allowed a maximum of one (1) permanent monument
sign not to exceed 48 square feet in area and six (6) feet in height.
B. Properties with frontage on Lafayette Avenue may have one additional permanent free-

standing sign per site not to exceed 12 feet in height and 48 square feet in area. If the
property has frontage on Lafayette Avenue and one or more additional public streets,
the additional free-standing sign is permitted only on Lafayette Avenue.

C. For every lineal foot of building frontage, 1.5 square feet of signage may be allowed, to
a maximum of 200 square feet. Wall signage shall be constructed of a material that is
complementary to the material of the building fagade. Wall signs shall be placed in
traditional locations in order to fit within architectural features, such as above transoms
or below cornices.
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Finding: The applicant has not provided any details of proposed signage. A conditional of approval will
require submittal of proposed signage details for the Planning Director’s review and approval.

Section 10 — Landscaping. Landscaping plans are subject to the review and design standards
outlined in Chapter 17.57 (Landscaping) of the Zoning Ordinance and as noted below:

All Zones:
A. Landscaping shall be provided between the public street right-of-way and the front building

line, exclusive of pedestrian walk-ways, patios, plazas, and similar facilities. Such
landscaping shall be designed to provide interest to pedestrians and shall be maintained at
a height no more than three (3) feet so that it is not site obscuring. [...]

D. Lighting of parking and landscaped areas shall be directed either into or on the site and away
from property lines. Building accent lighting shall be directed and/or shielded to place light
on the intended target, and not result in skyward glare.

Finding: The applicant has indicated that existing landscaping between the public street right-of-way
and the building will be preserved and maintained at a three foot height. Additional landscaping in the
form of grass, and potted plants will be added. A landscape plan is required to be submitted for review
by the Landscape Review Committee at the time of building permit submittal.

Landscaping:
17.57.030 Zones where required. Landscaping shall be required in the following zones except

as otherwise noted: [...]
D. C-3 (General Commercial Zone) [...]

17.57.070 Area Determination—Planning factors.
A. Landscaping shall be accomplished within the following ranges: [...]
2. Commercial, at least seven percent of the gross area. This may be reduced to not less
than five percent upon approval of the review committee [...]

Finding: Landscaping will be required, and the Landscape Review Committee will ensure that the
landscaping meets all necessary guidelines and criteria.

Review Criteria:

17.74.030 Authorization to Grant or Deny Conditional Use. A conditional use listed in this
ordinance shall be permitted, altered or denied in accordance with the standards and procedures of this
chapter. In the case of a use existing prior to the effective date of this ordinance and classified in this
ordinance as a conditional use, a change in the use or in lot area, or an alteration of any structure shall
conform to the requirements for conditional uses. In judging whether or not a conditional use proposal
shall be approved or denied, the Planning Commission shall weigh its appropriateness and desirability
or the public convenience or necessity to be served against any adverse conditions that would result
from authorizing the particular development at the location proposed and, to approve such use, shall
find that the following criteria are either met, can be met by observance of conditions, or are not
applicable:

A. The proposal will be consistent with the Comprehensive Plan and the objectives of the

zoning ordinance and other applicable policies of the City;

B. That the location, size, design, and operating characteristics of the proposed development
are such that it can be made reasonably compatible with and have minimal impact on the
livability or appropriate development of abutting properties and the surrounding
neighborhood, with consideration to be given to harmony in scale, bulk, coverage, and
density; to the availability of public facilities and utilities; to the generation of traffic and the
capacity of surrounding streets; and to any other relative impact of the development;
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C. That the development will cause no significant adverse impact on the livability, value, or
appropriate development of abutting properties of the surrounding area when compared to
the impact of permitted development that is not classified as conditional,

D. The location and design of the site and structures for the proposal will be as attractive as
the nature of the use and its setting warrants;

E. The proposal will preserve environmental assets of particular interest to the community;

F. The applicant has a bona fide intent and capability to develop and use the land as proposed
and has no inappropriate purpose for submitting the proposal, such as to artificially alter
property values for speculative purposes.

Finding: The proposed amendment is consistent with the goals and policies of the Comprehensive
Plan, as is described in greater detail above.

The property in question is zoned C-3PD (General Commercial, Planned Development). The site is
within the Northeast Gateway Planned Development, Zone 2. The proposed use as a private school is
allowed as a conditional use in the NE Gateway District Zone 2.

The applicant is proposing to place a 15 foot by 24 foot (360 square feet) building on the property.
Ordinance 4971 Section 7-Development Standards states there shall be no minimum setback
requirements for non-residential uses, and the maximum front yard setback is 10 feet. Since the building
is located 10 feet from the front property line, the proposed structure meets all required setbacks for the
NE Gateway District Zone 2.

The NE Gateway District Planned Development requires active frontages to promote a pedestrian
oriented street environment, specifically that areas reserved for vehicular maneuvering and off street
parking are located behind the building, uses that are strictly commercial must have outdoor uses or
meet a 60% glazing requirement to allow views into the building from the sidewalk, and that all buildings
are oriented to the public street with at least one primary entrance facing the street. The site plan
indicates that no vehicular maneuvering is taking place in the front of the building, and no off-street
parking is required for non-residential uses less than 3,000 square feet. The applicant notes that if off-
street parking is desired, there is sufficient space on the sites meeting this standard. Per Section 6
Table 1-Permitted and Conditionally Permitted Uses, the proposed use as a private school is Civic, and
therefore the requirements for strictly commercial uses do not apply. However, an active outdoor play
space for the students is proposed for the space in front of the building. The proposed building is
oriented to the street, and the primary entrance is facing NE 7" Street. The proposed meets the
Pedestrian Oriented Development standard.

Primary entrances for all development must be clearly visible from the street and must incorporate one
of the following design elements: A porch or portico projecting a minimum of 2 feet from the building if
the building is not built to the property line, a recessed entry, or an architectural element such a cornice
or gable. The proposed classroom building features a gabled roof that extends approximately 5 feet
beyond the front of the building to create a covered front porch, thereby meeting this criterion. The front
entry of building is also connected to the street by a paver walkway, meeting another requirement of
the NE Gateway District for primary entrances.

The NE Gateway District requires specific design and building materials for all developments. The
proposed structure is sided with HardieBoard fibrous cement in a board and batten pattern, meeting the
facade material requirement. The proposed structure has a pitched metal roof and eaves. No specific
detailing of the roof was included in the application. Staff recommends a condition of approval that the
metal used for the roof be formed to resemble standing seams or similar materials.

Ordinance 4971 states five design and building material standards for all non-residential development.
The proposed building features regularly spaced windows on each fagcade visible from the street. The
use is considered civic, not solely commercial, so the 60% glazing standard does not apply. The
windows are trimmed and each window has window box planter as an architectural feature. Since the

CU 1-18 — Decision Document Page 13



proposal is for a one story building of just 360 square feet, the requirements for separating stories by
appropriate architectural features and articulating facades on buildings of more than 25,000 sqaure feet
do not apply. The proposal meets all applicable requirements of this section.

Ordinace 4971 Section 8(A) states that no off street parking shall be required for non-residential uses
having 3,000 square feet or less of floor area. Since the proposed preschool is seeking a conditional
use permit as a civic function of less than 3,000 square feet, off-street parking is not required. However,
the applicant notes that if off-street parking is desired, there is sufficient space on the site to provide off-
street parking suitable for this use.

The applicant has not provided details of any proposed signage for Little Roots Preschool. Staff
recommends a condition of approval that signage shall meet the standards for signage in Zone 2 of the
NE Gateway District and comply with applicable standards of the McMinnville Zoning Ordinance, except
that each site is allowed one permanent monument sign not to exceed 48 square feet in area and six
feet in height, and for every lineal foot of building frontage, 1.5 square feet of signage may be allowed
up to 200 square feet. Wall signage shall be constructed of a material complimentary to that of the
building facade and be placed in a traditional location to fit within architectural features.

The NE Gateway District Planned Development requires that landscaping be provided between the
public right-of-way and the front building line. Currently, there is unmaintained plantings (shrubs and
trees) on the perimeter of the existing fence on the property. The applicant is proposing to keep the
existing mature plant material, and enhance it by pruning and maintaining it at a height of no more than
three feet so that it is not sight-obscuring. The applicant is also proposing to install lawn between the
fence/existing planting and the sidewalk to enhance the urban farmhouse feel of the overall
development. Interior to the fence, the applicant is proposing potted plants that can be moved
depending upon the use of the children’s play space, as well as ornamental planting in the window
boxes. Building accent light fixtures are being proposed and were selected and located to prevent
skyward glare. The NE Gateway District Planned Development also requires compliance to McMinnville
Zoning Ordinance Section 17.57-Landscaping. Section 17.57 requires landscaping in a C-3 zones, and
a landscape plan for review by the Landscape Review Committee, to be submitted at the time of building
permit application.

The subject site is located within the NE Gateway District Planned Development which is designed to
guide the transition of a light and heavy industrial area into a vital, mixed use, pedestrian friendly
neighborhood. While there are larger developments and structures immediately adjacent to the subject
site, the proposed use and structure are of a scale compatible with the overall goal of the NE Gateway
District. The proposal converts a small, undeveloped lot into a pedestrian-oriented, active space that
provides a use not found elsewhere in the area. The scale of the proposed development will help
transition the larger scale of the surrounding properties to the pedestrian scale that is a goal of the NE
Gateway District.

The operating characteristics of the proposed use will be consistent with a typical preschool. Classes
will be limited to eight (8) students aged three (3) to five (5). On Mondays, Wednesdays, and Fridays
classes will be held from 8:15-11:15AM and again from 12:00-3:00PM. Tuesdays and Thursdays have
only a morning session from 8:15-11:15AM. Parents will pick up and drop off their children at the school.
The applicant has noted that she expects traffic impacts to be minimal, especially in comparison to a
daycare facility for all day care of up to 12 children, which is a permitted use in this zone. The applicant
also anticipates the NE Gateway District growing with residential uses and envisions having families
living in the area and walking to drop off children at their neighborhood preschool. Therefore, the
operations of the proposed preschool will not negatively impact the surrounding neighborhood.

A neighboring property owner commented to the Planning Department that the planting around the
subject site is often a place where a transient population establishes camps and areas to sleep. The
property owner was pleased to hear that the subject site would be developed, activated, and maintained,
thereby creating a safer and more pleasant pedestrian experience along NE 7" Avenue. The
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maintenance and upkeep of the street frontage, in addition to the proposed residential scale building
designed to all the district standards, will be a positive change and enhance the overall quality of the
built environment in this neighborhood.

Adequate existing public facilities serve the existing site, including water, sewer, and streets. The
Engineering Department has reviewed the application and has provided no comment on the ability for
public facilities to serve the proposed use.

As described above, no off-street parking is required for the proposed development, and no additional
vehicular circulation routes are being proposed on the site. Scheduled and coordinated pick-up and
drop-off times will ensure that traffic and circulation around the site is not overly impactful on the
surrounding street network. The site has capacity for additional off-street parking if necessary, but the
subject site is immediately adjacent to the off-street parking lot serving the Granary District. The
Engineering Department reviewed the plans, and does not have any concerns with traffic from the
proposed use.

The type of development proposed is consistent with the development goals of the NE Gateway District,
to provide a transition of light and heavy industrial use to a vital, mixed use, pedestrian-friendly
neighborhood. The applicant notes that the proposed conditional preschool use closely resembles a
daycare use, which is permitted outright in the NE Gateway District Zone 2, the main difference being
an additional drop-off and pick-up time 3 days per week and fewer students enrolled. The applicant
also notes the size and scale of the proposed use’s impact on the neighborhood would be negligible
based on other permitted uses in this zone including theaters and lodging. The proposed classroom
building will meet all applicable standard for design and materials for the district, assuring it is developed
in a consistent manner with other new developments in the area.

The site and the proposed building will be designed in such a way as to be consistent with the design
standards for new development in the NE Gateway District. The building will be oriented to the street,
with a covered porch and primary entry facing the street frontage. The 10 foot setback from the right-
of-way will allow an active children’s play space in the front of the school, promoting a pedestrian
oriented street environment. The materials for the building facades and roofing are approved materials
for the district, and the window placement and treatments are also consistent with the required design
standards. The overall theme for the design of the school building is “urban farmhouse” which is
appropriate for its urban setting adjacent to a farm and pet supply store, wine production facilities, and
a similarly themed Grain Station Brew Works.

The existing site contains some landscape material that will be preserved and maintained, to provide
mature landscaping appropriate for the site and use. Two (2) existing trees will continue to provide
shade and screening for the site. Additional lawn will be installed along the street frontage, further
enhancing the urban farmhouse feel.

The McMinnville Zoning Ordinance requires that a landscape plan be submitted for review by the
Landscape Review Committee at the time building permits are submitted. The existing landscaping on
the site can be identified on the landscape plan, and retained if healthy. The proposed open play space
in and lawn would all count towards overall landscaped space.

The subject site does not contain any significant environmental assets that would be of any particular
interest to the community. The site was previously developed (only a concrete building pad remains),
is flat, and does not contain any significant natural features. The applicant is proposing to preserve and
maintain the existing planting on the site. There are a mix of shrubs (Choisya ternata/Mexican Mock
Orange and Arctostaphylos spp./Manzanita) and two trees (Acer circinatum/Vine Maple and Fraxinus
app./Ash) on site that will be retained to continue to provide shade and screening of the site. Therefore,
the proposed conditional use satisfies this review criteria.
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The applicant intends to develop the site and building as proposed, and has the intent and capability to
develop and use the land as proposed. The applicant has the cooperation of the property owner and a
lease agreement in place. Also, the applicant is a lifetime resident of the City of McMinnville and is
intent on being a part of the development of the NE Gateway District and the revitalization it will bring
to this area. She notes that Little Roots Preschool’s registration list is growing continually, and that the
demand for this type of educational facility in the City of McMinnville is evident. The applicant believes
the establishment of Little Roots Preschool will allow her to to meet this community need.

17.74.040 Placing Conditions on a Conditional Use Permit. In permitting a new conditional
use or the alteration of an existing conditional use, the Planning Commission may impose, in addition
to those standards and requirements expressly specified by this ordinance, additional conditions
which it finds necessary to avoid a detrimental environmental impact and to otherwise protect the best
interest of the surrounding area or the community as a whole. These conditions may include, but need
not be limited to, the following:

A. Limiting the manner in which the use is conducted including restrictions on the time a
certain activity may take place and restraints to minimize such environmental effects as
noise, vibration, air pollution, glare, and odor;

Establishing a special yard or other open space, lot area, or dimension;

Limiting the height, size, or location of a building or other structure;

Designating the size, number, location and nature of vehicle access points;

Increasing the amount of street dedication, roadway width, or improvements within the

street right-of-way;

Designating the size, location, screening, drainage, surfacing, or other improvement of a

parking area or truck loading area;

Limiting or otherwise designating the number, size, location, height and lighting of signs;

Limiting the location and intensity of outdoor lighting and requiring its shielding;

Requiring diking, screening, landscaping, or another facility to protect adjacent or nearby

property and designating standards for its installation and maintenance;

Designating the size, height, location, and materials for a fence;

Protecting and preserving existing trees, vegetation, water resource, wildlife habitat, or

other significant natural resource;

L. Such other conditions as will make possible the development of the City in an orderly and
efficient manner in conformity with the intent and purposes set forth in this ordinance.

moow
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Finding: The conditions of approval included in this document are included to ensure that the
development does not have a detrimental impact on the surrounding area, and to protect the best
interest of the surrounding area.
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Planning Department i
231 NE Fifth Street o McMinnville, OR 97128 Received by J
<

(503) 434-7311 Office o (503) 474-4955 Fax
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Conditional Use Application

Applicant Information

Applicant is: O Property Owner [ Contract Buyer [ Option Holder [ Agent [ Other Renter
Applicant Name R‘(\O‘ﬂd\a N DMPsON Phone

Contact Name Phone

(If different than above)

Address___ D25 NW Hillcyest Lp.
City, State, zip_ McMinnville, 0R 97128
Contact Email ddFFOdilg)iflﬁ@yaWOO:COVﬂ

Property Owner Information
Property Owner Name \i(f\l\l M cD()\(\Odd/JZ’&\/ me’d Phone 903, 7209.9591

(If different than above)

Contact Name_Kelly M°Donald Phone
Address___ 845 NE A™M &t Suife 200

City, State, Zip_ MMinAwlE OF 9728

Contact Email_\L€) \lji@gm navjd \Stdd.com

Site Location and Description
(If metes and bounds description, indicate on separate sheet)

W
Property Address 1 pve
AssessorMapNo.R4 4 -21 -RAQ4Y£00 Total Site Area___| 3’ 9GS S¢. £t
Subdivision Block Lot

Comprehensive Plan Designation NOVH¥ e ast C‘na’rcwaw Zoning Designation_(~ A
DigrAck ZON€e L




1. State nature of the request in detail._ S €€, attocned QQ‘DCVS

2. Describe in detail how the request will be consistent with the McMinnville Comprehensive Plan
and the objectives of the zoning ordinance:__¢.¢. atttcned A pEACS:

3. Describe how the location size, design, and operating characteristics of the proposed
development are such that it can be made reasonably compatible with, and have minimum impact
on, the livability or appropriate development of abutting properties and the surrounding
neighborhood, with consideration given to harmony in scale, bulk, coverage, and density; to the
availability of public facilities and utilities; to the generation of traffic and the capacity of
surrounding streets; and to any other relative impact of the development:

S€e attacned papers.




4. Describe what impact the proposed development may have on the livability, value, or appropriate .
development of abutting properties or the surrounding area when compared to the impact of
permitted development that is not classified as conditional: L¢¢_atacned {)f]{)f//ﬁ.

5. Describe how the location and design of the site and structures for the proposal will be as
attractive as the nature of the use and its setting warrants:_3¢e ¢ g Hacinec] 00.peArs.




6. Has the development been specifically designed to preserve any environmental assets or unique
topography or vegetation of the site? If so, how?_Sé&¢, atached DAYENS.

7. Explain how the development and use of the land as proposed has no lnapproprlate purpose,
such as to artificially alter property values for speculative purposes: .

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

[0 A site plan (drawn to scale, legible, and of a reproducible size), clearly showing existing and
proposed features within, and adjacent to, the subject site, such as: Access; lot and street

lines—with—dimensions; distances from property lines to structures; structures and other
proposed and existing improvements; north direction arrow; and significant features (slope,
vegetation, adjacent development, drainage, etc.).

[0 A legal description of the property, preferably taken from deed.

[0 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.

K honda Thompson 772018

Applicant’s Signature Date

Ad G4 (- 7218

Property Owner’s Signature v Date




1. State the nature of the request in detail: Little Roots
Preschool is requesting a conditional use permit to put a new small

15’ 24’ building inside the fenced area at *** NE 7™ Ave., McMinnville
Or. This area is zoned C-3 and lists a private school as a conditional
use. The building will be used for a small preschool serving preschool
aged children 3-5 years old. The goal for our program is to build an
educational foundation through a balance of hands on learning and
instructional time in a kind and nurturing environment. I have taught in
the community for 10 years and feel that the preschool will be a great
addition to the Granary District community for several reasons. Little
Roots vision is to become a part of the community. There is a variety
of ways and ideas we would do this such as, creating a butterfly
garden, hosting Thanksgiving Plays and skits, and performing songs or
poems at the senior living apartments around the corner. Lots of ways
to teach our kids the gift of showing kindness to others. Right now, the
area is overgrown with unattended plants surrounding a fenced area.
We will perform the necessary work required to clean it up and
beautify it to enhance the surrounding character of existing buildings.

2. Describe in detail how the request will be consistent with
the Comprehensive Plan and objectives of the zoning ordinance:
17.74.030 Authorization to Grant or Deny Conditional Use. A
conditional use listed in this ordinance shall be permitted, altered or
denied in accordance with the standards and procedures of this chapter.
In the case of a use existing prior to the effective date of this
ordinance and classified in this ordinance as a conditional use permit, a
change in the use or in the area, or in an alteration of any structure
shall conform to the requirements for conditional uses. In judging
whether or not a conditional use proposal shall be approved or denied,
the Planning Commission shall weigh its appropriateness and desirability
or the public convenience or necessity to be served against any adverse
conditions that would result from authorizing the particular




development at the location proposed and, to approve such use, shall
find that the following criteria are either met, can be met by
observance of conditions, or are not applicable:

Why the proposal will be consistent with the Comprehensive Plan
and the objectives of the zoning ordinance and other applicabie
policies of the City;

The Northeast Gateway Planned Development Overlay is designed to
guide the transition of a light and heavy industrial area to a vital,
mixed-use, pedestrian-friendly neighborhood, consistent with the vision
described in the adopted NE Gateway Plan. In doing so, this PDO
provides a design framework and specific use standards that allows for
a complementary mix of areas to include residential employment,
cultural/tourism, education, and neighborhood-scale support services. In
addition, the PDO includes design standards and guidelines that are
infended to reflect the areas unique character and history, while
promoting an attractive, walkable, and vibrant neighborhood.

Little Roots Preschool would be a great way to continue implementing
this goal and vision. There is a big need in our community for early
learning centers. This service will fill a need in the community all the
while enrichening the community in the NE Gateway District. The small
building with its improved and enhancement of existing landscape will
only help the NE Gateway District, and will have no measurable impact
to current residents and businesses. As it currently is permitted,
daycares (up to 12 individuals), Lodging, Medical offices, Gyms, spas,
barber shop, and theaters are all permitted. These examples of
businesses would most defiantly add to higher traffic flow than a
preschool of 8 students at a time.



3. Describe how the location size, design, and operating characters
of the proposed development are such that it can be made
reasonably compatible with, and have minimum impact on, the
livability or appropriate development of abutting properties and to
the surrounding neighborhood, with consideration given to harmony in
scale, bulk, coverage, and density; to the availability of public
facilities and utilities; to the generation of traffic and the capacity
of surrounding streets; and to any other relative impact of the
development: Little Roots Preschool’s main focus is to offer a small
quaint preschool experience. The impact on the designated area would
be minimal if not unmeasurable. What it would add to the community?
That is where we will see the impact. The unique design and feel of
the NE Gateway District is what separates it from any other area in
McMinnville. The urban farmhouse/industrial design of our building with
its board and batten siding, black metal roof, industrial light fixtures
and inviting front porch will add aesthetically to the area. The small
size of the building 15'x24’ with a total of 360 square feet will fit
right inside an existing fence and on existing pad. The building will
consist of one toilet and one washing sink, as well as a hose bib for
watering purposes. We would be utilizing the city sewer system that is
available. There would be no measurable impact on the city system
since the use is minimal and does not offer multiple bathroom or shower
facilities. Existing water and power is also available to the site. Good
insulation, windows that meet building code and low watt light bulbs are
all measures we would take to conserve usage. The NE Gateway
districts parking stated in section 8 states, the NE Gateway Plan
recognizes that application of the City’s current off-street parking
requirements may not be practicable or conducive to the goals and
future development of the area. The following off-street parking
standards shall apply to development within this area............... It
continues on to say that no off-street parking is required for a non-
residential having less than 3,000 square feet or less. Although Little



Roots Preschool does not necessarily need parking due to it being a drop
off and go situation, should the need arise, the building is so small it
leaves adequate space left available.

4. Describe what impact the proposed development may have on the
livability, value, or appropriate development of abutting properties
or the surrounding area when compared to the impact of the
permitted development that is not classified as conditional: There is
a wide assortment of businesses that are currently permitted businesses
under section 6 of the NE Gateway Planned Development. Ranging from
animal grooming, lodging: hotel/motel, theater, and daycare (up to 12
individuals). Little Roots Preschool closely resembles the permitted
daycare use. There is one detail that sets us apart and that is a
preschool, specifically Little Roots Preschool, offers two sessions on
Mondays, Wednesdays and Fridays. The impact to traffic is still very
minimal in comparison to a permitted daycare of 12. Little Roots
schedule would be as follows: MWF 8:15-11:15 and 12-3, T/Th is just
one session 8:15-11:15. In addition the area is also zoned as residential,
as a parent how cool would it be to live in an area such as this mixed-
use neighborhood that allows you to walk your child to their preschool
class. The purpose/goal of this plan is just this, is it not? And little
Roots Preschool wants that vision as well.

When comparing some of the other permitted businesses and the impact
they would have on the surrounding area Little Roots Preschool is
probably the least impacting of them all. For example, if a theater
were to be there, the footprint of the building alone is drastically
significant compared Little Roots Preschool.



5. Describe how the location and design of the site and structures
for the proposal will be as attractive as the nature of the use and
its setting warrants: Although Little Roots Preschool is a new business
to the community, I (Rhonda Davis Thompson) am not. Born and raised in
McMinnville my roots run very deep in this community. My interest is
not only as business owner but a lifetime resident. As it stands now it is
not an enhancement to this NE Gateway District vision in which Little
Roots Preschool would be. The building itself will meet all development
standards and guidelines required in the NE Gateway Plan, including a
10-foot setback from NE 7™ Ave, and will have the primary entrance
facing the street. Per the NE Gateway Plan it will have a covered front
porch running the entire width of the structure entrance. The
materials used as well will be in accordance with the NE Gateway Plan
of permitted materials. |

6. Has the development been specifically designed to preserve any
environmental assets or unique topography or vegetation of the site?
If so how? To the best of my knowledge, there are no city-inventoried
environmental assets on the property. The surrounding properties are
developed as commercial uses. There are some current shrubs, Mexican
Orange (scientific name: Choisya), Manzanita (scientific name:
Arctostaphylos) and vine maple (scientific name: Acer Circinatrum) and
one Ash tree (scientific name: Fraxinus). This vegetation would be kept
and enhanced by trimming and maintaining it.

7. Explain how the development and use of the land as proposed has
no inappropriate purpose, such as to artificially alter property
values for speculative purposes: The NE Gateway District has clearly
laid out their vision to those that live nearby and have very clear
expectations for the potential kind of businesses. Keeping in mind the



goal of mixed-use neighborhood, many families look at high quality
schools and proximity to amenities as important factors in considering
buying a home. A survey done by Realtor.com added concrete numbers
to this theory and concluded that good schools do increase home values
in some measure.

It is with every intention that the building be used for the purpose as
stated previously, a small preschool. Little Roots Preschool’s
registration list continues to grow daily with families hoping for a spot.
It is my deepest desire to make Little Roots Preschool a draw to the NE
Gateway District and one more reason people are attracted to the
unique area and all the variety it has to offer.
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Order No.: 471812018874-TTMIDWIL36

EXHIBIT “A"

PARCEL 1: A tract of land in Section 21, Township 4 South, Range 4 West of the Willamette Meridian, City of
McMinnville, County of Yamhill, State of Oregon, being more particularly described as follows:

Beginning on the South margin of 8th Street at a point that is North 52°02'21" West 100.42 feet (basis of

bearing is CS-10695) from the Northeast corner of Block 21 of OAK PARK ADDITION to the City of McMinnville,
thence South 37°58'38" West 117.37 feet; thence North 52°02'21" West 42,18 feet to an angle point on the East .
line of that tract of land describad in Deed from WESTERN FARM SERVICE, INC. to MCDONALD

PROPERTIES, LLC and recorded March 7, 2003 in Instrument No, 200305510, Yamhill County Deed and
Mortgage Records; thence North 11°09'07" West 179.31 feet to a point on the South margin of 8th Street that is
North 52°02'21" West 177.77 feet from the Point of Beginning; thence South 52°02'21" East 177.77 feet along

the South margin of 8th Street to the Point of Beginning.

PARCEL 2 Lots 4, 5, 6 and 7 of Block 1, OAK PARK ADDITION to the City of McMinnville, Yamhill County,
Oregon.

ALSO the foliowing described property.

A tract of land in Section 21, Township 4 South, Range 4 West of the Willamette Meridian in Yambhill County,
Oregon, more particuarly described as follows:

BEGINNING at a point 140 feet North of ihe Northeast corner of Block 16, ROWLAND'S ADDITION to the City of
McMinnville, said point being at the Southwest comer of Lot 7, Block 1, OAK PARK ADDITION to said City;
thence North 120 feet; thence Waest 30 feet; thence South 120 feet; thence East 30 feet to the True Point of
Beginning.

TOGETHER WITH that portion of Vacated 7th Street, which would inure thereto, by reason of vacation, as
disclosed by Ordinance No. 4767, recorded August 8, 2002, Instrument No. 200215819, Deed and Mortgage
Records.

FDORO0553.rdw




LITTLE ROOTS

Preschool

June 25, 2018
Dear Property Owner:

The purpose of this letter is to inform you that a Neighborhood Notification
Meeting is scheduled to review public input of the request for Little Roots
Preschool to put a temporary building on 928 NE 7" St. You are invited to attend
this meeting to learn more about the request. The Neighborhood Notification
Meeting will be held:

Date: July 16,2018

Time: 6:00 p.m.

Place: Grain Station Brew Works (outside seating area)
Location: 755 Alpine Ave. #200 McMinnville

If you have any questions or need additional information, please contact Rhonda
Thompson 971.237.2442.

Sincerely,
Rhonda Thompson

Ktworda Thompson

Little Roots Preschool
(Owner/Teacher)




Map No. Tax Lot

R4421BA03901
R4421BA04700
R442IBA04701
R4421BA04800
R4421BD02400
R4421BD01500
R4421BA03900
R4421BD01800
R4421BA04702
R4421BA05000
R4421BA04400
R4421BDO1700

Site Address

nfa

845 NE STHST
855NE STH ST
nfa

455 NE IRVINE ST
910 NE STH ST
925 NE TTH AVE
914 NE STHST
nfa

Owner
LEGARD FAMILY

Atin:
LEGARD FAMILY LLC

MCDONALD INDUSTRIAL PROPERTIES LLC 1 MCDONALD INDUSTRIAL PROPERTIES LLC 10%

LEGARD FAMILY LLC

MCDONALD INDUSTRIAL

CHAMBERS 455 LLC
LEGARD FAMILYLLC

ZALINA MTN DEVELOPMENT LLC 23

LEGARD FAMILY LLC
SCHREIBER MIN

615 NE LAFAYETTE AVE REIBOLD DARYL J

755 NE ALPINE AVE
922 NE STH ST

ZALINA MTN DEVELOPMENT LLC 23

LEGARD FAMILY LLC

MCDONALD INDUSTRIAL PROPERTIES LLC 10% &
CHAMBERS 455 LLC

LEGARD FAMILY LLC

MCDONALD INDUSTRIAL PROPERTIES LLC 10%
LEGARD FAMILYLLC

MCDONALD INDUSTRIAL PROPERTIES LLC 20%
REIBOLD DARYLJ

MCDONALD INDUSTRIAL PROPERTIES LLC 10%

WALLACE ANDREW J & JOAN L TRUSTEESF WALLACE ANDREW J & JOAN L TRUSTEES FOR

Malling Address
955 SW GOUCHER

845 NE 5TH ST SUTTE 200

955 SW GOUCHER

845 NE STH ST SUITE 200
3350 KING EDWARDS CT

955 SW GOUCHER

845 NE 5TH ST SUITE 200

955 SW GOUCHER

845 NE 5TH ST SUITE 200

POBOX 657

845 NE 5TH ST SUITE 200

303 NW 11TH ST

City State
MCMINNVILLE OR
MCMINNVILLE OR
MCMINNVILLE OR
MCMINNVILLE OR
EUGENE OR
MCMINNVILLE OR
MCMINNVILLE OR
MCMINNVILLE OR
MCMINNVILLE OR
YAMHILL OR
MCMINNVILLE OR
MCMINNVILLE OR

Zip
97128
97128
97128
97128
97401
97128
97128
97128
97128
97148
97128
97128



Neigborhood meeting 7.16.18 6:00pm



Side view

Side vew



Back V|

Building would slide in between fencing. Front door would face 7th Street. Landscape would be trimmed up
and a small plot of grass in the front would be planted. Pre-built building will measure 16x22 ft. Measurement
inside fenced area is 22x72 ft. Building materials will be vertical James Hardie siding, sided in a board and
batten style painted white. The roof will be of Black metal roofing material. The building will have black
industrial farmhouse exterior lighting. Three black vinyl windows will also add to the farmhouse/industrial look
of the building.

Front view From NE 7™ st.
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PLANNING DEPARTMENT, 231 NE Fifth Street, McMinnville, Oregon 97128
www.mcminnvilleoregon.gov

PUBLIC HEARING NOTICE
PLANNING COMMISSION REVIEW OF A
CONDITIONAL USE PERMIT REQUEST
NE 7™ AVENUE (BETWEEN NE ALPINE AVENUE AND NE
LAFAYETTE AVENUE)

NOTICE IS HEREBY GIVEN that an application for a Conditional Use Permit has been submitted
to the McMinnville Planning Department. The purpose of this notice is to provide an opportunity
for surrounding property owners to submit comments regarding this application or to attend the
public meeting of the Planning Commission where this request will be reviewed and a public
hearing will be held. Please contact Jamie Fleckenstein with any questions at (503) 434-7311,
or [amie.fleckenstein@mcminnvilleoregon.gov.

DOCKET NUMBER: CU 1-18 (Conditional Use)

REQUEST: Approval of a Conditional Use Permit to allow the operation of a
preschool on a C-3 PD (General Commercial Planned Development)
zoned property within the Northeast Gateway District.

APPLICANT: Rhonda Thompson

SITE LOCATION(S): NE 7" Avenue (between NE Alpine Avenue and NE Lafayette
Avenue) (see attached map)

MAP & TAX LOT(S): R4421BA04800 (a portion of)

ZONE(S): C-3 PD (General Commercial Planned Development)

MMC REQUIREMENTS: McMinnville City Code (MMC), Section 17.74.030, NE Gateway
Planned Development Ordinance No. 4971
(see reverse side for specific review criteria)

NOTICE DATE: July 25, 2018
PUBLIC HEARING DATE: August 16, 2018 at 6:30 P.M.

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

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

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



http://www.mcminnvilleoregon.gov/
mailto:jamie.fleckenstein@mcminnvilleoregon.gov
mailto:jamie.fleckenstein@mcminnvilleoregon.gov.

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

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

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

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

REVIEW CRITERIA:

17.74.030 Authorization to Grant or Deny Conditional Use.

A conditional use listed in this ordinance shall be permitted, altered or denied in accordance with
the standards and procedures of this chapter. In the case of a use existing prior to the effective
date of this ordinance and classified in this ordinance as a conditional use, a change in the use
or in lot area, or an alteration of any structure shall conform to the requirements for conditional
uses. In judging whether or not a conditional use proposal shall be approved or denied, the
Planning Commission shall weigh its appropriateness and desirability or the public convenience
or necessity to be served against any adverse conditions that would result from authorizing the
particular development at the location proposed and, to approve such use, shall find that the
following criteria are either met, can be met by observance of conditions, or are not applicable:

A. The proposal will be consistent with the Comprehensive Plan and the objectives of the
zoning ordinance and other applicable policies of the City;

B. That the location, size, design, and operating characteristics of the proposed development
are such that it can be made reasonably compatible with and have minimal impact on the
livability or appropriate development of abutting properties and the surrounding
neighborhood, with consideration to be given to harmony in scale, bulk, coverage, and
density; to the availability of public facilities and utilities; to the generation of traffic and the
capacity of surrounding streets; and to any other relative impact of the development;

C. That the development will cause no significant adverse impact on the livability, value, or
appropriate development of abutting properties of the surrounding area when compared to
the impact of permitted development that is not classified as conditional,

D. The location and design of the site and structures for the proposal will be as attractive as
the nature of the use and its setting warrants;

E. The proposal will preserve environmental assets of particular interest to the community;

F. The applicant has a bona fide intent and capability to develop and use the land as proposed
and has no inappropriate purpose for submitting the proposal, such as to artificially alter
property values for speculative purposes.


http://www.mcminnvilleoregon.gov/

Vicinity Map
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City of McMinnville
Planning Department
231 NE Fifth Street
i — 100 50 McMinnville, OR 97128
Geographic Information System (503) 434-7311




CU 1-18

Map No. Tax Lot Site Address Owner Attn: Mailing Address City State Zip
1 R4421BA03901 |n/a LEGARD FAMILY LEGARD FAMILY LLC 955 SW GOUCHER MCMINNVILLE OR 97128
2 R4421BA04700 |845 NE 5TH ST MCDONALD INDUSTRIAL PROPERTIES LLC 1 MCDONALD INDUSTRIAL PROPERTIES LLC 845 NE 5TH ST SUITE 200 |MCMINNVILLE OR 97128
3 R4421BA04701 (855 NE 5TH ST LEGARD FAMILY LLC LEGARD FAMILY LLC 955 SW GOUCHER MCMINNVILLE OR 97128
4 R4421BA04800 |n/a MCDONALD INDUSTRIAL MCDONALD INDUSTRIAL PROPERTIES LLC 845 NE 5TH ST SUITE 200 |MCMINNVILLE OR 97128
5 R4421BD02400 455 NE IRVINE ST CHAMBERS 455 LLC CHAMBERS 455 LLC 3350 KING EDWARDS CT  |[EUGENE OR 97401
6 R4421BD01900 {910 NE 5TH ST LEGARD FAMILY LLC LEGARD FAMILY LLC 955 SW GOUCHER MCMINNVILLE OR 97128
7 R4421BA03900 1925 NE 7TH AVE ZALINA MTN DEVELOPMENT LLC 23 MCDONALD INDUSTRIAL PROPERTIES LLC 845 NE 5TH ST SUITE 200 |MCMINNVILLE OR 97128
8 R4421BD01800 {914 NE 5TH ST LEGARD FAMILY LLC LEGARD FAMILY LLC 955 SW GOUCHER MCMINNVILLE OR 97128
9 R4421BA04601 {800 NE 8TH ST ZALINA MTN DEVELOPMENT LLC 23 MCDONALD INDUSTRIAL PROPERTIES LLC 845 NE 5TH ST SUITE 200 |MCMINNVILLE OR 97128
10 R4421BA04702 |n/a SCHREIBER MTN MCDONALD INDUSTRIAL PROPERTIES LLC 845 NE 5TH ST SUITE 200 |MCMINNVILLE OR 97128
11 R4421BA04000 (750 NE ALPINE AVE MCDONALD INDUSTRIAL PROPERTIES LLC 1 MCDONALD INDUSTRIAL PROPERTIES LLC 845 NE 5TH ST SUITE 200 |MCMINNVILLE OR 97128
12 R4421BA05000 615 NE LAFAYETTE AVE |REIBOLD DARYLJ REIBOLD DARYLJ PO BOX 657 YAMHILL OR 97148
13 R4421BA04400 |755 NE ALPINE AVE ZALINA MTN DEVELOPMENT LLC 23 MCDONALD INDUSTRIAL PROPERTIES LLC 845 NE 5TH ST SUITE 200 |MCMINNVILLE OR 97128
14 R4421BD01700 {922 NE 5TH ST WALLACE ANDREW J & JOAN L TRUSTEES F WALLACE ANDREW J & JOAN L TRUSTEES 303 NW 11TH ST MCMINNVILLE OR 97128

Applicant RHONDA THOMPSON 525 NW HILLCREST LOOP | MCMINNVILLE OR 97128

Date Sent _ﬁ 1<
Sent By %
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