BEFORE THE YAMHILL CITY COUNCIL
Planning File SDV 21-1

In the Matter of the
1. Subdivision

Application of

Steve Reimann
ORDER
. NATURE OF THE APPLICATION

From an appeal of a Planning Commission decision, this matter comes before the
Yamhill City Council on the application of Steve Reimann to establish a 57-lot
Subdivision on property zoned Single-Family Residential (R-2).

Il. GENERAL INFORMATION
A. Location
The property is located on the south side of East 3 Street between South Hemlock and
South Cedar Streets. There is no property address and the County Assessor places the

property within Township 3 South; Range 4 West; Section 04; Tax Lot 2200.

B. Existing Development and Zoning

The 12.7- acre property is located on the south side of East 3™ Street between South
Hemlock and South Cedar Streets. There is no property address and the County
Assessor places the property within Township 3 South; Range 4 West; Section 04; Tax
Lot 2200.

C. Adjacent Zoning and Land Use

Property to the east is zoned Single Family Residential (R-1) and contains a Beulah
Park. To the south is land located outside the City’'s UGB and within Yamhill County. All
remaining adjacent property is zoned R-2 with single family homes on subdivision-sized
lots the dominant land use.

D. Background Information

The applicant is requesting approval to establish a 57-lot single-family Subdivision on
the subject property.

CITY COUNCIL ORDER - SDV 21-1 1|Page



lll. PUBLIC HEARING

A. Planning Commission Action

On December 15, 2021, the Planning Commission conducted a hearing on the
application. The Commissioners were familiar with the site’s location. Otherwise, no ex
parte contacts, bias or conflicts of interest were declared. During the hearing, the
applicant requested the record be held open to submit additional testimony. The
Commission agreed, closed the public testimony and voted to continue to matter to their
January 19, 2022 meeting. Further, they directed opponents to submit additional
material by December 27 and the applicant to submit their rebuttal by January 12, 2022.

The Planning Commission was scheduled to reconvene on January 19, 2022. However,
the January 19 meeting was cancelled due to unforeseen technical issues, thereby
requiring the scheduling of a new hearing. The City provided a new notice establishing a
February 2, 2022 date for the continuation.

The Commission reconvened on February 2, 2022 to conduct deliberations. At their
conclusion, the Planning Commission voted to deny the application based on the
testimony received during the December 15, 2021 hearing and material submitted
during the open record. The Commission found the proposal failed to comply with all
decision criteria for a Subdivision contained in the Yamhill Municipal Code. Further, the
Commission directed staff to prepare an Order for the Chair's signature. Notice of the
decision was provided and the applicant submitted a timely appeal.

B. City Council Action

On March 9, 2022, the City Council conducted a de novo hearing on the appeal. The
Councilors were familiar with the site’s location and no ex parte contacts, bias or
conflicts of interest were declared. At the conclusion of the hearing, the City Council
deliberated on the matter and voted to reverse the Planning Commission’s decision and
approve the Subdivision application, adopting findings and conditions in the original staff
report to the Commission. The Council found the request complied with the applicable
decision criteria and directed staff to prepare an Order for the Mayor’s signature.

IV. FINDINGS OF FACT-GENERAL

The Yamihill City Council, after careful consideration of the testimony and evidence in
the record, adopts the following general Findings of Fact:

A. The applicant is Steve Reimann.

B. The property is located on the south side of East 3 Street between South
Hemlock and South Cedar Streets. There is no property address and the County
Assessor places the property within Township 3 South; Range 4 West; Section
04; Tax Lot 2200.
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C. The subject property contains approximately 12.7 acres.

D. The vacant subject area fronts three public streets and public services are
available or may be extended to serve the site.

E. The property is located within the Single-Family Residential Zone (R-2).

F. Property to the east is zoned Single Family Residential (R-1) and contains a
Beulah Park. To the south is land located outside the City’s UGB and within
Yamhill County. All remaining adjacent property is zoned R-2 with single family
homes on subdivision-sized lots the dominant land use.

G. The applicant is requesting approval to establish a 57-lot single-family
subdivision on the subject property.

H. Yamhill Municipal Code; Chapter 11.08 (Subdivisions and Planned Unit
Developments) and Chapter 11.20 (Design Standards).

V. APPLICATION SUMMARY

A. The applicant wishes to divide the property, creating a 57-lot single family
subdivision identified as Park Meadows. The layout is organized as follows:

1. Lots will range in size from 6,154 to 8,204 square feet. Of the 57 lots, 45
lots exceed 7,000 square feet in area with a majority in the 7,500 to 7,800
square foot range.

2. Hemlock, ElIm and Cedar Streets will be extended south into the property.
These streets will be intersected by East 4" Street which connects with
the existing East 4 Street to the east.

3. The applicant intends to develop the lots with single family homes.

B. Section 11.08.010 notes a subdivision (or planned unit development) is required
for any land division that creates more than three parcels (or three ownerships) in
a calendar year. This application and public hearing are consistent with those

requirements.

C. The City mailed out notice of the December hearing to area property owners and
affected agencies. The City engineer submitted a report regarding public
facilities, a copy of which is attached and briefly summarized below:

1. Sewer - The applicant is proposing to route all sanitary sewer to an
existing manhole located at the intersection of South Hemlock and East
31 Street. The capacity of the City’s sanitary sewer system was evaluated
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and documented in the City’s Wastewater Facilities Planning Study (WFPS)
dated December 2015. Pipe segments from the intersection of East 3rd
and South Juniper extending to the wastewater treatment plant are
identified as having capacity to support 51-75 and 76-100 additional
dwelling units. A 62-lot subdivision removed a portion of the available
capacity. The additional 57 lots triggers the need to upsize these pipelines.
It is recommended the existing sewer pipes from East 3rd/Juniper to the
wastewater treatment plant be upsized from 10” to 12" concurrent with the
development. This improvement is not identifiedin the capital improvement
plan and is necessary to support the development, therefore costs
associated with the improvement will be borne by the developer.

The proposed 57-lot development is anticipated to increase Average Dry
Weather Flow (ADWF) approximately 0.009-MGD or 10% of the existing
ADWEF. The increase in infiltration not directly proportional to increase in
sewer connections but instead a function of the length of sewer pipe in-
place. However, the project's new sewer systems will be water-tight and
less susceptible to inflow and infiltration associated with storm conditions.
As a result, this development is anticipated to have a no measurable
impact on the existing deficiencies with the influent treatment plant.

2. Water - The applicant is proposing to extend a water line from the subject
property to the intersection of East Main and South Juniper as well as
extend water in East 3" Street along the property’s frontage. The capacity
of the City’'s water system was evaluated and documented in the City's
Water System Master Plan (WSMP) dated June 2018. The 57 lots will
increase the total number of City residential customers by roughly 12%.
However, the net increased demand from the development will represent
less than 5% of the total water produced.

While the existing water system has several constraints, these constraints
exist independent of the development and the development will not
significantly exacerbate any of the deficiencies. The water system
improvements listed above and proposed by the developer will have a net
benefit to the City.

3. Storm - The applicant is proposing to collect and route all stormwater runoff
from the development to a new storm drain main to be constructed in 3
Street. The applicant proposes to connect the outfall to the existing 48"
culvert in 3 Street. An open channel extends across private property
downstream of the culvert for approximately 350 linear feet before
discharging to Yamhill Creek. In general, the City Engineer agrees with the
applicant's preliminary stormwater report that additional runoff created from
the development represents a small portion of the total flows in the drainage,
and only a fractional amount of the total flow to Yamhill Creek. Therefore,
water quantity management is not necessary.
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The proposed connection to the existing 48” culvert in 3 Street will need
to be evaluated during finalengineering review. A direct outfall to the creek
may be required. The preliminary plans show a storm main linked through a
series of catch basins. This configuration is notacceptable to the City and
will need to be modified in the final design to include a storm main with
manholes in the roadway.

4, Streets - The applicant is proposing 50-ft right-of-way with 37-ft roadways,
mountable curb, and curb-tight 5-ft wide sidewalks for roadways within the
development. A % street improvement is proposed along the site’s frontage
of East 3™ Street which will provide a minimum 26-ft wide drivable surface.
Standard curb and gutter and a curb tight 5-ft wide sidewalk is provided
along the south side of the road. A 30-ft right-of-way dedication is provided
which will match the existing rights-of-way at the east and west ends of the
project and provide the City with a 60-ft right-of-way. A % street is proposed
for South Hemlock from 3™ Street to 4t Street which will provide a minimum
26-ft wide drivable surface. Mountable curb and curb tight 5-ft wide sidewalk
is provided along the east of the road. A 25-ft right-of-way dedication is
provided.

Based on discussions with City public works staff, there is a preference for
standard curb and gutter to be installed on all streets rather than the
mountable curb presented by the applicant. This matter can be resolved in
final engineering review.

It is recommended the developer construct the full width road improvement
of South Hemlock from 3™ to 4t; asidewalk will only be required on the east
side. Furthermore, it is recommended the developer extend the South
Hemilock right-of-way to the southerly boundary of the subject property. This
will provide access to the adjacent property should it become developable.
Only right-of-way dedication is necessary; no road improvements are
required south of East 4" Street.

Finally, the applicant provided a Transportation Analysis Letter (TAL)
prepared by Lancaster Mobley, dated 7/22/2021. The letter addresses the
number of peak hourly trips which are anticipated to be generatedfrom this
development as well as how those trips will be distributed to the local
transportation network. The TAL did not identify any traffic related concerns
related to the proposed development.

D. Subsequently, petitions and letters in opposition to the request were submitted
before the Commission and Council hearings. The prime focus of the comments
concerned whether sufficient water was available to serve the new development.
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VI. CRITERIA AND FINDINGS —SUBDIVISION

A. Chapter 11.08 establishes the procedures and requirements to review
subdivisions and planned unit developments. Findings in this Section will
only address those relevant provisions related to subdivisions.

B. Section 11.08.010 notes a subdivision is required for any land division that
creates more than three parcels (or three ownerships) in a calendar year. Section
11.08.020 establishes the submittal requirements.

FINDINGS: A subdivision application is required as the proposal would create 57
single family lots. The applicant submitted the required material in Section
11.08.020. the proposal therefore complies with these two Sections.

C. Section 11.080.030 establishes the review procedures. All preliminary plans must
be reviewed by the Commission; approvals are valid for a year; a one-year time
extension may be granted; and, a new application is required if an approval is
allowed to lapse.

FINDING: This hearing before the Commission (and Council) complies with this
Section. Validity, time extensions and re-application provisions apply if the
request is approved. Both the City and applicant must comply with these
provisions.

D. Section 11.08.040 lists the subdivision review criteria. Subsection (A) requires
the subdivision proposal shall comply with the applicable development standards
in Chapter 11.20, as appropriate, including provisions for streets and utilities.
Section 11.20.020 establishes the standards for lots and parcels. Each item is
reviewed below:

1. Section 11.20.020(A) - Minimum Lot Area. Minimum lot area shall conform
to the requirements of the zoning district in which the parcel is located.
Where the slope of the ground exceeds 10% in any direction for more than
60% of the buildable area of a lot, the area of a lot shall be increased.

FINDING: Pursuant to Section 10.16.070, the minimum lot dimension
requirements in R-2 zone for a single-family home are as follows:
minimum area — 6,000 square feet; minimum width — 60-feet; and,
minimum depth — 90-feet. Based on the submitted subdivision plan, all lots
meet or exceed these minimum requirements. In addition, as slopes do
not exceed 10%, an increase in the minimum lot area is not required.

2. Section 11.20.020(B) - Lot Width and Depth. The depth of a lot or parcel

shall not be more than three times the width of the parcel, except that
parcels created for public utility uses or in zones where there is no
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minimum lot area requirement shall be exempt from width to depth ratio
provisions.

FINDING: Based on the submitted subdivision plan, all lots comply with
this requirement.

3. Section 11.20.020(C) - Access. All lots and parcels created after the
effective date of the ordinance codified in this chapter shall provide a
minimum frontage, on an existing or proposed public street, equal to the
minimum lot width required by the underlying zone. Exceptions apply to:
lots accessed by private streets; lots within a townhouse or planned
development; cul-de-sac lots; and, flag lots.

FINDING: Based on the submitted subdivision plan, all lots will front on a
public street and meet the minimum frontage requirement.

4, Section 11.20.020(D) - Flag Lots. Flag lots shall only be permitted if it is
the only reasonable method by which the rear portion of a lot being
unusually deep or having an unusual configuration may be accessed.

FINDING: The layout does not contain flag lots.

5. Section 11.20.020(E) - Through Lots. Through lots shall be avoided
except where essential to provide separation of residential development
from major traffic arteries, adjacent nonresidential activities, or to
overcome specific disadvantages of topography and orientation. Through
lots shall be no less than 100 feet in depth. Screening or buffering may be
required by the Planning Commission (or Council) during the review of the
land division request.

FINDING: The subdivision layout does not contain any through lots.

6. Section 11.20.020(G) - Lot Lines. The side lines of lots, as far as
practicable, shall run at right angles to the right-of-way line of the street
upon which the lots face. The rear lot line shall be no less than one-half
the dimension of the front lot line.

FINDING: Generally, the side property lines are perpendicular to the
street. In no case is the rear lot line less than one-half the dimension of

the front lot line.

7. Section 11.20.020(H) - Utility Easements. Utility easements shall be
provided on lot areas where necessary to accommodate public utilities.
Such easements shall have a minimum total width consistent to comply
with City of Yamhill public works standards.
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FINDING: Engineering requirements will determine the need for, and
location of, easements along with required widths. These will be located
on the final plat.

E. Section 11.20.030 contains additional design standards for subdivisions. Each
item is reviewed below:

1. Section 11.20.030(A) - Standards for Blocks.

(1)  General. The length, width, and shape of blocks shall be designed
with regard to providing adequate building sites for the use
contemplated; consideration of needs for convenient access,
circulation, control, and safety of street traffic; and recognition of
limitations and opportunities of topography.

(2)  Sizes. Blocks should not exceed 1,000 feet in length between street
lines, except blocks adjacent to arterial streets, or unless the
previous adjacent development pattern or topographical conditions
justify a variation. The recommended minimum distance between
intersections on arterial streets is 1,800 feet.

FINDING: The blocks follow the general pattern of blocks in the vicinity
and are designed to allow connectivity with area neighborhoods. Further,
no block exceeds 1,000 feet in length.

2. Section 11.20.030(B) - Traffic Circulation. The proposed subdivision shall
be laid out to provide safe and convenient vehicle, bicycle and pedestrian
access to nearby residential areas, transit stops, neighborhood activity
centers such as schools and parks, commercial areas, and industrial
areas; and to provide safe and convenient traffic circulation. At a
minimum, “nearby” is interpreted to mean uses within one-quarter mile
which can be reasonably expected to be used by pedestrians and uses
within one mile of the subdivision boundary which can reasonably be
expected to be accessed by bicyclists.

FINDING: As noted, the layout ensures continued connections with area
neighborhoods and does not create any barriers to connectivity.

3. Section 11.20.030(C) - Connectivity. To achieve the objective in
subsection (B) above, the Commission (or Council) may require the
following:

(1)  Stub Streets. Where the potential exists for additional residential
development on adjacent property.

(2) Pedestrian/Bicycle Accessways. Public accessways to provide a
safe and efficient connection from a residential area to nearby
residential areas, transit stops, neighborhood activity centers,
including schools, parks, shopping centers, other community
services and other commercial and industrial areas when such
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connections are not available by streets and when a pedestrian
must go at least one quarter of a mile out of his/her way to make
that connection using the street system.

FINDING: Proposed streets connect with the existing street system; there
are no dead ends or cul-de-sacs. The layout allows easy access to the
public park located to the west.

4. Section 11.20.030(D) - Accessway Design Standards. Pedestrian/bicycle

accessways shall meet the following design standards:

(1)  Minimum dedicated width: 10 feet.

(2)  Minimum improved width: 10 feet.

(3) Maximum length: 250 feet. A clear line of vision for the entire length
of the accessway shall be required.

(4) Lighting shall be provided illuminating any walkway exceeding 150
feet in length to a level where the system can be used at night.
Lighting shall be included in the lighting district(s) established for

the subdivision.
(6) The accessway shall be designed to prohibit vehicle traffic.

FINDING: This section does not apply as the site does not contain, nor
require, accessways.

F. Section 11.08.040(B) - Each lot shall satisfy the dimensional standards and
density standard of the applicable zoning district, unless a variance from these

standards is approved.

FINDING: Previous findings indicated all the lots comply with the dimension
standards for a single-family lot in the R-2 zone as well as the design standards
in Section 11.20.

G. Section 11.08.040(C) - Adequate public facilities shall be available to serve the
existing and newly created lots.

FINDING: Based on comments submitted by the City Engineer, and noted at the
beginning of this report, and supported during the public hearing, facilities are in
place or can be extended to serve the development, including available capacity.

H. Section 11.08.060 identifies the form of the final plat.

FINDING: If approved, the final plat must conform to the standards and
requirements of this Section.

l Section 11.08.070 requires the developer to install required improvements or file
a financial agreement (bond) assuring the improvements will occur.
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FINDING: This provision and requirement applies to an approved subdivision and
may be placed as a condition of approval.

J. Section 11.08.080 establishes the requirements for the final plat review.
FINDING: If approved, review of the final must comply with these provisions.

K. Section 11.20.050 outlines the improvements requirements for subdivisions.
Each item is reviewed below:

FINDING: If approved, the improvements are required to comply with these
provisions. For the record, the City Engineer, Public Works Director and Fire
District determine compliance with these standards. Individual lots cannot be
developed until the improvements are in place or financial bonding provided.

L. Section 11.20.060 outlines the improvement procedures.

FINDING: If approved, the City and developer are required to comply with the
procedures.

M. Section 11.20.070 outlines the park and recreational facility requirements for
subdivisions. This Section provides two options to provide recreational
opportunities: (A) provide sufficient land to be set aside for a park; or, (B) submit
a payment in lieu of dedicating park land.

FINDING: Given the location of an improved City park to the west, the applicant
must comply with option (B) and submit a payment to the City based on the
calculation provided in this Section.

N. Section 11.20.050(B) requires the subdivision to conform with the street
requirements in Chapter 11.24. Sections 11.24.010 to 11.24.030 are applicable
to the subdivision request and will be reviewed in the following Sections.

0. Section 11.24.010 establishes provisions for City streets. Each item is reviewed
below:

. Section 11.24.010(A) - General. The location, width, and grade of streets
shall be considered in their relation to existing and planned streets, to
topographical conditions, to public convenience and safety, and to the
proposed use of the land to be served by the streets. Where location is not
shown in the Comprehensive Plan, the arrangement of streets in a
subdivision shall either:

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

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

FINDING: The layout is logical as it extends existing street (Hemlock, EIm
and Cedar) and establishes an east-west connection with East 4 Street.
All streets connect with other streets, establishing a preferred grid pattern.

Section 11.24.010(B) - Minimum Right-of-Way and Roadway Widths. The
width of streets and roadways shall be adequate to fulfill City public works
specifications of this title and, unless otherwise indicated in the
Comprehensive Plan. Based on the accompanying table, continuing
residential streets must contain a 60-foot right-of-way with a 36-foot
improvement. The minimum roadway width may be varied by action of the
Council, taking into consideration the unique characteristics of the land to
include geography, topography, and its relation to land developments
already present in the area.

FINDING: The layout extends local residential streets and complies with
the right-of-way and improvement requirements.

Section 11.24.010(C) - Reserve Strips. Reserve strips or street plugs
controlling access to streets will not be approved unless necessary for the
protection of the public welfare or of substantial property rights, and in
these cases, they may be required. The control and disposal of the land
comprising such strips shall be placed within the jurisdiction of the City
under conditions approved by the Planning Commission.

FINDING: As the projected streets connect with the existing street system,
reserve strips are not required.

Section 11.24.010(D) - Alignment. As far as practical, streets other than
minor streets shall be in alignment with existing streets by continuations of
the center lines thereof. Staggered street alignment resulting in “T”
intersections shall, wherever practical, leave a minimum distance of 200
feet between the center lines of streets having approximately the same
direction and otherwise shall not be less than 125 feet.

FINDING: All proposed street extensions align with the existing streets.

Section 11.24.010(E) - Future Extension of Streets. Where necessary to
give access to or permit a satisfactory future subdivision of adjoining land,
streets shall be extended to the boundary of the subdivision; and the
resulting dead-end streets may be approved without a turn-around.
Reserve strips and street plugs may be required to preserve the objective
of street extensions.
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FINDING: It is also recommended Hemlock Street right-of-way be
extended to the south property line to provide access for potential future
development. This will require the applicant to reduce the widths of Lots
41 to 56 by approximately a foot each. However, the adjusted lots will still
comply with the dimension and design standard requirements. While the
right-of-way will extend south, a right-of-way improvement will not be
required.

6. Section 11.24.010(F) - Intersection Angles. Streets shall be laid out to
intersect at angles as near to right angles as practical except where
topography requires a lesser angle, but in no case shall the acute angle
be less than 60 degrees unless there is a special intersection design. The
intersection of an arterial or collector street with another street shall have
at least 100 feet of tangent adjacent to the intersection unless topography
requires a lesser distance. Other streets, except alleys, shall have at least
50 feet of tangent adjacent to the intersection unless topography requires
a lesser distance. Intersections which contain an acute angle of less than
80 degrees, or which include an arterial street shall have a minimum
corner radius sufficient to allow for a roadway radius of 20 feet and
maintain a uniform width between the roadway and the right-of-way line.

FINDING: Based on the submitted layout, the intersection angles comply
with these provisions.

7. Section 11.24.010(G) - Existing Streets. Whenever existing streets
adjacent to or within a tract are of inadequate width, additional right-of way
shall be provided.

FINDING: Additional right-of-way is provided as the proposed streets
connect with the existing street system in the vicinity.

8. Section 11.24.010(H) - Half-Streets. Half-streets, while generally not
acceptable, may be approved where essential to the reasonable
development of the subdivision, when in conformity with the other
requirements of these regulations, and when the Planning Commission (or
Council) finds it will be practical to require the dedication of the other half
when the adjoining property is subdivided. Whenever a half-street is
adjacent to a tract to be subdivided, the other half of the street shall be
platted with such a tract. Reserve strips may be required to preserve the
objectives of haif-streets.

FINDING: Half-streets are not required nor included in the layout.
9. Section 11.24.010(l1) - Cul-de-Sacs. The use of cul-de-sacs is not

encouraged but may be permitted where no other possible design
alternative exists. When allowed, a cul-de-sac shall have a maximum

CITY COUNCIL ORDER - SDV 21-1 12|Page



length of 400 feet and serve no more than 18 dwelling units. A cul-de-sac
shall terminate with a turn-around.

FINDING: The layout does not include a cul-de-sac.

10.  Section 11.24.010(J) - Street Names. Except for extensions of existing
streets, no street name shall be used which will duplicate or be confused
with the names of existing streets. Street names and numbers shall
conform to the established pattern in the City. Street names shall be
subject to the approval of the Planning Commission.

FINDING: Existing street names will be used as the layout continues the
existing street pattern.

11.  Section 11.24.010(K) - Grades and Curves. Grades shall not exceed six
percent on arterials, 10% on collector streets, or 12% on any other street.
Center line radii of curves shall not be less than 300 feet on major
arterials, 200 feet on secondary arterials, or 100 feet on other streets, and
shall be to an even 10 feet. Where existing conditions, particularly
topography, make it otherwise impractical to provide buildable lots, the
Planning Commission (or Council) may accept steeper grades and
sharper curves.

FINDING: Grades are not an issue as the site is relatively level.

12.  Section 11.24.010(L) - Streets Adjacent to a Railroad Right-of-Way.
Wherever the proposed subdivision contains or is adjacent to a railroad
right-of-way, provisions may be required for a street approximately parallel
to and on each side of such right of-way at a distance suitable for the
approximate use of the land between the streets and the railroad. The
distance shall be determined with due consideration at cross streets of the
minimum distance required for approach grades to a future grade
separation, and to provide sufficient depth to allow screen planting along
the railroad right-of-way.

FINDING: No street is located adjacent to a railroad right-of-way.

13.  Section 11.24.010 (M) - Marginal Access Streets. Where a subdivision
abuts or contains an existing or proposed arterial street, the Planning
Commission (or Council) may require marginal access streets, reverse
frontage lots with suitable depth, screen planting contained in a nonaccess
reservation along the rear or side property line, or other treatment
necessary for adequate protection of residential properties and to afford
separation of through and local traffic. (Ord. 467 §1, 2002)
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FINDING: The layout includes only local residential streets. As noted
however, a marginal access street will be provided along Hemlock.

Section 11.24.02 includes provisions to modify right-of-way requirements and
width improvements.

FINDING: The applicant did not request a modification to the existing standards.

Section 11.24.030 requires all street improvements to comply with adopted public
works/street standards of the City.

FINDING: Compliance with this requirement will be determined when engineering
plans are submitted.

VII. DECISION AND CONDITIONS OF APPROVAL

Based on the above findings, the City Council finds the proposal complies with the
applicable Subdivision criteria and hereby APPROVES the application subject to the
following Conditions:

A.

The applicant shall participate in a conference with the applicable public facility
providers for the purpose of coordinating facility improvements. This conference
shall occur prior to submitting engineering drawings. It is recommended the
participants include the Yamhill Department of Public Works, City Engineer and
private utility providers.

The applicant shall submit an engineering plan for the entire development to the
Yamhill Department of Public Works for review and approval. The engineering
plan shall include information concerning water, sanitary sewer, storm water,
street improvements, easements and other information as necessary to indicate
conformance with City standards. Engineering plans shall comply provisions in
Condition “E.”, below.

Subsequent to receiving approved engineering plans and prior to recording of the
final plat, the applicant shall complete the following:

1. Install public and private services within the subdivision as well as
required off-site improvements. All improvements shall comply with the
standards and requirements of the City of Yamhill and provisions in
Conditional of Approval “E.” below. The applicant shall have the option of
installing facility improvements in phases provided the City approves
engineering plans for the entire project.

2. Enter into an agreement with the City of Yamhill for payment in lieu of park
land dedication per requirements in Zoning Code Section 11.20.070.
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D. Upon completion of public facility improvements, a final plat, complying with
provisions in ORS Chapter 92, shall be completed by a registered land surveyor
and recorded within one year of the final decision. The final plat shall
substantially conform to the proposed layout. City review and recording of the
final plat shall be subject to applicable provisions in the Yamhill Zoning Code.

E. Engineering and Public Works improvements shall conform to requirements of
the City Engineer’s report dated December 8, 2021 and shall further conform with
the following:

1.

SIN

10.
11.

12.

13.

All public improvements shall be constructed in accordance with the City
of Yamhill Municipal Code. Where the City Municipal Code is silent,
improvements shall meet the 2021 Oregon Standard Specifications for
Construction and ODOT design standards.

All sanitary sewer main shall be minimum 8.

Developer shall enter into a development agreement with the City to
establish the fee-in-lieupayment for offsite utility improvements.

Prior to issuance of constriction permits the applicant shall submit and
obtain a 1200-C permitfrom DEQ.

Prior to issuance of the construction permits the applicant shall submit a final
stormwater report.

Storm mains shall be constructed within the roadways with mainline
connecting to manholes at maximum 500-ft spacing. Catch basins shall
connect directly to manholes. Up to two catch basin leads may be
connected prior to connection to the manhole.

Prior to issuance of construction permits the applicant shall submit a site-
specific geotechnicalinvestigation and recommendations report.

A photometric plan shall be submitted for the review of the illumination plan.
Lighting levels shall meet ANSI/IES RP-8 American National Standard
Practice for Roadway Lighting. Luminaires shall be LED and dark sky
compliant.

The applicant shall provide standard curb and gutter on all streets.

All streets shall be designed to meet 2011 PROWAG guidelines.

The developer will directly reimburse the City for consulting fees incurred
during the review of engineering submittals. Payment will be due upon
issuance of the public works permit.

The City will provide inspection of all public infrastructure constructed with
the development. The developer shall pay a deposit equal to 2.5% of the
engineer's estimate of public improvements.

The developer shall submit a performance bond in the amount of 110% of the
engineer's estimate for improvements within existing public rights of way
and improvements to existing City infrastructure. The bond shall be in-
place prior to groundbreaking of the development.

F. Compliance with the Conditions of Approval shall be the sole responsibility of the
applicant.
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VIil. APPEAL DATES

Any appeals pertaining to this application must be made to the Land Use Board of
Appeals (LUBA) within 21 days of the date a public notice of this decision is mailed.

APPROVED BY A _4to 1 VOTE OF THE YAMHILL CITY COUNCIL ON THE 9™ DAY
OF MARCH 2022.

DATED at Yamhill, Oregon, this 9" day of March, 2022.

S o, o
SIGNED: L7 /%

Yvette Potter; Mayor Date

- / /
ATTEST: frk—"é? — %)Y/
Petra Schuetz,linterim City Administrator / Date
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