
ORDINANCE NO. 2009-2712 
 
 

AN ORDINANCE DECLARING PROPERTY LOCATED AT 30295 
HIGHWAY 99W, YAMHILL COUNTY TAX LOTS 3215-500, 502 
AND 504, AND LOTS 3215B-100 THROUGH 4000,  BE ANNEXED 
INTO THE CITY OF NEWBERG AND WITHDRAWN FROM THE 
NEWBERG RURAL FIRE PROTECTION DISTRICT SUBJECT TO A 
PUBLIC VOTE, AND AUTHORIZING AND DIRECTING THE CITY 
ELECTIONS OFFICER TO CERTIFY TO THE YAMHILL COUNTY 
CLERK A BALLOT TITLE FOR THE MEASURE TO BE SUBMITTED 
TO THE ELECTORATE OF THE CITY OF NEWBERG FOR THEIR 
CONSIDERATION OF AN ANNEXATION FOR THIS SAME 
PROPERTY 

 
 

RECITALS: 
 
1. Charles J. and Ellen R. McClure, Trustees U/I/D October 25, 1999, submitted an application 

for annexation and consent to annex on January 22, 2009 for property located at 30295 
Highway 99W, Yamhill County tax lots 3215-500, 502 and 504, and Lots 3215B-100 
through 4000. 

 
2. After proper notice, on April 6, 2009, the City Council held a public hearing on the item: 

accurately stated objections to jurisdiction, bias, and ex-parte contact; considered public 
testimony; examined the record; heard the presentation from staff and the applicant; 
examined and discussed the appropriate criteria to judge the project (as listed in the staff 
report); considered all relevant information regarding the item; and deliberated. The Council 
tentatively approved the request and directed that the findings be revised to address public 
comments. 

 
3. On April 20, 2009, the City Council adopted Order 2009-0020 which affirmed that the 

annexation as conditioned met the applicable Newberg Development Code criteria. 
 
4. The City of Newberg Charter requires that territory may be annexed into the City of 

Newberg only upon approval by a majority vote among the electorate of the City. 
 
5. The next general election will be on May 18, 2010. The applicant has requested that the 

annexation request be sent to the September 15, 2009 special election, and understands that 
they will be required to pay the additional costs for the special election.   

 
THE CITY OF NEWBERG ORDAINS AS FOLLOWS: 
 
1. The question of annexing the property shown in Exhibit “A” and described in Exhibit “B” 

shall be submitted to the electorate of the city at the September 15, 2009 special election.  
Exhibits “A” and “B” are hereby adopted and by this reference incorporated. 
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2. The City Council directs that all costs associated with placing the item on the ballot be paid 
for by the applicant/owners.  This includes but is not limited to noticing, signage, 
advertising, and costs assessed by the Yamhill County Clerk to place the item on the ballot.    

 
3. The City Elections Officer is hereby authorized and directed to certify to the Yamhill County 

Clerk the ballot title for the annexation measure to be placed before the voters.  Further, the 
City Elections Officer is directed to give all necessary notices of the ballot title and do all 
other necessary acts and deeds which may be required to place the matter before the voters 
of the City of Newberg at said election. 

 
4. The City Attorney is directed to have prepared and review the explanatory statement which 

shall be submitted to the Yamhill County Clerk with the ballot title.  Such explanatory 
statement shall be filed with the City Elections Officer and the City Elections Officer is 
further directed to certify this explanatory statement to the Yamhill County Clerk. 

 
5. The City Elections Officer is authorized to do all other necessary acts and deeds which may 

be required to conduct the election concerning this measure. 
 
6. Should this annexation request be approved by a majority of the electorate of the City of 

Newberg at the identified election date, the property shown in Exhibit “A” and described in 
Exhibit “B”, shall be annexed and withdrawn from the Newberg Rural Fire Protection 
District, and the following events will occur: 

 
A. The City of Newberg land use inventory data and GIS data, including the 

comprehensive plan map and zoning map, will be updated to reflect the new 
addition. 

 
1. If the annexation is approved and the property has not been included within 

the Newberg Urban Reserve Area then the comprehensive plan and zoning 
designations will be identical to the current Yamhill County AFLH (EF-20 
zoning) and VLDR (VLDR-2.5 zoning).  

 
2. Upon inclusion of the property in the Urban Reserve Area, the 

comprehensive plan designations will change to: LDR-1/A with Stream 
Corridor overlay (47.58 acre subdivision); LDR-0.11/A with Historic 
Landmark, Stream Corridor, and winery Limited Use overlays (9.56 acre 
historic farmstead); Public/Quasi-Public (9.09 acre institutional parcel); and 
Commercial with a winery Limited Use overlay (1.05 acre winery parcel). 
The zoning designations will change, respectively, to R-1-1/A with Stream 
Corridor overlay; R-1-0.11/A with Historic Landmark, Stream Corridor and 
winery Limited Use overlays; Institutional; and R-P with a winery Limited 
Use overlay. 
 





EXHIBIT A: ANNEXATION MAP 
ANX-08-006 
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EXHIBIT B: LEGAL DESCRIPTION 
ANX-08-006 
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ORDER NO. 2009-0020 
 
 

AN ORDER  FINDING THAT PROPERTY LOCATED AT 30295 
HIGHWAY 99W, YAMHILL COUNTY TAX LOTS 3215-500, 502 
AND 504, AND LOTS 3215B-100 THROUGH 4000 3216-900, 
MEETS THE APPLICABLE NEWBERG DEVELOPMENT CODE 
CRITERIA TO BE ANNEXED INTO THE CITY, AND MEETS THE 
APPLICABLE CODE CRITERIA TO CHANGE THE 
COMPREHENSIVE PLAN & ZONING DESIGNATIONS UPON 
INCLUSION IN THE URBAN RESERVE AREA FROM COUNTY 
AFLH & VLDR (EF-20 & VLDR-2.5 ZONING) TO: LDR-1/A 
WITH STREAM CORRIDOR OVERLAY (47.58 ACRE 
SUBDIVISION, R-1-1/A WITH STREAM CORRIDOR OVERLAY 
ZONING); LDR-0.11/A WITH HISTORIC LANDMARK, STREAM 
CORRIDOR, AND WINERY LIMITED USE OVERLAYS (9.56 ACRE 
HISTORIC FARMSTEAD, R-1-0.11/A WITH HISTORIC 
LANDMARK, STREAM CORRIDOR AND WINERY LIMITED USE 
OVERLAYS ZONING); PUBLIC/QUASI-PUBLIC (9.09 ACRE 
SOUTHEAST PARCEL, INSTITUTIONAL ZONING); AND 
COMMERCIAL WITH A WINERY LIMITED USE OVERLAY (1.05 
ACRE WINERY PARCEL, R-P WITH A WINERY LIMITED USE 
OVERLAY ZONING) 

 
 

RECITALS: 
 
1. On January 22, 2009, Charles J. and Ellen R. McClure, Trustees U/I/D October 25, 1999, 

submitted an application to annex approximately 69.21 acres (43 parcels) located at 30295 
Highway 99W, Yamhill County tax lots 3215-500, 502 and 504, and Lots 3215B-100 
through 4000, into the City of Newberg with a future change in land use designations upon 
inclusion in the Newberg Urban Reserve Area.  Upon inclusion of the property in the Urban 
Reserve Area, the comprehensive plan designations will change to: LDR-1/A with Stream 
Corridor overlay (47.58 acre subdivision); LDR-0.11/A with Historic Landmark, Stream 
Corridor, and winery Limited Use overlays (9.56 acre historic farmstead); Public/Quasi-
Public (9.09 acre institutional parcel); and Commercial with a winery Limited Use overlay 
(1.05 acre winery parcel) as shown in Exhibit D. The zoning designations will change, 
respectively, to R-1-1/A with Stream Corridor overlay; R-1-0.11/A with Historic Landmark, 
Stream Corridor and winery Limited Use overlays; Institutional; and R-P with a winery 
Limited Use overlay as shown in Exhibit E. 
 

2. The Newberg Planning Commission heard the annexation request on March 12, 2009, took 
public testimony, and found that the request as conditioned met the applicable Newberg 
Development Code criteria and the terms of the Development Agreement adopted under 
Ordinance 2007-2671. The Planning Commission recommended approval of the annexation 
as conditioned per Resolution 2009-263.  
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3. After proper notice, on April 6, 2009, the Newberg City Council held a hearing to consider 

the annexation request. The Council tentatively approved the request and directed that the 
findings be revised to address public comments. 
 

4. The City Council finds that the applicable criteria and the terms of the Development 
Agreement adopted under Ordinance 2007-2671 have been met as conditioned, and that 
approval of the application is in the best interests of the community 

 
 
THE CITY OF NEWBERG ORDERS AS FOLLOWS: 
 
1. The City Council finds that the annexation and future comprehensive plan 

designation/zoning designation changes upon inclusion in the Newberg Urban Reserve Area 
meet the Newberg Development Code criteria and the terms of the Development Agreement 
adopted under Ordinance 2007-2671 as conditioned and adopts the findings, which are 
attached hereto as Exhibit “A”. Exhibit “A” is hereby adopted and by this reference 
incorporated.  

 
2. Annexation requires the City Council to adopt an ordinance annexing the property, and 

requires approval at a public vote. If the annexation is approved through these procedures, 
then the City orders the following: 
 
A. If the annexation is approved and the property has not been included within the 

Newberg Urban Reserve Area then the comprehensive plan and zoning designations 
will be identical to the current Yamhill County AFLH (EF-20 zoning) and VLDR 
(VLDR-2.5 zoning). The existing Yamhill County land use regulations that apply to 
the site are adopted by the City of Newberg for this site. Specifically, this means that 
the residential subdivision could be completed under Yamhill County subdivision 
approval S-04-07 and the approved Measure 37 claim, and the winery lot and 
retirement lot could be developed under current EF-20 standards and any Measure 37 
rights. Any development applications, other than those arising through S-04-07, 
submitted after annexation would follow standard Newberg Development Code 
procedures. 

 
B. Upon inclusion of the property in the Urban Reserve Area, the comprehensive plan 

designations will change to: LDR-1/A with Stream Corridor overlay (47.58 acre 
subdivision); LDR-0.11/A with Historic Landmark, Stream Corridor, and winery 
Limited Use overlays (9.56 acre historic farmstead); Public/Quasi-Public (9.09 acre 
institutional parcel); and Commercial with a winery Limited Use overlay (1.05 acre 
winery parcel) as shown in Exhibit D. The zoning designations will change, 
respectively, to R-1-1/A with Stream Corridor overlay; R-1-0.11/A with Historic 
Landmark, Stream Corridor and winery Limited Use overlays; Institutional; and R-P 
with a winery Limited Use overlay as shown in Exhibit E. Exhibits “D” and “E” are 
hereby adopted and by this reference incorporated. 
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 QUASI-JUDICIAL HISTORY 

By and through   the Planning Commission at   3/12/2009 meeting.   
     (committee name)    (date)     
 

 
Exhibits: 
 Exhibit “A”: Findings 
 Exhibit “B”: Annexation Map 
 Exhibit “C”: Legal Description 
 Exhibit “D”: Proposed Comprehensive Plan Map 
 Exhibit “E”: Proposed Zoning Map 
 
 
 
 



 
 
City of Newberg:  ORDER NO. 2009-0020 & ORDINANCE NO. 2009-2712 PAGE 5 

EXHIBIT A: FINDINGS  
ANX-08-006 

Annexation of 69.21 acres for property located at 30295 Highway 99W 
 

I. APPLICABLE ANNEXATION REGULATIONS – NEWBERG DEVELOPMENT CODE § 151.261 
CONDITIONS FOR ANNEXATION 

 
(A) The subject site must be located within the Newberg Urban Growth Boundary or 

Newberg Urban Reserve Areas. 
 
FINDING:  The site is not currently within the Newberg Urban Growth Boundary or Urban 
Reserve Area. A specific exception was granted to this development code requirement for this 
property by Ordinance 2007-2671 because of the unique and unusual circumstances of this 
particular property. ORS 94.518 provides that the comprehensive plan and ordinance in effect at 
the time of the approval of the development agreement apply unless otherwise provided in the 
development agreement.  In this instance, the City provided otherwise in the Development 
Agreement, Ordinance 2007-2671, by granting an exception.  In other words, because the 
Development Agreement allows an exception to the requirement that prohibits annexation of the 
property prior to inclusion of the property in the Urban Growth Boundary, the proposed 
annexation does not violate the Comprehensive Plan. 
 
Indeed, the intent of Oregon’s statutory development agreements is to “allow an agreement on 
the standards that will be in place during the development so the developers can proceed without 
wondering whether the rules are going to change part way through.”  Povey v. Mosier, 220 Or 
App 552, 557, 188 P3d 321 (2008).  Stated differently, statutory development agreements: 
 

“Allow the city or the county and the developer to sit down on the front end of a mult-
phase project and decide how it’s going to run * * * [w]here the parks are going to go, for 
example, what kind of sidewalk standards are going to be in place, what sort of 
pedestrian linkages are going to occur * * * [a]nd to give the legal authority to the city, 
making it very clear that they can in fact enter into these sort of agreements.”  Id. at 557.   

 
Moreover, to the extent public comments assert that the Development Agreement is not 
consistent with the Comprehensive Plan, the challenge is an impermissible collateral attack.  In 
Oregon, issues that were “conclusively resolved in a final discretionary land use decision, or that 
could have been but were not raised and resolved in that earlier proceeding” cannot be raised in a 
subsequent matter.  Safeway, Inc. v. City of North Bend, 47 Or LUBA 489, 505 (2004); see also 
Doney v. Clatsop County, 142 Or App 497, 502, 921 P2d 1346 (1996).  Because the 
Development Agreement has the same finality and preclusive effect as a court judgment, it 
cannot be made the subject of a collateral attack.  Had individuals disapproved of and wanted to 
appeal the Development Agreement, they had a right to do so.  However, because the time for 
appeal is long past, the Development Agreement is final and, by operation of law, vested. 
 
Finally, this site has an approved Measure 37 claim that allows residential and commercial 
development, and has been subdivided for development. The residential subdivision is vested 
and is under development. The vesting has been approved, confirmed upon review, and is 
currently under appeal. Ordinance 2007-2671 adopted a development agreement with the 
applicant to guide the development of this property.  The site is within the expanded Urban 
Reserve Area that has been approved by the City and Yamhill County and is under review by the 



State Department of Land Conservation and Development. 
 

(B) The subject site must be contiguous to the existing city limits. 
 
FINDING:  The subject site is contiguous to the existing city limits along its southwest property 
line. 
 

II. APPLICABLE ANNEXATION REGULATIONS – NEWBERG DEVELOPMENT CODE § 151.262 
QUASI-JUDICIAL ANNEXATION CRITERIA 

 
(A) The proposed use for the site complies with the Newberg comprehensive plan and with 

the designation on the Newberg comprehensive plan map.  If a redesignation of the plan 
map is requested concurrent with annexation, the uses allowed under the proposed 
designation must comply with the Newberg comprehensive plan. 

 
FINDING:  The current plan designations are Yamhill County AFLH (Agriculture/Forestry Large 
Holding) for most of the site, with VLDR (Very Low Density Residential) on the northwest 
corner. A Measure 37 claim has been approved for the entire site, and the residential subdivision 
is vested. The site is not within the Newberg urban growth boundary and therefore does not have 
land use designations shown on the comprehensive plan map. The future land use designations 
for this site were set by the development agreement adopted under Ordinance 2007-2671 
(excerpt below) 

 
 
The City Comprehensive Plan designations will not apply to the site upon annexation, but rather 
upon inclusion of the site in the City’s urban reserve area. Due to the unique and special 
circumstances of the McClures’ property, the Development Agreement (Ordinance 2007-2671) 
provided for Yamhill County comprehensive plan and zoning designations prior to the property’s 
inclusion in the Urban Reserve Area.  As noted above, ORS 94.518 provides that the 
comprehensive plan and ordinance in effect at the time of the approval of the development 
agreement apply unless otherwise provided in the development agreement.  Because the 
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Development Agreement provides for Yamhill County comprehensive plan and zoning 
designations prior to inclusion in the Urban Reserve Area, the designations do not violate the 
Comprehensive Plan.  Moreover, as discussed above, any argument that the Development 
Agreement is not consistent with the Comprehensive Plan is an impermissible collateral attack 
on a final land use decision. 
 
The plan designations will change upon inclusion in the URA to:  

• Low Density Residential -1/A (47.58 acre subdivision containing 36 lots, allows one 
dwelling unit per acre) 

• Low Density Residential -0.11/A with Historic Landmark and Stream Corridor overlays, 
with a winery Limited Use overlay on the barn (allows one dwelling unit on the 9.56 acre 
historic farmstead). The Historic Landmark overlay will cover the entire 9.56 acre 
farmstead, as the entire farmstead is on the National Register of Historic Places. The 
Stream Corridor overlay will cover the stream and pond in the southwest corner of the 
farmstead. There is an existing winery operating in the barn along Benjamin Road, which 
is also part of the historic farmstead. The applicant intends that the barn will continue to 
operate as a winery in conjunction with the 1.05 acre winery lot to the north, so the barn 
area will need a winery Limited Use overlay in order for the winery to be an allowed use. 
  

• Public/Quasi-Public (9.09 acre institutional property, for future retirement community) 
• Commercial with a winery Limited Use overlay (1.05 acre winery parcel). 

The development agreement also lists the future zoning designations upon inclusion in the URA 
(excerpted below): 

 

 
The zoning designations upon inclusion of the property within the URA will be: 

• R-1-1/A  (47.58 acre subdivision containing 36 lots) 
• R-1-0.11A (9.56 acre historic farmstead, with a Historic Landmark overlay over the 

entire 9.56 acre lot, with a Stream Corridor overlay on the stream and pond in the 
southwest corner, and a winery Limited Use overlay on the barn along Benjamin Road). 
The existing bed & breakfast use would be allowed as an approved conditional use. 

• Institutional (9.09 acre parcel for future retirement community) 
• Residential-Professional (R-P) with a winery Limited Use overlay (1.05 acre winery 

parcel). The Newberg Development Code only explicitly allows wineries in the M-3 
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Heavy Industrial zone. The Residential-Professional zone with a winery Limited Use 
overlay is an appropriate choice for this site because the base R-P zone is consistent with 
the Commercial comprehensive plan designation and is intended to allow professional 
office type uses that are compatible with residential districts. The winery Limited Use 
overlay is defined as allowing the processing of fruit to make wine, storage of wine, retail 
tasting room, and accessory uses. If the winery use was ever discontinued then the base 
R-P zone would allow a range of other uses, such as professional offices, which would 
still be compatible with residential districts. 

 
Newberg’s current buildable lands inventory shows that we have a 4 year supply of institutional 
land within city limits, and a 13 year supply of low density residential land within city limits. 
 
We expect that the property will be included within the expanded URA when the URA is finally 
approved. In the interim, if the annexation is approved and the property has not been included 
within the URA then the existing Yamhill County land use regulations that apply to the site will 
be adopted by the City of Newberg for this site. Specifically, this means that the residential 
subdivision could be completed under Yamhill County subdivision approval S-04-07 and the 
approved Measure 37 claim, and the winery lot and retirement lot could be developed under 
current EF-20 standards and any Measure 37 rights. Any development applications, other than 
those arising from S-04-07, submitted after annexation would follow standard Newberg 
Development Code procedures. 
 
One public comment stated that they supported the development plan but were concerned that it 
could change in the future. If the applicant wanted to change the zoning designations on the site 
in the future they would have to apply to do so, meet the criteria for a zone change, and follow 
the public process for zone changes. This process includes mailed notice to property owners 
within 500 feet of the site, signs posted along the street frontages, notices placed in the Newberg 
Graphic, and both Planning Commission and City Council public hearings. The applicant does 
not plan to change the zoning designations, but if they did wish to do so in the future then there 
would be an opportunity for anyone with a concern to comment on the proposal.  
 
Another public comment raised concerns that the county comprehensive plan and zoning 
designations, as well as the levels of development contemplated in the proposal, are inconsistent 
with the statewide planning goals.  However, OAR 660-014-0060 provides that “a city 
annexation made in compliance with a comprehensive plan acknowledged pursuant to ORS 
197.251(1) shall be considered by the commission to have been made in accordance with the 
goals unless the acknowledged comprehensive plan and implementing ordinance do not control 
the annexation.”  See Costco Wholesale Corp. v. City of Beaverton, 50 Or LUBA 476 (2004) 
(holding that local governments apply acknowledged comprehensive plan and ordinances to 
annexation decision in lieu of the statewide planning goals, unless the plan and ordinance do not 
control the annexation); Patterson v. City of Independence, 49 Or LUBA 589 (2005) (same).  
Accordingly, the statewide planning goals are not applicable to the City’s annexation decision.   
A final public comment stated that the proposed annexation violated the Urban Reserve Rule.  
The McClures secured Measure 37 waivers from Yamhill County and the State of Oregon to 
subdivide and develop the property under the regulations in effect in 1967.  Pursuant to those 
waivers, the McClures received preliminary plat approval for a 36-lot subdivision.  The County’s 
preliminary plat approval was not appealed, and the final subdivision plat was recorded on 
November 6, 2007.  Under the annexation proposal, the property will continue to be zoned for 
the rural uses authorized in the McClures’ Measure 37 waivers and the County’s subdivision 
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approval.  Thus, the proposal meets the Urban Reserve Rule’s requirement that the lands in 
urban reserves continue to be planned and zoned for rural uses.   
 
In addition, upon inclusion of property in the Urban Reserve Area, the zoning designations will 
be: R-1-1/A with Stream Corridor overlay; R-1-0.11/A with Historic Landmark, Stream Corridor 
and winery Limited Use overlays; Institution; and R-P with a winery Limited Use overlay.  
These regulations will remain in effect until such time as the land is included in the urban growth 
boundary.  Stated differently, the proposed zoning will go into effect when the property is 
included in the Urban Reserve Area. Thus, in accordance with the Urban Reserve Rule, there 
will be no changes after the property is added to the Urban Reserve Area.   
 
Finally, as noted above, OAR 660-014-0060 provides that a city annexation made in compliance 
with an acknowledged comprehensive plan shall be considered to have been made in compliance 
with the statewide planning goals.  Because the annexation proposal complies with the 
Comprehensive Plan, the proposal is consistent with the applicable Statewide Planning Goals, as 
well as the Urban Reserve Rule’s requirement that urban reserve lands continue to be planned 
and zoned under the applicable Statewide Planning Goals. 
 
Wetlands/stream corridors: Annexation applications need to address State Goal 5 natural 
resources on the site, including wetlands and riparian corridors.  
 
Environmental aspects: The wetlands delineation report for the site found four likely 
jurisdictional drainages (A, B, C, and D), an emergent wetland (wetland A), and a man-made 
pond. The report also noted that the on-site drainages were not listed as “fish habitat” according 
to Yamhill County’s Natural Resource Comprehensive Plan inventory; therefore, the drainages 
were not subject to a riparian area buffer. On-site wetlands were also not subject to a protective 
buffer under the Yamhill County Comprehensive Land Use Plan. Drainage A and the man-made 
pond/Springbrook Creek branch are listed on the National Wetlands Inventory map for Newberg. 
The report noted that most of the site has been used as a hazelnut orchard since the 1920s and 
that extensive drainage tiling was installed on the site. Drainage A was described as a generally 
linear unvegetated channel, with a perennial flow from an off-site culvert. The site photos 
included with report confirm this, and show Drainage A to be generally a simple channel cut into 
the bare dirt beneath the hazelnut trees. Drainage B is a similar but shallower channel originating 
from a metal drum connected to the tiling system, and appeared to have an intermittent flow. 
Drainage C was a shallow channel similar to B, and appeared to be a result of a failed drainage 
tile and have an intermittent flow. Drainage D is a small channel that runs through a grassy 
meadow that drains to the man-made pond in the southwest corner. There is also a roadside ditch 
along Benjamin Road.  
  
The Department of State Lands (DSL) commented that they approved the wetlands delineation 
report in 2007. DSL approved a fill permit for wetland A and required: 1) the purchase of 
mitigation credits at a wetlands mitigation bank (which has been done), and 2) the creation on-
site of 5.6 acres of riparian enhancement consisting of a 45 foot wide buffer area immediately 
adjacent to drainages A and B, to be planted with extensive native vegetation (location shown in 
Attachment 8).  Wetland A has therefore been removed from further consideration and 
Drainages A and B will be required to be planted with a riparian buffer and protected from 
further development.  
 
The site has been heavily modified by the hazelnut orchard, which suppresses other vegetation, 
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and the agricultural drainage tiles, which have concentrated the flow of stormwater on site into 
the drainage channels. Drainages A, B and C have little vegetation along their channels and 
therefore do not provide significant wildlife habitat. When drainages A and B are planted to be 
riparian buffers, as required by the fill permit, then they will have an increased environmental 
value and will provide some wildlife habitat. Drainage D flows through a grassy meadow and 
does support some wildlife habitat. The delineation report noted that the drainages were not fish 
habitat. In their existing condition, drainages A, B and C have minor environmental value and 
largely function as surface drainage pipes. They provide a stormwater collection function, but do 
not improve stormwater quality because of their lack of filtering vegetation. When drainage A 
and B are planted as riparian corridors they will provide some stormwater filtering and improve 
water quality. Drainage D’s banks are vegetated and therefore does provide some stormwater 
quality benefits. The existing pond and branch of Springbrook Creek in the southwest corner of 
the site is the highest quality wetland on the site and provides both wildlife habitat and water 
quality functions. 
 
The Development Agreement for this property states that the existing pond on the historic 
farmstead is depicted on the National Wetlands Inventory and shall be subject to the Newberg 
Development Code Stream Corridor (SC) Overlay subdistrict. Newberg adopted Stream Corridor 
overlays as part of its Development Code in 1996 to protect Goal 5 riparian corridors in the city 
from development. A Stream Corridor overlay will be established at the logical top of bank 
around the pond and along the section of Springbrook Creek feeding into the pond. This Stream 
Corridor overlay should be extended to include drainage D, which is also on the historic 
farmstead parcel. Separate Stream Corridor overlays should be applied along drainages A and B 
to protect the new riparian buffer areas, as shown in Attachment 8.  The R-1-1/A zone for the 
subdivision will therefore also have a Stream Corridor overlay along the drainage A and B 
riparian buffer areas. 
 
The southwest pond, section of Springbrook Creek and drainage D all have social value as they 
are an important part of the historic farmstead landscape and are fairly visible. The other 
drainages on the site are not very visible from adjoining roads or properties and have little social 
value as part of the landscape. The new riparian corridors along drainages A and B will have 
social value because they will significantly improve the landscape within the residential 
subdivision. The surface drainages and ponds do have some economic and energy benefits for 
the site. The open drainage channels provide some economic benefit; if the applicant was 
required to place the drainages in underground pipes it would increase the cost of developing the 
site. Installing underground drainage pipes would also consume unnecessary energy. 
 
The recommended stream corridor overlays will therefore protect the environmental, social, 
economic and energy aspects of the wetlands and drainages on the site. 
  

(B) An adequate level of urban services must be available, or made available, within three 
years time of annexation, except as noted in division (E) below.  An adequate level of 
urban services shall be defined as: 

(1) Municipal sanitary sewer and water service meeting the requirements 
enumerated in the Newberg comprehensive plan for provision of these services. 

(2) Roads with an adequate design capacity for the proposed use and projected 
future uses.  Where construction of the road is not deemed necessary within the 
three-year time period, the city shall note requirements such as dedication of 
right-of-way, waiver of remonstrance against assessment for road improvement 
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costs, or participation in other traffic improvement costs, for application at the 
appropriate level of the planning process.  The city shall also consider public 
costs for improvement and the ability of the city to provide for those costs. 

 
FINDING:  As explained below, public facilities will have adequate capacity to accommodate the 
demands of the site.  
 
Water:  The property can connect to an existing 10-inch mainline that runs along Hwy 99W at 
the property’s southern border, and will extend the line within the site.   
 
Stormwater:  Stormwater drains to the southwest and to the southeast via several drainage 
channels on the site. The Springbrook Creek branch continues under Highway 99W in a culvert. 
Stormwater from the subdivision roads will drain to two new detention ponds on the site before 
continuing to the existing southwest and southeast drainages. The new riparian buffers along 
drainages A and B will improve the stormwater quality downstream of the site. Additional 
stormwater improvements may be required upon development of the retirement community 
parcel.    
 
Sanitary Sewer:  The applicant plans to construct sewer lines on the site that will gravity flow to 
a pump station at the southern edge of the site. The pump station will be connected to the nearest 
trunk line along Highway 99W (probably north of Klimek Lane).     
 
Roads:  The subject property is adjacent to Hwy 99W on its southern side and Benjamin Road on 
its western side. The applicant plans to continue to take access from Highway 99W for the 
historic farmstead/bed & breakfast in the southwest corner of the site. All other development will 
take access from Benjamin Road. Yamhill County required Benjamin Road to be widened 
adjacent to the subdivision, and this improvement has been partially completed. The 
development agreement also required bike lane and sidewalk along Benjamin Road, or alternate 
parallel pedestrian and bicycle paths through the property that connect to Benjamin Road. These 
improvements will need to be completed upon completion of the subdivision. The internal public 
streets will also need to meet the standards listed in the development agreement upon completion 
of the subdivision.  
 
The applicant submitted a Traffic Impact Study as part of the annexation application. The study 
focused on the impact of the future retirement facility, as the residential subdivision has already 
been approved and will develop whether or not the annexation is approved. The retirement 
facility would be developed on the southeast 9.09 acre parcel with Institutional zoning and 
would take access from Benjamin Road via internal streets. The study reviewed existing traffic 
in the area and intersection performance levels, and modeled year 2028 traffic conditions both 
with and without the Newberg-Dundee bypass. The study found that the intersections of 
Springbrook Road at Benjamin Road, Crestview Drive at the future frontage road (Gueldner 
Drive on the properties west of the site along Highway 99W), and Benjamin Road at the site 
access were projected to operate acceptably under year 2028 traffic conditions either with or 
without the bypass. The intersections of Highway 99W at Springbrook Road and Highway 99W 
at Crestview Road were projected to operate at or above capacity under year 2028 traffic 
condition either with or without the bypass. The study found that if a trip cap of 65 PM peak 
hour trips was imposed on the retirement facility then the proposed annexation would not have a 
significant effect on the transportation system. The development would be small enough that 
intersection operations would not be appreciably different with or without development. This trip 
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cap equates to the number of trips that could be generated by a continuing care retirement 
community with up to 225 dwelling units.  
 
The study noted a sight distance deficiency at the intersection of Springbrook Road and 
Benjamin Road. The study recommended that a determination of proportionate share costs for 
reconstruction of the adjacent vertical crest curves be made (if still needed) upon submittal of 
any development applications for the Institutionally zoned property. 
 
The study also noted that the Newberg Transportation System Plan expects that the intersection 
of Highway 99W at Benjamin Road will be closed upon construction of either the Newberg-
Dundee Bypass or the future frontage road (Gueldner Drive) between the Crestview Drive 
extension and Benjamin Road. If these roads are not constructed prior to development of the 
Institutional property then the study recommends that the intersection capacity be analyzed to 
determine when turning movement restrictions should be imposed. The study projected that the 
intersection would operate acceptably through year 2028 if it was restricted to right-in, right-out 
only. 
 
ODOT has commented that they have reviewed this TIS and concur with the conclusion that the 
proposed annexation and zone change will not result in a significant impact on area 
transportation facilities if the trip cap is applied to the site. ODOT noted that they thought the 
TIS should have considered the impact of the entire site in order to provide a clearer picture of 
the total development. They also noted that the bypass cannot be relied on as a future facility as 
it is not a funded planned improvement. The City requested that the TIS look at impacts both 
with and without the bypass, as it is included within the City’s Transportation System Plan. The 
TIS analyses the annexation both with and without the bypass in place and does not rely on the 
bypass, so the TIS satisfies both City and ODOT requirements.  
 
ODOT noted that the historic farmstead currently takes access from Highway 99W, although 
ODOT has no active access permit for the driveway. The applicant will be required to either 
provide evidence that a permit is not necessary, or has already been issued, or apply for and 
obtain an approach road permit for the existing access from the historic homestead.  All future 
development must take access from Benjamin Road.  
 
ODOT also noted that Benjamin Road will be closed when the new local street (Gueldner Drive) 
is constructed between Crestview Drive and Benjamin Road. If development occurs prior to the 
completion of this local street then it will be necessary to evaluate impacts at the 99W/Benjamin 
Road intersection and make improvements as necessary to ensure it operates safely and 
efficiently. ODOT therefore recommended that the following conditions apply to the project: 
 
1. Prior to issuance of a building permit for development on the site, the applicant shall apply 
for, on behalf of Yamhill County, and obtain an approach road permit for Benjamin Road at its 
intersection with OR 99W. 
 
2. Prior to the issuance of the first certificate of use and occupancy (or the City’s equivalent) on 
the property, the applicant shall provide evidence to the City that all requirements and 
conditions of the approach road permit for Benjamin Road have been satisfied.  
 
The TIS and ODOT both anticipate that the development of the Institutional parcel on the 
McClure property prior to the completion of Gueldner Drive (the street between the Crestview 
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Drive extension and Benjamin Road on the properties to the west) would negatively impact the 
Benjamin Road/Hwy 99W intersection. Changing the Benjamin Road/Hwy 99W intersection 
design (to right-in- right-out operation, for example) could improve some aspects of the 
intersection but could potentially create access and safety issues. ODOT’s approval shall 
therefore be subject to the City’s concurrence.  
 
The Springbrook/99W intersection does not currently meet ODOT’s v/c ratio standards. 
Development of the Institutional parcel will add some trips to this intersection and would worsen 
the performance of the intersection if no mitigation was done. The City of Newberg has already 
identified this intersection as one that needs improvement, however, and has charged recent 
developments in the area with impact fees based on the number of trips they added to the 
intersection. The fees could be used for street improvements that would improve the 
performance of the intersection, whether those improvements were directly at the intersection or 
were for a nearby street (such as the future completion of Hayes Street) that would reduce the 
number of trips at the Springbrook/99W intersection. Recent annexations west of this site were 
required to pay towards this performance improvement based on their trip generation estimates. 
The City will therefore require that, upon development of the McClure Institutional parcel, the 
developer pay an impact fee based on trip generation towards the performance improvement of 
the Springbrook/99W intersection.    
 
State Transportation Planning Rule: 
660-012-0060  
Plan and Land Use Regulation Amendments  
(1) Where an amendment to a functional plan, an acknowledged comprehensive plan, or a land use 
regulation would significantly affect an existing or planned transportation facility, the local government 
shall put in place measures as provided in section (2) of this rule to assure that allowed land uses are 
consistent with the identified function, capacity, and performance standards (e.g. level of service, volume 
to capacity ratio, etc.) of the facility. A plan or land use regulation amendment significantly affects a 
transportation facility if it would:  

(a) Change the functional classification of an existing or planned transportation facility 
(exclusive of correction of map errors in an adopted plan);  
(b) Change standards implementing a functional classification system; or  
(c) As measured at the end of the planning period identified in the adopted transportation system 
plan:  

(A) Allow land uses or levels of development that would result in types or levels of travel 
or access that are inconsistent with the functional classification of an existing or planned 
transportation facility;  
(B) Reduce the performance of an existing or planned transportation facility below the 
minimum acceptable performance standard identified in the TSP or comprehensive plan; 
or  
(C) Worsen the performance of an existing or planned transportation facility that is 
otherwise projected to perform below the minimum acceptable performance standard 
identified in the TSP or comprehensive plan. 

 
Finding: As noted above, a trip cap of 65 PM peak hour trips will be placed on the Institutional 
parcel to ensure that it will not have a significant impact on transportation facilities. ODOT 
concurs with this approach and conclusion, with the addition of conditions regarding an access 
permit for the historic farmstead on 99W and potential improvements to the Benjamin Road 
intersection if the Institutional property develops prior to the closure of Benjamin Road. 
Annexation of the McClure property will therefore not have a significant impact on 
transportation facilities, thus complying with the Transportation Planning Rule.   
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(2) Where a local government determines that there would be a significant effect, compliance with section 
(1) shall be accomplished through one or a combination of the following:  

(a) Adopting measures that demonstrate allowed land uses are consistent with the planned 
function, capacity, and performance standards of the transportation facility.  
(b) Amending the TSP or comprehensive plan to provide transportation facilities, improvements 
or services adequate to support the proposed land uses consistent with the requirements of this 
division; such amendments shall include a funding plan or mechanism consistent with section (4) 
or include an amendment to the transportation finance plan so that the facility, improvement, or 
service will be provided by the end of the planning period.  
(c) Altering land use designations, densities, or design requirements to reduce demand for 
automobile travel and meet travel needs through other modes.  
(d) Amending the TSP to modify the planned function, capacity or performance standards of the 
transportation facility.  
(e) Providing other measures as a condition of development or through a development agreement 
or similar funding method, including transportation system management measures, demand 
management or minor transportation improvements. Local governments shall as part of the 
amendment specify when measures or improvements provided pursuant to this subsection will be 
provided.  

(3) Notwithstanding sections (1) and (2) of this rule, a local government may approve an amendment that 
would significantly affect an existing transportation facility without assuring that the allowed land uses 
are consistent with the function, capacity and performance standards of the facility where:  

(a) The facility is already performing below the minimum acceptable performance standard 
identified in the TSP or comprehensive plan on the date the amendment application is submitted;  
(b) In the absence of the amendment, planned transportation facilities, improvements and 
services as set forth in section (4) of this rule would not be adequate to achieve consistency with 
the identified function, capacity or performance standard for that facility by the end of the 
planning period identified in the adopted TSP;  
(c) Development resulting from the amendment will, at a minimum, mitigate the impacts of the 
amendment in a manner that avoids further degradation to the performance of the facility by the 
time of the development through one or a combination of transportation improvements or 
measures;  
(d) The amendment does not involve property located in an interchange area as defined in 
paragraph (4)(d)(C); and  
(e) For affected state highways, ODOT provides a written statement that the proposed funding 
and timing for the identified mitigation improvements or measures are, at a minimum, sufficient 
to avoid further degradation to the performance of the affected state highway. However, if a local 
government provides the appropriate ODOT regional office with written notice of a proposed 
amendment in a manner that provides ODOT reasonable opportunity to submit a written 
statement into the record of the local government proceeding, and ODOT does not provide a 
written statement, then the local government may proceed with applying subsections (a) through 
(d) of this section.  

(4) Determinations under sections (1)-(3) of this rule shall be coordinated with affected transportation 
facility and service providers and other affected local governments.  

(a) In determining whether an amendment has a significant effect on an existing or planned 
transportation facility under subsection (1)(c) of this rule, local governments shall rely on 
existing transportation facilities and services and on the planned transportation facilities, 
improvements and services set forth in subsections (b) and (c) below.  
(b) Outside of interstate interchange areas, the following are considered planned facilities, 
improvements and services:  

(A) Transportation facilities, improvements or services that are funded for construction 
or implementation in the Statewide Transportation Improvement Program or a locally or 
regionally adopted transportation improvement program or capital improvement plan or 
program of a transportation service provider.  
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(B) Transportation facilities, improvements or services that are authorized in a local 
transportation system plan and for which a funding plan or mechanism is in place or 
approved. These include, but are not limited to, transportation facilities, improvements or 
services for which: transportation systems development charge revenues are being 
collected; a local improvement district or reimbursement district has been established or 
will be established prior to development; a development agreement has been adopted; or 
conditions of approval to fund the improvement have been adopted.  
(C) Transportation facilities, improvements or services in a metropolitan planning 
organization (MPO) area that are part of the area's federally-approved, financially 
constrained regional transportation system plan.  
(D) Improvements to state highways that are included as planned improvements in a 
regional or local transportation system plan or comprehensive plan when ODOT 
provides a written statement that the improvements are reasonably likely to be provided 
by the end of the planning period.  
(E) Improvements to regional and local roads, streets or other transportation facilities or 
services that are included as planned improvements in a regional or local transportation 
system plan or comprehensive plan when the local government(s) or transportation 
service provider(s) responsible for the facility, improvement or service provides a written 
statement that the facility, improvement or service is reasonably likely to be provided by 
the end of the planning period.  

(c) Within interstate interchange areas, the improvements included in (b)(A)-(C) are considered 
planned facilities, improvements and services, except where:  

(A) ODOT provides a written statement that the proposed funding and timing of 
mitigation measures are sufficient to avoid a significant adverse impact on the Interstate 
Highway system, then local governments may also rely on the improvements identified in 
paragraphs (b)(D) and (E) of this section; or  
(B) There is an adopted interchange area management plan, then local governments may 
also rely on the improvements identified in that plan and which are also identified in 
paragraphs (b)(D) and (E) of this section.  

(d) As used in this section and section (3):  
(A) Planned interchange means new interchanges and relocation of existing interchanges 
that are authorized in an adopted transportation system plan or comprehensive plan;  
(B) Interstate highway means Interstates 5, 82, 84, 105, 205 and 405; and  
(C) Interstate interchange area means:  

(i) Property within one-half mile of an existing or planned interchange on an 
Interstate Highway as measured from the center point of the interchange; or  
(ii) The interchange area as defined in the Interchange Area Management Plan 
adopted as an amendment to the Oregon Highway Plan.  

(e) For purposes of this section, a written statement provided pursuant to paragraphs (b)(D), 
(b)(E) or (c)(A) provided by ODOT, a local government or transportation facility provider, as 
appropriate, shall be conclusive in determining whether a transportation facility, improvement or 
service is a planned transportation facility, improvement or service. In the absence of a written 
statement, a local government can only rely upon planned transportation facilities, improvements 
and services identified in paragraphs (b)(A)-(C) to determine whether there is a significant effect 
that requires application of the remedies in section (2).  

 
Finding: Sections 2-4 are not applicable because, as determined above, the annexation with a 
trip cap will not have a significant effect on an existing or planned transportation facility. 
 
In conclusion, adequate transportation facilities will be available to serve the proposed use as 
conditioned.   
 

(C) Findings documenting the availability of police, fire, parks, and school facilities and 
services shall be made to allow for conclusionary findings either for or against the 
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proposed annexation.  The adequacy of these services shall be considered in relation to 
annexation proposals. 

 
Finding:  Police services are currently provided to the area by Yamhill County Sheriff’s Office.  
Fire service is provided by Newberg Rural Fire District.  The proposed annexation will shift 
police and fire services to the city.  The annexation and development of the property will 
generate additional needs for police and fire services.  The annexation and development will also 
generate additional revenues to pay for those services, including property tax revenues, franchise 
fee revenues, and cigarette and liquor tax revenues.  Recent growth in these revenues has 
increased to the point that four additional police officers were added in the General Fund budget 
for 2008-09.  The City is considering establishing a public safety fee to fund an additional three 
officers. If this fee is established, then this annexed property also would pay.  The residential 
development of the property may also increase the demand for parks and school facilities, which 
will be partially offset by the system development charges for parks and the school construction 
excise tax. The residential subdivision will develop whether or not the annexation is approved, 
however. The retirement facility would not be expected to generate much additional demand for 
parks, and no additional demand for schools. The bed & breakfast will also pay city room taxes.  
Overall, adequate public facilities and services exist to support the proposed annexation.  
 

(D) The burden for providing the findings for divisions (A), (B) and (C) of this section is 
placed upon the applicant. 

 
FINDING:  The applicant has provided written findings for this section.   
 

(E) The City Council may annex properties where urban services are not and cannot 
practically be made available within the three year time frame noted in division (B) 
above, but where annexation is needed to address a health hazard, to annex an island, to 
address sewer or water connection issues for existing development, to address specific 
legal or contract issues, to annex property where the timing and provision of adequate 
services in relation to development is or will be addressed through legislatively adopted 
specific area plans or similar plans, or to address similar situations.  In these cases, 
absent a specific legal or contractual constraint, the Council shall apply an interim zone, 
such as a limited-use overlay, that would limit development of the property until such 
time as the services become available.   

 
FINDING:  This criterion is not applicable to this property. 
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Timing Consideration: 
NDC § 151.263 Annexation Procedures  
All annexation requests approved by the City Council shall be referred to the voters in 
accordance with the requirements of this code and O.R.S. 222. 
(A)    Annexation elections are normally scheduled for the biennial primary or general 
elections which are held in May and November of even numbered years. Applications for 
annexation shall be filed with the Planning Division before 5:00 p.m. on October 1 for a 
primary ballot election in May and before 5:00 p.m. on April 1 for a general ballot election 
in November. An applicant may request that the Council schedule an annexation ballot 
measure for a special election date. Applications proposed for review at a special election 
must be filed with the city eight months prior to the proposed special election date. Filing of 
an annexation application and having the application deemed complete does not obligate the 
city to place the annexation question before the voters at any particular election. This 
division does not obligate the city to process an annexation application within any time 
frame not required by ordinance or state statute. 
(B)    The application shall be processed in accordance with the Type III processing 
procedures outlined in this code. Once the Director receives a completed application for 
annexation, he/she shall schedule a recommendation hearing before the Planning 
Commission. The Planning Commission shall make a recommendation to the City Council as 
to whether or not the application meets the criteria contained in § 151.262. This decision 
shall be a quasi-judicial determination and not a legislative determination. The Planning 
Commission may also recommend denial of an application based upon a legislative 
perception of the request even though the findings support and would allow annexation. A 
decision to recommend denial of an annexation, even though the findings support the 
request, shall be specifically stated in the record and noted as a legislative recommendation 
separate and apart from the quasi-judicial recommendation. 
(C)    Following the Planning Commission hearing, the Director shall schedule a City 
Council hearing to consider the request. The City Council shall conduct a quasi-judicial 
hearing and determine whether or not the application meets the criteria contained in § 
151.262. The hearing at the City Council shall be considered a new hearing. If additional 
testimony is submitted, the Council may, at its own discretion, return the application to the 
Planning Commission for further review and recommendation. The City Council may also 
deny an application based upon a legislative perception of the request even though the 
findings support and would allow annexation. A decision to deny an annexation, even though 
the findings support the request, shall be specifically stated in the record and noted as a 
legislative recommendation separate and apart from the quasi-judicial recommendation. 
(D)    If the City Council approves the annexation request, the proposal may, at the City 
Council’s sole discretion, be placed before the voters of the city as follows: 
(1)    The biennial primary or general elections which are held in May and November of even 
numbered years, or 
(2)    An available special election. 

 
Finding:  The next general election will be on May 18, 2010. The annexation could be placed on 
an earlier special election at the City Council’s discretion if the applicant was willing to pay for 
the cost of the election.  
Development Agreement for the McClure Property (Adopted under Ordinance 2007-2671): 
below 
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Finding: The proposed annexation conforms to the above section of the development agreement. 
 

 
Finding: The proposed annexation conforms to the above section of the development agreement. 
The City has included the property within the proposed URA expansion, which has been 
approved by the City and Yamhill County and is being reviewed by the Department of Land 
Conservation and Development.   
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Finding: The proposed annexation conforms to this section of the development agreement. 
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Finding: The City has included the property within the proposed URA expansion, which has 
been approved by the City and Yamhill County, and is being reviewed by the Department of 
Land Conservation and Development. The Trust (owner) has applied for annexation, which can 
be approved prior to the inclusion of the property within the URA because of the exception 
authorized in Ordinance 2007-2671. The proposed annexation conforms to this section of the 
development agreement.  
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Finding: The development agreement was approved and the applicant can connect to the City 
water system at any time. The applicant has noted that one reason they are applying for 
annexation at this time is to gain access to a sanitary sewer connection and avoid the unnecessary 
expense of installing septic tanks on the residential lots. The existing development on the site 
will be required to connect to sanitary sewer upon installation of sewer to the subdivision. 
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Finding: The applicant has not yet submitted plans for the public water and sanitary sewer lines, 
as they are not ready to proceed with the utilities at this point. The development concept plan 
conforms to the preliminary subdivision plat in the Development Agreement. The proposed 
annexation conforms to this section of the agreement. 
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Finding: The proposed base zones conform to those listed in the development agreement. The 
winery parcel will have a Commercial comprehensive plan designation and a Residential-
Professional zoning designation with a winery Limited Use overlay. In addition, there will need 
to be a winery Limited Use overlay on the barn with the existing winery on the historic 
farmstead parcel, and there will need to be a Stream Corridor overlay on parts of the subdivision 
site to protect the riparian buffers along drainages A and B. 
 

 
 
Finding: The applicant has no immediate plans to develop the retirement parcel. The Historic 
Landmark designation will be applied to the 9.56 acre farmstead upon annexation. The Stream 
Corridor overlay will be applied to the existing pond and drainage D on the historic parcel, and 
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to the riparian buffer areas along drainages A and B in the subdivision, as noted previously.  
 
 

 

 
Finding: The applicant has partially completed the Benjamin Road improvements adjacent to the 
subdivision site, and will complete the sidewalk/bicycle paths upon completion of the 
subdivision. The public roads and water lines will conform to the development agreement upon 
completion of the subdivision. 
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Finding: Public right of way within the subdivision will become city streets upon annexation. 
The applicant paid the full application fee for the annexation application. Future fees and charges 
will also conform to the development agreement. 
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Finding: The annexation proposal conforms to the agreement. 
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Finding: The annexation conforms to the development agreement, with the addition of a winery 
Limited Use overlay on the existing winery in the barn, and Stream Corridor overlay on the 
riparian buffer areas along drainages A and B in the subdivision.   
 

 
 
Finding: Notice will be provided as stated above. A copy of the staff report will be sent to the 
McClures with a copy to Mr. Abel. 

 

 
 
Finding: The proposed annexation conforms to this section of the development agreement. 
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EXHIBIT B: ANNEXATION MAP 
ANX-08-006 
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EXHIBIT C: LEGAL DESCRIPTION 

ANX-08-006 
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EXHIBIT D: PROPOSED COMPREHENSIVE PLAN MAP 
ANX-08-006 
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(detail on following pages) 
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Detail – SC overlay on subdivision 
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EXHIBIT E: PROPOSED ZONING MAP 
ANX-08-006 
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(detail on preceeding pages) 
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