
City of McMinnville August 18, 2016 
Planning Commission 6:30 p.m., McMinnville Civic Hall 
Regular Meeting McMinnville, Oregon 
 
 

A G E N D A  8 - 16 
 
 

1. Approval of Minutes: July 21, 2016 
 
 
2. Public Hearing (Quasi Judicial) 

 

 S 2-16 
 
Request: Approval of a tentative subdivision plan that, if approved, would provide for 

the platting of 49 single-family lots on a 7.29 acre parcel of land. 
 
Location: North of NE Payton Lane and east of NE Hembree Street, and is more 

specifically described as a portion of Tax Lot 2100, Section 9, T. 4 S., R. 4 
W., W.M. 

 
Applicant: Alan Ruden 

 
 

3. Public Hearing (Quasi Judicial) 
 

 CU 7-16 
 
Request: Approval of a conditional use permit to allow establishment of a 

maintenance facility to accommodate a grounds garage, equipment 
storage building, warehouse and office space. 

 
Location: 1150 NE Lafayette Avenue, and is more specifically described as Tax Lot 

202, Section 21, T. 4 S., R. 4 W., W.M.   
 
Applicant: McMinnville School District #40 
 
 

4. Public Hearing (Legislative) 
 

 G 2-16 
 
Request: The City of McMinnville is proposing an amendment to the McMinnville 

Zoning Ordinance that, if adopted, would amend McMinnville Zoning 
Ordinance (ORD No. 3380) Section 17.64 (Marijuana Related Activities) to 
remove the phrase “state licensed preschool.”      

 
Applicant City of McMinnville 



Planning Commission Agenda - 2 - August 18, 2016 

 

 
 

5. Old/New Business 
 
Approval of findings for AP 2-16 Planning Commission decision. 

 
 
6. Adjournment 

















DOCKET S 2-16 (The Bungalows at Chegwyn Village, Phase III) August 18, 2016 
 
 

Request: Approval of a tentative subdivision plan that, if approved, would provide for 
the platting of 49 single-family lots on a 7.29 acre parcel of land.   

 
Location: North of NE Payton Lane and east of NE Hembree Street, and is more 

specifically described as a portion of Tax Lot 2100, Section 9, T. 4 S., R. 4 
W., W.M. 

 
Applicant: Alan Ruden Inc.   
 
 

EXHIBITS 
 

1. Staff Report and Findings of Fact  
2. S 2-16 Application and Fact Sheets 
3. Additional materials submitted by the applicant: 

a. Existing Conditions Plan 
b. Revised Tentative Subdivision Plan (The Bungalows at Chegwyn Village Phase III) 
c. Tentative Subdivision Plan (The Bungalows at Chegwyn Village Phase III) 
d. Overall (future development) plan 
e. Housing Plan 
f. Warranty Deed 
g. Preliminary Title Report 
h. Autumn Ridge and Westside Pump Station Hydraulic Analysis for the Bungalows 

Phase III Development – Prepared by CH2M, dated July 20, 2016 
4. Vicinity Sketch 
5. Affidavit of Publication 
6. List of property owners to whom notice was sent 
7. Referrals 
8. Planned Development Ordinance Nos. 4953, 4978, and 4990 
9. Letter from Residents of the Bungalows at Chegwyn Village Phases I and II dated 

August 8, 2016 
 
 

SUBJECT SITE 
 

The subject site comprises approximately 7.29 acres, is nearly square in shape, and absent 
any built improvements.  The site is located north of NE Payton Lane and borders the 
northern edge of the recently constructed “Bungalows at Chegwyn Village Phase II” 
residential subdivision.  Hembree Street defines the site’s western edge, beyond which is a 
portion of the Autumn Ridge residential subdivision.  To the east of the site is land currently 
maintained as a filbert orchard and planned for future multi-family residential housing as 
part of a future phase of this applicant’s development.  The site’s northern edge is marked 
by an overhead, high voltage electric transmission line and towers, beyond which is active 
farmland. 
 

Topographically, the subject site exhibits a gradual downward slope to the south within the 
southernmost portion of the site, and a similar grade slope to the north and northwest within 
the balance of the site.  There is a large mound of dirt some 15 feet in height located within 
the site’s southern portion; this mound was created as a result of the construction of the 
adjacent Bungalows at Chegwyn Village Phase I and Phase II development.  This will be 
removed as part of the platting of the subject site. 
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The site’s history has been exclusively agricultural and most recently used for grass seed 
production.  The property not impacted by the previously described mound of dirt remains in 
grass production.  A small portion of the site east of the proposed Alley “Y” is covered by a 
portion of a larger filbert orchard that extends farther east to McDonald Lane.   
 

The subject site is zoned R-4 PD (Multifamily Residential Planned Development) and abuts 
single-family residential uses to the south and west on property also zoned R-4 PD.  
Adjacent land to the east is also zoned R-4 PD and remains as a filbert orchard.  Land to 
the north is zoned EF-80 (Exclusive Farm Use – 80-acre minimum) and is outside the 
McMinnville city limits and urban growth boundary.  
 
 

OBSERVATIONS 
 

 The Planning Commission’s responsibility regarding this tentative subdivision 
application is to approve, approve with conditions, or deny the application.  

 

 By way of brief history, in May, 2012, the City Council approved zone change ZC 2-12, 
rezoning this property from EF-80 to R-4 PD and adopting an “Overall Plan” (master 
plan) for the 22.26-acre site that includes the subject site of this current application.  A 
copy of the adopted master plan is attached to this report and identified as Exhibit 3(d).  
In summary, the master plan envisions a residential development that, at full buildout, 
would provide approximately 101 single-family lots and 64 multi-family housing units.  
To date, nearly half of those single-family lots have been platted through subsequent 
land use and development approvals (S 1-12, ZC 1-14/S 1-14, and ZC 2-15).     

 

 As part of the planned development overlay for this property, certain setback 
requirements were adopted that extend throughout the site in order to help implement 
the developer’s concept for this development project.  Specifically, building setbacks 
applicable to the overall site are 10 feet from the front yard property line, 20 feet from 
the rear yard property line, 15 feet from an exterior side yard property line, six (6) feet 
from an interior side yard property line, and zero feet for interior side yard setbacks 
adjacent to a detached garage. 

 

 This is the fourth phase of a multi-phase development for the 22.26 acre property.  Two 
of those phases were approved by the City in May 2012 and in May 2014 respectively.  
An additional phase proposing a four-lot tentative subdivision plan was reviewed and 
approved by City staff (S 2-15) and is not currently platted; subdivisions proposing a 
total of ten or fewer lots are reviewed administratively.      
 

 The applicant has submitted a proposal seeking approval of a 49-lot residential 
tentative subdivision tentative plan on 7.29 acres of land.  The submittal originally 
proposed the creation of 46 lots and provided land for the installation of a sanitary-
sewer pump station in the northwest corner of the site.  The applicant has since 
proposed alternate sanitary sewer designs to eliminate the need for the pump station 
and has slightly adjusted proposed lot lines yielding the 49-lot proposal currently before 
you.  This modification resulted in updated lot numbers for land north of the proposed 
easterly extension of NE Autumn Ridge Drive; while not identified as such on the 
modified tentative plan, the lot proposed in the northwestern corner of the site should 
be referenced as Lot 100.   
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The proposed lots range in size from 3,780 square feet to 8,991 square feet in size.  
Proposed development would be exclusively single-family housing with vehicular 
access provided to each lot by a rear yard alley.  The average residential density is 
calculated at 6.7 dwelling units per acre.  The applicant estimates an August 2016 start 
and December 2016 completion date for the construction of all utilities to serve the 
subdivision, if approved.  This tentative subdivision plan is referred to in the application, 
and this report, as “The Bungalows at Chegwyn Village Phase III.”   
 

The applicant proposes an average lot size of 4,999 square feet for the proposed 
subdivision.  While the R-4 zone requires a minimum average lot size of 5,000 square 
feet, Section 2 (3) of Ord. No. 4953 that governs this site (Exhibit 8) provides that minor 
changes to the details of the adopted plan may be approved by the Planning Director 
and that it shall be the Planning Director’s decision as to what constitutes a major or 
minor change.  Staff suggests that the reduction in average lot size by one (1) square 
foot below the required 5,000 square feet average constitutes a minor modification and 
is allowed at the Planning Director’s discretion. 

 

 Prior to the submittal of this application, the applicant and his engineer met on several 
occasions with City staff to review and discuss options for providing sanitary sewer 
service to the subject site.  Of most concern to City staff is the manner in which lots in 
the northwest portion of the site would be provided such service, given the direction 
that this area slopes (to the northwest) and lack of capacity in the downstream pump 
station to accommodate these additional properties.  To address this, the applicant has 
provided a Pump Station Hydraulic Analysis (Exhibit 3(h)) that has been reviewed by 
the City Engineer; comments and suggested conditions of approvals are provided 
further below in this section.  

 

 The master plan adopted in 2012 for the larger site proposed single-family housing 
within the western two-thirds of the property and multi-family housing to be located on 
the site’s eastern portion fronting NE McDonald Lane, across from the existing 
Grandhaven Elementary school and future middle school site.  Public streets were 
shown to extend through this larger property in a grid-like pattern.  As noted previously, 
the first two phases of that master plan have been constructed consistent with the 
adopted plan.  The tentative subdivision plan that is the subject of this review is also 
consistent with the master plan’s overall concept, and furthers the design of the existing 
Bungalows at Chegwyn Village residential development.  For further details of this 
master plan, please refer to the applicant’s submitted “Overall Plan” (Exhibit 3(d)).   
 

 The proposed subdivision is an additional phase of the Overall Plan for the 22.26-acre 
site and is a northerly extension of the prior two phases of this planned development.  
With this proposal, NE Jacob Street and NE Joel Street would be extended to the 
northern property line of the site, providing for future connection to properties that lay 
farther north.  (Note: NE Joel Court, as noted on the applicant’s submitted tentative 
subdivision plan, will need to be renamed NE Joel Street on the final plat to reflect this 
street being designed to serve future development north of the site.)  The series of 
alleys that are part of this development’s design would also extend to the north, 
paralleling the north-south alignment of the public street system.  Autumn Ridge Drive 
would be constructed through the site’s midsection aligning on its western end with the 
existing Hembree Street and Autumn Ridge Drive intersection and connecting 
eventually to the east to McDonald Lane.  All streets within the proposed development 
would be constructed to the standards of a local residential street, with one exception 
as follows: 
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o NE Jacob Street would be constructed within a 39.5 foot wide right-of-way where it 

abuts the future proposed multi-family development to the east.  The remaining 10.5 
feet of which (to total the required 50 foot wide right-of-way) would be provided at 
the time the adjacent multi-family component to the east is constructed.  The 
required public sidewalk and street tree planting on the eastern street edge of NE 
Jacob Street would also occur at that time.   

 
 Cross sections for each of the proposed streets are provided on the applicant’s 

submitted tentative subdivision plan.     
 

 The proposed private alleys would be constructed to a 20-foot width to match the prior 
alleys’ dimensional standard.  Alley “Z” would be slightly wider at 22-feet to 
accommodate a proposed evergreen hedge that would help provide some screening 
from the proposed electric substation to be located northeast of the subject site.  

 

 That portion of Hembree Street directly adjacent to the west edge of the site was 
constructed in 2003 in conjunction with the Autumn Ridge subdivision (located west of 
the street).  At that time, the west side of Hembree Street was fully constructed to the 
minor collector standard and the developer constructed 12 feet of traveled way east of 
centerline, for a total improvement width of 30 feet. 

 
 The preliminary plans for this current request indicate that the developer will complete 

the improvements to Hembree Street adjacent to the site, including the construction of 
six additional feet of pavement width, curb and gutter, and a curbside planter strip.  
Additionally the developer is proposing to construct a meandering sidewalk adjacent to 
the subject site to match the sidewalk design implemented as part of Phase I and 
Phase II of the Bungalows and Chegwyn Village development.  Upon completion of the 
improvements, Hembree Street adjacent to the site will be fully constructed to the City’s 
minor collector standard. 

 
 The existing right-of-way for Hembree Street adjacent to the site measures 60 feet, and 

the plans indicate that the developer will dedicate an eight-foot-wide public access 
easement adjacent to the Hembree Street right-of-way to accommodate the proposed 
meandering sidewalk. 

 

 Phase III of this overall development plan will result in a residential density of 
approximately 6.7 dwelling units per acre; as compared with a residential density of 6.2 
dwelling units per acre in Phases I and II.  The dwelling units are proposed to be single-
family bungalow-style homes with front porches placed a minimum of 10 (ten) feet from 
the front property line.  Also, all garages are proposed to be rear-facing onto the mid-
block alleys.  The main focus of the design is to create a strong relationship between 
the residences and the street, hence the garages placed behind the residence and the 
deviation from the typical front-yard setback of fifteen (15) feet in the R-4 zone.  As in 
the previous phases of the adjacent Bungalows at Chegwyn Village development, the 
applicant feels this will result in a safe, pedestrian-friendly development as opposed to 
one that is auto dominated.  
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 The standard side-yard setback in the R-4 zone is six (6) feet for an interior side yard 
and 15 (fifteen) feet for an exterior side yard.  As proposed, garages would be 
constructed to the interior side property line resulting in zero lot line construction, 
allowing a larger and more usable backyard.  Staff notes that with zero lot line 
development, a maintenance agreement shall be required for such lots to ensure that 
structures built to the property line can be maintained on the zero lot line side which, in 
some instances, will require the home owner to access the neighbor’s property; this is 
the same as approved for pervious phases of this development. 

 
Garages facing the rear of the property and accessed through a shared alley continues 
the design approved for Phase I and Phase II of the approved master plan.  

 

 The applicant has submitted a “Housing Plan” (Exhibit 3(e)) that provides a general idea 
of how the residences could be laid out in this subdivision.  The conceptual layout of 
these residences and two-car garages is very similar and complementary to those in 
Phase I and Phase II of the Bungalows at Chegwyn Village development. 
 

 As in prior phases of this development, covenants for this phase would need to be 
developed to include a prohibition of parking within both of the alleys.  It is 
recommended that the applicant submit to the Planning Director for approval, covenants 
for the subdivision clearly illustrating the restrictions with regard to alley access and 
parking, and who will oversee the enforcement of such covenants.  This was a 
requirement of Phase I and II and, for consistency and clarity, should be continued for 
this phase of the development.   
 

 In addition, the covenants for prior phases of the neighborhood require that placement 
of trash and recycling containers be allowed only on the adjacent lots and their 
driveways to the alleys.  Such containers are not to be stored anywhere within the 20-
foot-wide alleyway at any time.  As the current proposal includes both extension of 
alleys and creation of new alleys in the manner of Phases I and II, those same covenant 
restrictions relative to trash and recycling containers shall be required of this proposed 
subdivision. 

 
 Finally, staff notes that the covenants should address the placement and design of rear-

yard fencing to ensure that sight lines are maintained for the driveway approaches to the 
alley.  At a minimum, fencing standards (placement and design) will need to be 
addressed as part of the private covenants for the subdivision, similar to what is in place 
for prior phases of this development.  In addition, to mitigate any future vision clearance 
issues and safety concerns for pedestrians and motorists, staff is recommending that 
fencing be placed no closer to the access easement (alley) than the nearest building line 
of the garage.  (Staff notes that the zoning ordinance allows the Planning Director to 
make such adjustments to fence setbacks, provided clear vision is maintained.)   

 

 Copies of this application and requests for comment were forwarded to the City of 
McMinnville Fire Department, Engineering Department, Building Department, Parks 
Department, Police Department, City Manager, and City Attorney; McMinnville School 
District No. 40; McMinnville Water and Light; Yamhill County Public Works; Yamhill 
County Planning Department; Frontier Communications; Comcast Cable; and Northwest 
Natural Gas.  As of the writing of this report, comments were received from the City 
Engineering Department, and McMinnville Water and Light which are provided below. 
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McMinnville Engineering Department 
 
TRANSPORTATION 

 

 The proposed subdivision is located adjacent to and east of Hembree Street, just north 
of the recently completed Bungalows at Chegwyn Village Phase II subdivision.  The 
preliminary plans for S 2-16 indicate that the developer will complete the improvements 
to Hembree Street adjacent to the site, including the construction of six (6) additional 
feet of pavement; curb and gutter; and a curbside planter strip.  Additionally the 
developer is proposing to construct a meandering sidewalk adjacent to the subject site.  
Upon completion of the improvements, Hembree Street adjacent to the site will be fully 
constructed to the minor collector standard. 
 

 The existing right-of-way for Hembree Street adjacent to the site measures 60-feet, with 
30-feet of right-of-way on either side of centerline.  Additionally, the developer will 
dedicate an 8-foot public access easement adjacent to the Hembree Street right-of-way 
to accommodate the proposed meandering sidewalk. 

 
 As proposed, the interior streets (Jacob St, Joel St, Joel Ct, and Autumn Ridge Dr) in 

the subdivision will be constructed to the City’s adopted Local Residential street 
standard.   

 

 Suggested conditions of approval related to transportation include: 
 

1. The final plat shall reflect that access to Hembree Street for lots 76 – 82 and  
95 – 100 is not allowed. 

2. Hembree Street adjacent to the development shall be improved with a total of 18-
feet of pavement east of centerline, a curbside planting strip, and a five-foot-wide 
sidewalk.  The saw-cut location for the proposed street widening shall be as directed 
by the City Engineer. 

3. If the applicant proceeds with the proposed meandering sidewalk along Hembree 
Street, the final plat shall reflect the dedication of an eight-foot-wide public access 
easement adjacent to the Hembree Street right-of-way on lots 76 – 82 and 95 – 100. 

4. The interior streets shall be improved with a 28-foot wide paved section, five-foot-
wide curbside planting strips, and five-foot-wide sidewalks placed one (1) foot from 
the property line within a 50-foot right-of-way, as required by Chapter 17.53 (Land 
Division Standards) of the McMinnville Zoning Ordinance for local residential streets.   

5. The applicant shall install a barricade at the terminus of proposed NE Joel Court and 
at the terminus of proposed NE Autumn Ridge Drive, consistent with City standards.  
The barricades shall include signage with text stating:  “This street is planned for 
extension to serve future development.” 

6. On-street parking will not be permitted within a 30-foot distance of street 
intersections measured from the terminus of the curb returns.  Additionally, on-street 
parking will not be permitted adjacent to where the private alleys intersect NE 
Autumn Ridge Drive. 
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7. The City Public Works Department will install, at the applicant’s expense, the 
necessary street signage (including stop signs, no parking signage, and street name 
signage), curb painting, and striping (including stop bars) associated with the 
development.  The applicant shall reimburse the City for the signage and markings 
prior to the City’s approval of the final plat. 

8. That the final plat shall include the appropriate access easements for the lots served 
by the proposed alleys.  The private alleys shall have private maintenance 
agreements which must be approved by the City prior to the City’s approval of the 
final plat. 

 

SANITARY SEWER 
 

 The subdivision narrative indicates several different options to service the development 
with sanitary sewer.  The City’s adopted Sanitary Sewer Conveyance System Master 
Plan (CH2M Hill, October 2008) anticipated that the subject property would be served by 
a new pump station located to the north of the site. 

 

 Option #3 included in the subdivision narrative proposed draining all, or a portion of, the 
subdivision lots to the west to the Autumn Ridge Subdivision, which is served by the 
Autumn Ridge pump station and the Westside pump station.  Subsequent to the 
submittal of the subdivision application, CH2M Hill was engaged to review the capacity 
of the Autumn Ridge pump station and the Westside pump station to determine if option 
#3 was feasible. 

 

 CH2M Hill prepared the attached Technical Memorandum outlining the results of the 
“Autumn Ridge and Westside Pump Station Hydraulic Analysis for the Bungalow Phase 
III Development.”  The report concluded that, based on the analysis, the flows from all 
the lots from the proposed development could be managed by the Autumn Ridge and 
Westside pump stations.  The report further recommended that, given the potential that 
flows could increase over time as the system ages, the gravity system for the 
Bungalows Phase III development should be designed such that the flows could be 
diverted north to a new pump station in the future. 

 

 Suggested conditions of approval related to sanitary sewer service include: 

1. That a detailed, engineered sanitary sewage collection plan, which incorporates the 
requirements of the City’s adopted Conveyance System Master Plan, and the 
recommendations of the CH2M Hill Technical Memorandum entitled “Autumn Ridge 
and Westside Pump Station Hydraulic Analysis for the Bungalow Phase III 
Development” (CH2M Hill; July 20, 2016) must be submitted to and approved by the 
City Engineering Department.  Any utility easements needed to comply with the 
approved sanitary sewage plan must be reflected on the final plat.  Any offsite public 
easements must be dedicated to and accepted by the City prior to the City’s 
approval of the final plat. 

 

STORM DRAINAGE 
 

 As proposed, the storm drainage from the development will tie to the existing public 
storm drainage system in Hembree Street at Autumn Ridge Drive.  The applicant will 
need to prepare and submit an engineering analysis and associated calculations that 
demonstrate that the existing storm drainage system has the capacity to carry the 
additional run-off from the proposed development. 
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 Suggested conditions of approval related to storm drainage include: 

1. That a detailed, engineered storm drainage plan, which satisfies the requirements of 
the City’s Storm Drainage Master Plan, and that demonstrates that the existing 
downstream storm drainage system has adequate capacity, must be submitted to 
and approved by the City Engineering Department.  Any utility easements needed to 
comply with the approved plan must be reflected on the final plat.   

2. If the final storm drainage plan incorporates the use of backyard collection systems 
and easements, including those in the proposed alleys, such systems must be 
private rather than public, and private maintenance agreements for them must be 
approved by the City prior to the City’s approval of the final plat.   

3. Prior to the construction of any private storm facilities, the applicant shall obtain the 
necessary permits from the City’s Building Division. 

4. No additional storm drainage runoff shall be conveyed onto any adjacent property 
without the appropriate public and/or private storm drainage easements.  Copies of 
recorded private easements must be provided to the City prior to the City’s approval 
of the final plat.  Any offsite public easements must be dedicated to and accepted by 
the City prior to the City’s approval of the final plat. 
 

MISCELLANEOUS 
 

 Additional suggested conditions of approval include: 

1. The final plat shall include 10-foot public utility easements along both sides of all 
public rights-of-way for the placement and maintenance of required utilities.   

2. The final plat shall include use, ownership, and maintenance rights and 
responsibilities for all easements and tracts. 

3. The applicant shall secure from the Oregon Department of Environmental Quality 
(DEQ) any applicable storm runoff and site development permits prior to construction 
of the required site improvements.  Evidence of such permits shall be submitted to 
the City Engineer. 

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

5. That the required public improvements shall be installed to the satisfaction of the 
responsible agency prior to the City’s approval of the final plat.  Prior to the 
construction of the required public improvements, the applicant shall enter into a 
Construction Permit Agreement with the City Engineering Department, and pay the 
associated fees. 

6. That the applicant shall submit a draft copy of the subdivision plat to the City 
Engineer for review and comment which shall include any necessary cross 
easements for access to serve all the proposed parcels, and cross easements for 
utilities which are not contained within the lot they are serving, including those for 
water, sanitary sewer, storm sewer, electric, natural gas, cable, and telephone.  A 
current title report for the subject property shall be submitted with the draft plat.  Two 
(2) copies of the final subdivision plat mylars shall be submitted to the City Engineer 
for the appropriate City signatures.  The signed plat mylars will be released to the 
applicant for delivery to McMinnville Water and Light and the County for appropriate 
signatures and for recording. 
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McMinnville Water and Light 
 

 An Extension Agreement shall be required for water and electric services to the site 
which shall include development fees and engineered/approved drawings.  The 
applicant shall contact McMinnville Water and Light for details. 

 

 Notice of this request was mailed to property owners located within 300 feet of the 
subject site.  As of the date this report was written, one letter has been received (Exhibit 
9).  The letter, dated August 1, 2016, and received by the Planning Department on 
August 8, 2016, and was signed by a number of residents of the Bungalows at Chegwyn 
Village Phases I and II. 

 

While the full text of this letter is provided as an attachment to this report, their 
numbered points are generally summarized below in order to provide staff response:  

 

1. Placement of temporary, emergency access only, barricades to be located at the 
current north end of NE Jacob and Joel Streets as well as at the current north end of 
Alley X and Alley Y until all homes in the proposed subdivision have been 
constructed.   

 

 Staff response: 
 

NE Jacob and NE Joel Streets are streets dedicated as public rights-of-way.  When 
new streets are constructed and the plat recorded, as occurred in The Bungalows at 
Chegwyn Village Phases I and II, use of those streets is provided to the general 
public (including construction traffic).  The City does not limit the lawful purposes or 
members of the public that may use public streets.  Alternatively, this may be 
achieved by private agreement between those making the request and the 
developer. 

 

2. Construction and delivery traffic on alleys: 
 

  Staff response: 
 

Alley X and Alley Y, the two north-south mid-block alleys in the Bungalows at 
Chegwyn Village Phases I and II (and proposed to be extended through Phase III) 
are private alleys.  The recorded plats for these two subdivision phases grant legal 
access for the use those alleys for the balance of the site (which includes land to be 
developed as Phase III).  Neither staff nor the Planning Commission has the 
authority to deny or restrict such access.  However, this restriction may alternatively 
be achieved by private agreement between those making the request and the 
developer. 

 

3. Construction days and hours be limited. 
 

  Staff response: 
 

Construction days and hours are set by existing City ordinance (Section 
9.32.050(D)) of the McMinnville Municipal Code) which states:   
 

“The construction, including excavation, demolition, alteration or repair of a 
building or other thing other than between the hours of seven a.m. and eight 
p.m., except upon special permit granted by appropriate authority;” 
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 This Section of the McMinnville Municipal Code allows lawful construction activity to 
occur between the hours of 7:00 a.m. and 8:00 p.m. and does not limit the days of 
the week that such construction may occur.  Neither staff nor the Planning 
Commission has the authority to reduce that which is permitted by the Municipal 
Code.  Alternatively, this may be achieved by private agreement between those 
making the request and the developer. 

 
4. Vehicles related to the removal of the dirt berm located on the southwest portion of 

the site should not travel across any portion of the Bungalows at Chegwyn Village 
Phase I or Phase II subdivisions.   

  Staff response: 
 

Similar to the staff responses in items 1 and 2 above, the City does not limit the 
lawful purposes or members of the public that may use public streets, and cannot 
limit such use on private alleys where, in this specific instance, their use is provided 
for as recorded on the respective subdivision plats.  Alternatively, this may be 
achieved by private agreement between those making the request and the 
developer. 

 

 The findings of fact and conclusionary findings are attached to this report as Exhibit "A" 
and are, by this reference, incorporated herein. 

 
 
RECOMMENDATION (DECISION AND CONDITIONS OF APPROVAL) 
 
Based upon staff’s review of the materials provided in the record as of the date this report 
went to print, and after considering carefully the policies and plans contained in the 
applicable McMinnville comprehensive plan policies, it is our conclusion that the applicant 
has satisfied the requirements for approval of this tentative subdivision request. 
 
Therefore, based on the materials submitted by the applicant, the findings of fact, and the 
conclusionary findings for approval, staff recommends that S 2-16 be approved subject to 
the following conditions: 
 
TRANSPORTATION 

 
1. The final plat shall reflect that access to Hembree Street for lots 76 – 82 and 95 – 100 is 

not allowed. 

2. Hembree Street adjacent to the development shall be improved with a total of 18-feet of 
pavement east of centerline, a curbside planting strip, and a five-foot wide sidewalk.  
The saw-cut location for the proposed street widening shall be as directed by the City 
Engineer. 

3. If the applicant proceeds with the proposed meandering sidewalk along Hembree Street, 
the final plat shall reflect the dedication of an eight-foot wide public access easement 
adjacent to the Hembree Street right-of-way on lots 76 – 82 and 95 – 100. 

4. The interior streets shall be improved with a 28-foot wide paved section, five-foot wide 
curbside planting strips, and five-foot wide sidewalks placed one (1) foot from the 
property line within a 50-foot wide right-of-way, as required by Chapter 17.53 (Land 
Division Standards) of the McMinnville Zoning Ordinance for local residential streets.   
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5. The applicant shall install a barricade at the northern terminus of proposed NE Joel 
Court (to be identified as Joel Street on the subdivision plat) and at the eastern terminus 
of proposed NE Autumn Ridge Drive, consistent with City standards.  The barricades 
shall include signage with text stating:  “This street is planned for extension to serve 
future development.” 

6. On-street parking will not be permitted within a 30-foot distance of street intersections 
measured from the terminus of the curb returns.  Additionally, on-street parking will not 
be permitted adjacent to where the private alleys intersect NE Autumn Ridge Drive. 

7. The City Public Works Department will install, at the applicant’s expense, the necessary 
street signage (including stop signs, no parking signage, and street name signage), curb 
painting, and striping (including stop bars) associated with the development.  The 
applicant shall reimburse the City for the signage and markings prior to the City’s 
approval of the final plat. 

8. That the final plat shall include the appropriate access easements for the lots served by 
the proposed alleys.  The private alleys shall have private maintenance agreements 
which must be approved by the City prior to the City’s approval of the final plat. 
 

SANITARY SEWER 
 
9. That a detailed, engineered sanitary sewage collection plan, which incorporates the 

requirements of the City’s adopted Conveyance System Master Plan, and the 
recommendations of the CH2M Hill Technical Memorandum entitled “Autumn Ridge and 
Westside Pump Station Hydraulic Analysis for the Bungalow Phase III Development” 
(CH2M Hill; July 20, 2016) must be submitted to and approved by the City Engineering 
Department.  Any utility easements needed to comply with the approved sanitary 
sewage plan must be reflected on the final plat.  Any offsite public easements must be 
dedicated to and accepted by the City prior to the City’s approval of the final plat. 

 
STORM DRAINAGE 

 
10. That a detailed, engineered storm drainage plan, which satisfies the requirements of the 

City’s Storm Drainage Master Plan, and that demonstrates that the existing downstream 
storm drainage system has adequate capacity, must be submitted to and approved by 
the City Engineering Department.  Any utility easements needed to comply with the 
approved plan must be reflected on the final plat.   

11. If the final storm drainage plan incorporates the use of backyard collection systems and 
easements, including those in the proposed alleys, such systems must be private rather 
than public, and private maintenance agreements for them must be approved by the 
City prior to the City’s approval of the final plat.   

12. Prior to the construction of any private storm facilities, the applicant shall obtain the 
necessary permits from the City’s Building Division. 

13. No additional storm drainage runoff shall be conveyed onto any adjacent property 
without the appropriate public and/or private storm drainage easements.  Copies of 
recorded private easements must be provided to the City prior to the City’s approval of 
the final plat.  Any offsite public easements must be dedicated to and accepted by the 
City prior to the City’s approval of the final plat. 
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MISCELLANEOUS 

14. That the proposed Joel Court shall be identified as Joel Street on the final plat. 

15. That the final plat shall include 10-foot public utility easements along both sides of all 
public rights-of-way for the placement and maintenance of required utilities.   

16. That the final plat shall include use, ownership, and maintenance rights and 
responsibilities for all easements and tracts. 

17. That the applicant shall secure from the Oregon Department of Environmental Quality 
(DEQ) any applicable storm runoff and site development permits prior to construction of 
the required site improvements.  Evidence of such permits shall be submitted to the City 
Engineer. 

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

19. That the required public improvements shall be installed to the satisfaction of the 
responsible agency prior to the City’s approval of the final plat.  Prior to the construction 
of the required public improvements, the applicant shall enter into a Construction Permit 
Agreement with the City Engineering Department, and pay the associated fees. 

20. That the applicant shall submit a draft copy of the subdivision plat to the City Engineer 
for review and comment which shall include any necessary cross easements for access 
to serve all the proposed parcels, and cross easements for utilities which are not 
contained within the lot they are serving, including those for water, sanitary sewer, storm 
sewer, electric, natural gas, cable, and telephone.  A current title report for the subject 
property shall be submitted with the draft plat.  Two (2) copies of the final subdivision 
plat mylars shall be submitted to the City Engineer for the appropriate City 
signatures.  The signed plat mylars will be released to the applicant for delivery to 
McMinnville Water and Light and the County for appropriate signatures and for 
recording. 

21. That the applicant shall provide for a landscape design and irrigation plan for the planter 
strip on Hembree Street that, to the extent practicable, is consistent with the 
landscaping provided for the Hembree Street planter strip within The Bungalows at 
Chegwyn Village Phase I and Phase II.  Plans shall be submitted to the Landscape 
Review Committee for review and approval.  All required plantings and irrigation along 
Hembree Street shall be installed prior to recording of the final subdivision plat. 

22. That the applicant shall submit a street tree plan for the park strips along the interior 
public streets, and the section of Hembree Street adjacent to this proposal.  The plans 
shall identify species, caliper size, and spacing for all proposed trees.  Plans will be 
forwarded for review and approval by the Landscape Review Committee and by 
McMinnville Water & Light.  All street trees shall have a two-inch minimum caliper 
measured at six (6) inches above ground surface, shall exhibit size and growing 
characteristics appropriate for the particular planting strip, and shall be spaced as 
appropriate for the selected species and as may be required for the location of above-
ground utility vaults, transformers, light poles, and hydrants.  In addition, street trees 
shall not be planted within 30 feet of street intersections.   
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 All street trees shall be of good quality and shall conform to American Standard for 
Nursery Stock (ANSI Z60.1). The Planning Director reserves the right to reject any plant 
material that does not meet this standard. 

Street trees shall be planted in accordance with the approved street tree plan.  All 
required trees shall be installed by the applicant prior to final platting, or security equal 
to 120 percent of the cost of installing the required street trees shall be posted with the 
City.  The amount and form of such security shall be as required by the Planning 
Director. 

For trees not installed prior to final platting, each year the applicant/owner shall install 
street trees, from November 1 to March 1, adjacent to those properties on which a 
structure has been constructed and has received final occupancy, or adjacent to any 
non-buildable tracts for which street trees are required.  This planting schedule shall 
continue until all platted lots have been planted with street trees.  It shall be the 
applicant's responsibility to relocate trees as may be necessary to accommodate 
individual building plans.  The applicant shall also be responsible for the maintenance of 
the street trees, and for the replacement of any trees that may die due to neglect or 
vandalism, for two years from the date of planting. 

23. That restrictive covenants (CC & R’s) shall be prepared for the development and must 
meet with the approval of the Planning Director.  The submitted CC & R’s shall indicate 
any necessary maintenance agreements between each lot approved for zero lot line 
construction for the garages and each neighboring property in addition to developed 
“no-parking” standards and enforcement within the alley and individual aprons, and 
maintenance agreements for common areas.  The CC & R’s shall also require that 
placement of trash and recycling containers be allowed only on the adjacent lots and 
their driveways to the alleys.  Such containers are not to be stored anywhere within the 
20-foot-wide alleyway at any time.   

24. That park fees shall be paid for each housing unit at the time of building permit 
application as required by McMinnville Ordinance 4282, as amended. 

25. That fencing in the rear of all lots shall be no closer than ten (10) feet from each building 
lot’s rear property line. 

26. That nothing in these conditions may be construed to require lesser standards than 
those required by Chapter 17.53 (Land Division Standards) of the McMinnville Zoning 
Ordinance and all requirements of that ordinance shall be met, unless otherwise 
permitted by the planned development overlay for the subject development. 

27. That approval of this tentative subdivision plat will expire 12 (twelve) months after the 
date of mailing of said approval.  Upon written request, the Planning Director may 
approve a one-year extension of the decision pursuant to Section 17.53.075 of Chapter 
17.53 (Land Division Standards) of the McMinnville Zoning Ordinance. 

 
NOTE: An application approved by the Planning Commission may be appealed to the City 
Council within 15 (fifteen) days of the date of mailing said approval.  If no appeal is filed with 
the Planning Department on or before the 15-day period ends, the decision of the Planning 
Commission will be final.  
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MOTION 
 
The Planning Department recommends the Commission make the following motion for 
approval: 
 

THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS 
FOR APPROVAL, AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE 
PLANNING COMMISSION APPROVES S 2-16 (THE BUNGALOWS AT CHEGWYN 
VILLAGE, PHASE III), SUBJECT TO THE CONDITIONS AS NOTED IN THE STAFF 
REPORT. 

 
 
RP:sjs 
 
 

 
 
 

 
 



 

 EXHIBIT "A" 
 DOCKET S 2-16 
 FINDINGS OF FACT AND CONCLUSIONARY FINDINGS 
 
 
FINDINGS OF FACT 
 

1. Alan Ruden Inc. is requesting approval of a tentative subdivision plan that, if 
approved, would provide for the platting of 49 single-family lots on a 7.29 acre parcel 
of land.  The property is located north of NE Payton Lane and east of NE Hembree 
Street, and is more specifically described as a portion of Tax Lot 2100, Section 9, T. 
4 S., R. 4 W., W.M.      

2. The subject property is designated Residential on the McMinnville Comprehensive 
Plan Map and is currently zoned R-4 PD (Multiple Family Residential Planned 
Development) on the McMinnville Zoning Map. 

3. Sanitary sewer and municipal water and power are all available to the site, or can be 
extended to the site by the applicant, as a requirement of this proposed 
development.  The municipal Water Reclamation Facility has sufficient capacity to 
accommodate expected waste flows resulting from residential development of the 
property. 

4. This matter was referred to the following public agencies for comment: McMinnville 
Fire Department, Engineering Department, Building Department, Parks Department, 
Police Department, City Manager, and City Attorney; McMinnville School District No. 
40; McMinnville Water and Light; Yamhill County Public Works; Yamhill County 
Planning Department; Oregon Department of Environmental Quality (DEQ); Frontier 
Communications; ComCast Cable; and Northwest Natural Gas.  As of the date of 
this report, concerns or comments have been received from those agencies noted in 
the staff report. 

5. Goals and policies from Volume II of the McMinnville Comprehensive plan of 1981 
applicable to this request are as listed below. 

 
 
Chapter V  Housing and Residential Development 
 
GOAL V 1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING 

FOR ALL CITY RESIDENTS. 
 

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

 
Policies: 
 
 68.00 The City of McMinnville shall encourage a compact form of urban 

development by directing residential growth close to the City center and to 
those areas where urban services are already available before committing 
alternate areas to residential use. 
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 71.00 The City shall designate specific lands inside the urban growth boundary as 
residential to meet future projected housing needs.  Lands so designated may 
be developed for a variety of housing types.  All residential zoning classifications 
shall be allowed in areas designed as residential on the Comprehensive Plan 
Map. 

 
 73.00 Planned residential developments which offer a variety and mix of housing 

types and prices shall be encouraged. 
 
 82.00 The layout of streets in residential areas shall be designed in a manner that 

preserves the development potential of adjacent properties if such properties 
are recognized for development on the McMinnville Comprehensive Plan 
Map.  

 
 99.00 An adequate level of urban services shall be provided prior to or concurrent 

with all proposed residential development.  Services shall include, but not be 
limited to: 

 
  1. Sanitary sewer collection and disposal lines.  Adequate municipal waste 

treatment plant capacities must be available. 
 
  2. Storm sewer and drainage facilities (as required). 

 
3. Streets within the development and providing access to the development, 

improved to city standards (as required). 
 
4. Municipal water distribution facilities and adequate water supplies (as 

determined by City Water and Light).  
 
5. Energy distribution facilities and adequate energy resource supplies. 

 
 
Chapter VI  Transportation System 
 
GOAL VI 1: TO ENCOURAGE DEVELOPMENT OF A TRANSPORTATION SYSTEM 

THAT PROVIDES FOR THE COORDINATED MOVEMENT OF PEOPLE AND 
FREIGHT IN A SAFE AND EFFICIENT MANNER. 

 
 117.00 The City of McMinnville shall endeavor to insure that the roadway network 

provides safe and easy access to every parcel.  
 
 118.00 The City of McMinnville shall encourage development of roads that include 

the following design factors: 
 
  1. Minimal adverse effects on, and advantageous utilization of, natural 

features of the land.  
 
  2. Reduction in the amount of land necessary for streets with continuance 

of safety, maintenance, and convenience standards.  
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  3. Emphasis placed on existing and future needs of the area to be 

serviced.  The function of the street and expected traffic volumes are 
important factors.  

 
  4. Consideration given to incorporating other modes of transportation 

(public transit, bike and foot paths). 
 
 5. Connectivity of local residential streets shall be encouraged.  Residential 

cul-de-sac streets shall be discouraged where opportunities for through 
streets exist. 

 
 126.00 The City of McMinnville shall continue to require adequate off-street parking 

and loading facilities for future developments and land use changes.  
 
 
Chapter VII  Community Facilities and Services 
 
GOAL VII 1: TO PROVIDE NECESSARY PUBLIC AND PRIVATE FACILITIES AND 

UTILITIES AT LEVELS COMMENSURATE WITH URBAN DEVELOPMENT, 
EXTENDED IN A PHASED MANNER, AND PLANNED AND PROVIDED IN 
ADVANCE OF OR CONCURRENT WITH DEVELOPMENT, IN ORDER TO 
PROMOTE THE ORDERLY CONVERSION OF URBANIZABLE AND FUTURE 
URBANIZABLE LANDS TO URBAN LANDS WITHIN THE McMINNVILLE 
URBAN GROWTH BOUNDARY. 

 
Sanitary Sewer System: 
 
 136.00 The City of McMinnville shall insure that urban developments are connected 

to the municipal sewage system pursuant to applicable city, state, and federal 
regulations. 

 
 142.00 The City of McMinnville shall insure that adequate storm water drainage is 

provided in urban developments through review and approval of storm drainage 
systems, and through requirements for connection to the municipal storm 
drainage system, or to natural drainage ways, where required. 

Water System: 
 
 144.00 The City of McMinnville, through the City Water and Light Department, shall 

provide water services for development at urban densities within the 
McMinnville Urban Growth Boundary. 

 
 
 147.00 The City of McMinnville shall continue to support coordination between city 

departments, other public and private agencies and utilities, and the City 
Water and Light Department to insure the coordinated provision of utilities to 
developing areas.  The City shall also continue to coordinate with the City 
Water and Light Department in making land use decisions. 
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 Water and Sewer - Land Development Criteria: 
 
 151.00 The City of McMinnville shall evaluate major land use decisions, including but 

not limited to urban growth boundary, comprehensive plan amendment, zone 
changes, and subdivisions using the criteria outlined below: 

 
  1. Sufficient municipal water system supply, storage and distribution 

facilities, as determined by the City Water and Light Department, are 
available or can be made available, to fulfill peak demands and insure 
fire flow requirements and to meet emergency situation needs.  

 
  2. Sufficient municipal sewage system facilities, as determined by the City 

Public Works Department, are available, or can be made available, to 
collect, treat, and dispose of maximum flows of effluent.  

 
  3. Sufficient water and sewer system personnel and resources, as 

determined by the Water and Light Department and City, respectively, 
are available, or can be made available, for the maintenance and 
operation of the water and sewer systems.   

 
  4. Federal, state, and local water and wastewater quality standards can be 

adhered to.  
 
  5. Applicable policies of the Water and Light Department and the City 

relating to water and sewer systems, respectively, are adhered to. 
 
 155.00 The ability of existing police and fire facilities and services to meet the needs 

of new service areas and populations shall be a criterion used in evaluating 
annexation, subdivision proposals, and other major land use decisions. 

 
 Parks and Recreation: 

 
 163.00 The City of McMinnville shall continue to require land, or money in lieu of 

land, from new residential developments for the acquisition and/or 
development of parklands, natural areas, and open spaces. 

 
 
Chapter VIII ENERGY 
 
GOAL VIII 2: TO CONSERVE ALL FORMS OF ENERGY THROUGH UTILIZATION OF 

LAND USE PLANNING TOOLS. 
 

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

 
6. Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) applicable to this 

request include:  
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General Provisions: 

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

  

R-4 Multi-Family Residential Zone: 

“17.21.010  Permitted Uses.  In an R-4 zone, the following uses and their accessory 
uses are permitted: 

A. Single-family dwelling.” 
 
  

CONCLUSIONARY FINDINGS FOR APPROVAL: 
 

1. The subject request complies with applicable goals and policies of the McMinnville 
Comprehensive Plan, 1981 (Finding of Fact No. 5) as follows: 

 

(a) Goal V-1 and V-2 and Policy 68.00 are satisfied by the request as  additional 
housing stock will be added to the City (49 single-family homes for this phase of 
the development); the application of the Uniform Building Code guarantees the 
quality of the housing; and an urban level of services is available to the 
development.  The single-family development pattern will be land intensive and 
energy efficient given the location and unique development proposal. 

 

(b) Policy 71.00 is satisfied in that the subject site is planned for residential use, as 
designated on the Comprehensive Plan Map, and the proposal before the 
Commission would allow for the sale and construction of 49 single-family homes 
in a manner that complements adjacent development.  This development plan is 
also part of a larger mixed-housing type development plan. 

 

(c) Policy 73.00 is satisfied by the request as the proposed development will help to 
provide for a variety and mix of housing types and prices within the city.  

 

(d) Policy 82.00 is satisfied in that the layout of public streets as part of this 
development preserves the development potential of adjacent properties. 

 

(e) Goal VI-1 and Policies 117.00, 118.00, and 126.00 are satisfied as the proposed 
development will develop to city standards as regard off-street parking, street 
construction, and sidewalk improvements as required by the existing planned 
development and the McMinnville Zoning Ordinance.  As noted previously, the 
proposed street system will be designed to provide safe and easy access to every 
lot, and will provide connection to adjacent properties.  Streets within and adjacent 
to the subject site have adequate capacity to accommodate the expected trips 
from this project.  As noted on the submitted plans, the minimum number of off-
street parking spaces has been met.  
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(f) Goal VII-1 and Policies 99.00, 136.00, 144.00, and 151.00 are satisfied by the 

request as adequate levels of sanitary sewer collection, storm sewer facilities and 
energy distribution facilities are all available to the site.  This site can be served by 
NE Hembree Street and the proposed interior streets. In addition, the sewage 
treatment plant has capacity to serve and accommodate the project, and all 
municipal water and sanitary sewer systems guarantee adherence to federal, 
state, and local quality standards.   

 
(g) Policies 142.00 and 147.00 will be satisfied by the request in that the subject site 

will be converted in an orderly manner to urbanizable standards through the 
coordinated extension of utilities, and as required by this tentative subdivision 
approval.  In addition, adequate storm water facilities will be designed and 
constructed to the satisfaction of the City Engineer when the property is 
developed. 

 
(h) Policy 155.00 is satisfied in that emergency services departments do not foresee 

complications with providing police and fire protection to the subject area.  
 
(i) Policy 163.00 is satisfied in that payment of parkland system development 

charges (SDC’s) will be required for each new residence constructed within this 
proposed subdivision.  This revenue will be dedicated to the City for parkland 
purposes. 

 
(j) Goal VIII-2 and Policy 178.00 are satisfied by the request as the development 

proposes a compact urban development, thereby increasing density and 
conserving energy.  Utilities presently abut the property or are nearby and can be 
extended to the site in a cost effective and energy efficient manner. 

 
2. The subject request complies with the applicable provisions and requirements of the 

McMinnville Zoning Ordinance No. 3380. (Finding of Fact No. 6) as follows: 
 

(a) Section 17.03.020 is satisfied by the request for the reasons enumerated in 
Conclusionary Finding for Approval No. 1. 

 
(b) Section “17.21.010 (R-4 Multiple-Family Residential Zone - Permitted Uses is 

satisfied by the request as single-family dwellings are a permitted use in the R-4 
zone and the applicant proposes to construct single family dwellings. 

 
 
 
RP:sjs 





























































































































































DOCKET CU 7-16 (School District Grounds and Maintenance Facility)  August 18, 2016 
 
 
Request: Approval of a conditional use permit in the C-3 (General Commercial) zone for a 

public school maintenance facility to accommodate a grounds garage, 
equipment storage building, warehouse and office space.   

 
Location: 1150 NE Lafayette Avenue, and more specifically described as Tax Lot 202, 

Section 21, T. 4 S., R. 4 W., W.M. 
 
Applicant: McMinnville School District No. 40   
  
  
EXHIBITS 
 

1. Staff Report and Findings of Fact 
2. CU 7-16 Application and Fact Sheets 
3. Applicant’s Narrative including: 

a. Landscape Site Plan (Sheet L0.01) 
b. Floor Plans (Sheet A1) 
c. Elevations (Sheet A2) 
d. Aerial Site View (existing) 
e. Partial Front Facade (existing) 
f. Rendering - Partial Front Façade (proposed) 
g. Rendering – Aerial Site View (proposed) 
h. Rendering – Maintenance Buildings (proposed) 
i. Email from Peter Keenan dated July 5, 3016 

4. Statutory Warranty Deed 
5. List of property owners to whom notice was sent 
6. Affidavit of Publication 
7. Referrals 
8. Vicinity Sketch 

 
 
SUBJECT SITE 
 
The subject site is located east of NE Lafayette Avenue, borders the southern edge of property 
developed with the Lewis Furniture retail store, and west of the McMinnville Manor Mobile 
Park.  The approximately 4.29-acre parcel is zoned C-3 (General Commercial) and designated 
as Commercial on the City’s Comprehensive Plan as is adjacent property to the northeast and 
southwest located along NE Lafayette Avenue.  Property to the west across Lafayette Avenue 
is also zoned C-3 while adjacent land to the east is zoned R-4 PD (Multiple-Family Residential 
Planned Development). 
 
The site is provided access onto Lafayette Avenue by two curb cuts located toward the north 
and south extents of the site.  Topographically, the western portion of the site slopes generally 
west toward Lafayette Avenue while the balance of the site slopes generally to the south.  The 
site was developed in 1977 for use as the Copeland Lumber Yard and continued in that use 
until the late 1990’s at which time the site occupied, until recently, by Willamette Graystone; a 
company specializing in masonry and hardscape materials.  This site is developed with a 25-
space customer parking lot fronting Lafayette Avenue, a large warehouse building some 
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21,250 square feet in size inclusive of a smaller space that had been utilized for offices and a 
retail showroom; for orientation, an aerial view of the site has been provided as Exhibit 3(d).  
For some thirty-five years, approximately one-half of the undeveloped portion of the site (both 
north and east of the warehouse) had been utilized as outdoor storage for lumber, concrete 
block and other building and paving materials while the easternmost part of the site remained 
generally unutilized.     
 
OBSERVATIONS 
 

 The Planning Commission’s responsibility regarding this type of land use request is to 
conduct a public hearing and, at its conclusion, render a decision to approve, approve with 
conditions, or deny the conditional use request.   

 

 The applicant has provided in this application a detailed description of the uses proposed 
for this site.  Within the following observations, rather than repeat the applicant’s narrative, 
staff provides a summary of the key elements of this proposal and issues to be addressed 
relative to this conditional use permit application.      

 

 The applicant proposes to relocate the uses found at the current school district 
maintenance facility (presently located at 320 NE 19

th
 Street, adjacent to and east of the 

New To You retail store) to this Lafayette Avenue site.  The District has indicated to staff 
that the current maintenance facility is in need of much repair and is too small to meet 
current and projected needs.  This application, if approved, would allow the District 
adequate space to accommodate those needs and relieve the cramped conditions 
currently experienced.  This approval would allow the District to move forward with project 
goals including the repair and modification of the proposed site’s existing warehouse and 
showroom to provide storage space for frozen and dry food stuffs and meal related 
supplies for school distribution; other types of stored items would include desks, chairs, 
custodial supplies, and lighting and electrical supplies.  To the east, behind the 
warehouse, the District also envisions construction of an equipment building to shelter the 
District’s large lawn mowers, bucket truck, small tractors and their towed equipment, 
delivery trucks and vans, and any other such equipment that currently sits out in the 
weather, in addition to a grounds garage that will house the District’s hand tools, sprinkler 
supplies, spare parts and a wash station for small equipment.    

 

 Aligned with the southwest corner of the site is an unimproved section of NE Newby Street 
some 145-feet in length that connects the southern edge of this site to NE 10

th
 Avenue.  

This sparsely graveled right-of-way was restricted from commercial use by an earlier land 
partition.  Specifically, approval of minor land partition MP 3-77 created the original parcel 
that was then developed as the Copeland Lumber Yard.  That 1977 partition approval 
included a condition prohibiting access from this site to Newby Street until such time that 
this section of Newby Street is improved to City standards; and after so improved, access 
to be limited to emergency and maintenance vehicles only.  That condition of approval 
should move forward with this land-use decision as well.  Future development of this site 
shall comply with this restriction.  

 

 This site is located in Zone 3 of the Northeast Gateway District.  Zone 3 is bordered by NE 
14

th
 Street to the north, the railroad track to the west, Logan Street and the properties 

fronting the eastern side of Lafayette Avenue to the east, and the portion of 4
th
 Street 
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(between NE Johnson and Logan Streets) to the south.  The NE Gateway District was 
adopted by the City Council (Ord. No. 4791) in July of 2013, and includes a table 
summarizing permitted and conditionally permitted uses for each of the District’s three (3) 
zones.  The use proposed for this site by the School District is classified as a Government 
Building and listed in this table as a conditional use; thus this application that you have for 
review before you.   

 
Among other elements, the Northeast Gateway District includes development, off-street 
parking, signage and landscaping standards that must be adhered to as they relate to all 
new development.  As per Section 5 of Ord. No. 4791, applications for development 
review (or redevelopment) on land located with the Gateway District shall be submitted to 
the Planning Department for review subject to Section  17.72.100 (Applications and 
Permits – Director’s Review without Notification) of the McMinnville Zoning Ordinance.  As 
per these requirements, building and site design review occurs at the staff level and will 
not be brought to the Planning Commission unless the resulting Director’s Decision is 
appealed.   
 
In compliance with these requirements, the applicant proposes to keep in place the 
exterior design and color scheme of the existing building; ongoing maintenance of existing 
buildings is both permissible and expected by the Northeast Gateway District ordinance 
regardless of current building or site compliance relative to the Northeast Gateway design 
requirements.  Other future buildings that may be constructed on this site would be 
designed to complement the existing style and color scheme in a manner that also meets 
current design requirements for new construction located within the Northeast Gateway 
District.   

 

 Off-street parking for the site is currently provided through an existing 25-space vehicle 
parking lot located adjacent to Lafayette Avenue.  Through restriping portions of the 
parking lot, the site is proposed to provide 26 (twenty-six) vehicle parking spaces to meet 
proposed needs.  While detailed interior remodeling plans are not yet complete, it is 
estimated that the remodeled office space would comprise approximately 3,000 square 
feet resulting in a need for ten (10) offsite vehicle parking spaces.  The warehouse space 
will be sparsely staffed and, using the more intensive calculation base on square footage 
in this instance, is estimated to generate a need for the provision of ten (10) parking 
spaces yielding a combined total need for the provision of 20 (twenty) vehicle parking 
spaces to serve the proposed uses for the repurposed existing structure.  The remaining 
six (6) available parking spaces can be considered to be available to meet future parking 
needs generated by construction of the proposed future Grounds Garage and Equipment 
Shed buildings. If additional on-site parking spaces are determined to be needed, there 
currently exists a large paved area located directly north and east of the existing 
warehouse than can accommodate striping sufficient to create the needed spaces. 

 

 Bicycle parking is required to be provided on C-3 zoned property at a ratio of ten (10) 
percent of the number of vehicle parking spaces required.  The applicant proposes to 
provide two (2) bicycle parking facilities adjacent to the front of the existing building 
yielding the ability to accommodate a total of four bikes and greatly exceeds this 
requirement. 
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 This applicant proposes to retain the landscape planting area along the property’s 
Lafayette Avenue frontage as well as the landscape islands located within the parking 
area and along the north property edge and south side of the existing building.  The 
applicant has submitted (Exhibit 3(a)) a proposed landscape plan as part of their submittal 
for this conditional use application.  As part of this plan, the applicant proposes to improve 
existing landscaping along the Lafayette avenue frontage as well as create an additional 
centrally located landscape island along this edge.  Additionally, one (1) tree located 
adjacent the site’s main entrance into the former retail storefront area is proposed for 
removal to accommodate a new handicapped accessible curb ramp serving two adjacent 
handicapped parking stalls.  To accommodate the proposed Equipment Shed, the 
landscape plan indicates the future removal of an additional tree centrally located in the 
“yard” area of the site behind the existing warehouse buildings.  Should the Planning 
Commission approved the conditional use request currently before you, this landscape 
plan, or similar, is required to be reviewed and approved by the Landscape Review 
Committee.  Installation of required landscaping shall be required prior to occupancy or 
shall be bonded in the amount of 120 percent of the estimated cost of materials and 
installation.   

 
The applicant also notes on the Landscape Plan that the existing chain link fence with 
slats is to remain around much of the site’s perimeter.  The condition of some of these 
current slats is in less than acceptable condition and no longer provides the sight 
obscuring function as was originally intended.  As a condition of approval staff suggests 
that slats be installed within the existing chain link fence along the property perimeter to 
ensure a provision of a visual barrier for the benefit of adjacent residential uses.  
Associated with the issue of buffering is a C-3 zoning requirement to maintain a minimum 
twenty-foot building setback where adjacent to residentially zoned land.  This setback will 
be required to be maintained as part of any future building permit review for further 
development of the site.   

 

 Copies of this application and requests for comment were forwarded to the City of 
McMinnville Fire Department, Police Department, Engineering Department, Building 
Department, City Manager, and City Attorney; McMinnville School District No. 40; 
McMinnville Water and Light; Yamhill County Public Works; Yamhill County Planning 
Department; Frontier Communications; Comcast, and Northwest Natural Gas.  As of the 
date of completion of this staff report, no comments in opposition to this request have 
been received.   

 
Comments received from public agencies and staff included the following: 

 
 McMinnville Fire Department - 

 

 That adequate sprinkler coverage must be provided inside all buildings.     

 
 McMinnville Building Department - 

 

 That, as stated during the pre-application meeting with staff, a full seismic analysis of 
the existing building shall be required as part of the building permit submittal for the 
existing warehouse building.       
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 Notice of this request was mailed to property owners located within 200 feet of the subject 
site, in accordance with the requirements of Section 17.72.120(E) of the McMinnville 
Zoning Ordinance.  As of the date this report was written, no written comments had been 
received by the Planning Department from those who were notified.   

 

 The findings of fact and conclusionary findings are attached as Exhibit "A" to this report 
and are, by this reference, incorporated herein. 

 
 
RECOMMENDATION 
 
Generally, the impetus for the NE Gateway District was to create an overlay to help guide and 
encourage development resulting in the transitioning of a light and heavy industrial area to a 
vital, mixed use, pedestrian-friendly neighborhood.  The adopted ordinance provides specific 
use standards that allow for a complementary mix of uses to include residential, employment, 
cultural/tourism, education and neighborhood-scale services.  Additionally, since the adoption 
of the District, McMinnville has created and implemented an urban renewal district that allows 
direction of funds through tax increment financing (TIF) to a targeted area with the city’s core.  
The subject site is located within both of these boundaries.  While other types of development 
opportunities may have been envisioned by some for this site, and with any resulting additional 
increment of financial assessed valuation increasing the TIF fund, this current application 
remains one of the uses listed as conditionally permitted by the Northeast Gateway District 
ordinance.  While the proposed use of this site will not add to the TIF fund or bring mixed use, 
live-work development to this site, it yet remains conditionally approvable and should be 
reviewed on its own merit independent of other possible uses for this site.  

 
It is clear from the applicant’s submittal there is a need for the District to expand capacity of 
their maintenance facility and that this is not very achievable or desired at their current 
location.  Approval of this request will allow the District the ability to provide the space 
necessary to consolidate storage and maintenance of tools, supplies and equipment in one 
place as well as to have appropriate space to accommodate future District needs as the 
community continues to grow.  Staff finds that, with the recommended conditions of approval 
provided below, this proposal complies with the applicable requirement of the McMinnville 
Zoning Ordinance, and the applicable Goals and Policies.  Based on the attached findings, 
staff recommends that the Planning Commission approve the applicant’s request, subject to 
the following conditions: 
 
1. That prior to the release of building permits for the proposed development, the School 

District shall submit for review and approval by the McMinnville Landscape Review 
Committee, a plan proposing landscaping along the site’s Lafayette Avenue frontage and 
within the parking lot planting islands and other areas identified in the applicant’s 
submitted graphic L0.01.  All deciduous trees to be planted shall have a two-inch minimum 
caliper, shall exhibit size and growing characteristics appropriate to the area, and shall be 
spaced as appropriate for the selected species and as may be required for the location of 
utilities.  All landscaping shall be installed prior to occupancy of any building.  
Alternatively, a landscape bond for an amount calculated to be 120-percent of the 
landscaping cost of the uninstalled portion shall be placed on deposit with the City prior to 
occupancy. 
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2. That solid slats be installed within the existing chain link fence along the property 
perimeter to ensure a provision of a visual barrier for the benefit of adjacent residential 
uses.     

 
3. That all new building and site design, and all exterior building treatments must comply with 

the standards and requirements of the NE Gateway District and shall be reviewed for such 
compliance by the Planning Director prior to or building permit issuance as required.   

 
4. That access to this site from NE Newby Street shall be prohibited until such time that NE 

Newby Street, from NE 10
th
 Avenue to the site, is improved to City standards.  On 

completion of such improvements, access shall continue to be limited to emergency and 
maintenance vehicles only.   

 
5. That this conditional use permit approval shall be terminated if the proposed use does not 

commence within one year of the effective date of this approval, or if the use once 
commenced lapses for any single period of time that exceeds one-year in duration. 

 
MOTION 
 
The Planning Department recommends the Commission make the following motion for 
approval: 
 
 THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR 

APPROVAL, AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE 
PLANNING COMMISSION APPROVES CU 7-16 (SCHOOL DISTRICT GROUNDS AND 
MAINTENANCE FACILITY), SUBJECT TO THE CONDITIONS AS NOTED IN THE 
STAFF REPORT. 

 
 
RP:sjs



EXHIBIT "A" 
 FINDINGS OF FACT AND CONCLUSIONARY FINDINGS 
 DOCKET CU 7-16 
 
 
FINDINGS OF FACT 
 

1. The applicant is requesting approval of a conditional use permit to allow establishment 
of a maintenance facility to accommodate a grounds garage, equipment storage facility, 
warehouse and office space.  The site is located at 1150 NE Lafayette Avenue, and 
more specifically described as Tax Lot 202, Section 21, T. 4 S., R. 4 W., W.M. 

 
2. The subject site is designated as Commercial on the McMinnville Comprehensive Plan 

Map, 1980, and is zoned C-3 (General Commercial).  
 

3. This matter was referred to the following public agencies for comment:  City of 
McMinnville Fire Department, Police Department, Engineering Department, Building 
Department, City Manager, and City Attorney; McMinnville School District No. 40; 
McMinnville Water and Light; Yamhill County Public Works; Yamhill County Planning 
Department; Frontier Communications; Comcast, and Northwest Natural Gas.  As of 
the date of completion of this report, no comments in opposition to this application had 
been received from these agencies. 

 
4. Goals and Policies from the McMinnville Comprehensive Plan which are applicable to 

the request are as follows:   
 

Chapter III  Cultural, Historical, and Educational Resources 
 
GOAL III 3: TO PROVIDE FOR THE EDUCATIONAL NEEDS OF MCMINNVILLE 

THROUGH THE PROPER PLANNING, LOCATION, AND ACQUISITION OF 
SCHOOL SITES AND FACILITIES.  

 
Policies: 

 
18.00 The City of McMinnville shall cooperate with the McMinnville School District in 

the planning for future schools. 
 
 

Chapter VI  Transportation System 
 
GOAL VI 1: TO ENCOURAGE DEVELOPMENT OF A TRANSPORTATION SYSTEM THAT 

PROVIDES FOR THE COORDINATED MOVEMENT OF PEOPLE AND 
FREIGHT IN A SAFE AND EFFICIENT MANNER. 

 
Streets: 

 
126.00 The City of McMinnville shall continue to require adequate off-street parking and 

loading facilities for future developments and land use changes. 
 
127.00 The City of McMinnville shall encourage the provision of off-street parking where 

possible, to better utilize existing and future roadways and rights-of-way as 
transportation routes. 
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Chapter VII  Community Facilities and Services 
 

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

 

Policies: 
 

Public Administrative and Storage Facilities 
 

133.00 The City of McMinnville shall encourage the consolidation of city, county, state, 
and federal administrative offices and service facilities, where possible. 

 

135.00 The City of Mcminnville shall allow the placement of public storage and 
workshop facilities in areas where adverse impacts on surrounding lands are 
minimal or can be minimized by screening, landscaping, and/or other methods. 

 

Sanitary Sewer System: 
 

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

 

Storm Drainage: 
 

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

 

Water System: 
 

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

 

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

 

Police and Fire Protection: 
 

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

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

 
Chapter X  Citizen Involvement and Plan Amendment 
 
GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND 

USE DECISION MAKING PROCESS EXTABLISHED BYTHE CITY OF 
MCMINNVILLE.   

 
Policies: 

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

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

 
5. The following sections of the McMinnville Zoning Ordinance (No. 3380) are applicable 

to this request:   
 
 General Provisions: 
 
 "17.03.020 Purpose.  The purpose of this ordinance is to encourage appropriate and 

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

 
Zoning: 

 
“17.33.020  Conditional uses.  In a C-3 zone, the following uses and their accessory 
uses may be permitted subject to the provisions of Chapter 17.72: 

 
D. Public or private school;” 

 
“17.33.030  Yard requirements.  Except as provided in Section 17.54.050 [General 
Regulations – Yards], and “A” and “B” below, there shall be no required yards in a C-3 
zone: 

 
A. Side yard shall not be less than twenty feet when adjacent to a residential zone; 
B. Rear yard shall not be less than twenty feet when adjacent to a residential zone.   
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“17.33.040  Building height.  In a C-3 zone, buildings shall not exceed a height of eighty 
feet.” 

 

Parking: 
 

“17.60.060  Spaces--Number required. 
 

 C(17)  Professional office (non-medical or dental).   
  One space per 300 square feet of floor area.   
 

 D(2)  Wholesale establishment, warehousing.   
 One space per 2,000 square feet of floor area or two spaces per three employees on 

the largest shift during peak season, whichever is greater.     
 

“17.60.140  Bicycle parking. 
 

   A Bicycle parking facilities shall be required as follows: 
1. In any commercial (C-1, C-2, and C-3) zone or office/residential (O-R) zone, 

bicycle parking facility requirements shall be based on the amount of automobile 
parking required.  The minimum number of bicycle parking spaces provided shall 
be ten percent of the automobile parking spaces required. 

 

Conditional Use: 
 

“17.74.030  Authorization to grant or deny conditional uses.  A conditional use listed in 
this ordinance shall be permitted, altered, or denied in accordance with the standards and 
procedures of this chapter.  In the case of a use existing prior to the effective date of this 
ordinance and classified in this ordinance as a conditional use, a change in the use or in lot 
area, or an alteration of any structure shall conform with the requirements for conditional uses.  
In judging whether or not a conditional use proposal shall be approved or denied, the Planning 
Commission shall weigh its appropriateness and desirability or the public convenience or 
necessity to be served against any adverse conditions that would result from authorizing the 
particular development at the location proposed and, to approve such use, shall find that the 
following criteria are either met, can be met by observance of conditions, or are not applicable: 
 

A. The proposal will be consistent with the Comprehensive Plan and the objectives of 
the zoning ordinance and other applicable policies of the City; 

 

B. That the location, size, design, and operating characteristics of the proposed 
development are such that it can be made reasonably compatible with and have 
minimal impact on the livability or appropriate development of abutting properties 
and the surrounding neighborhood, with consideration to be given to harmony in 
scale, bulk, coverage, and density; to the availability of public facilities and utilities; 
to the generation of traffic and the capacity of surrounding streets; and to any other 
relative impact of the development; 

 

C. That the development will cause no significant adverse impact on the livability, 
value, or appropriate development of abutting properties of the surrounding area 
when compared to the impact of permitted development that is not classified as 
conditional; 
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D. The location and design of the site and structures for the proposal will be as 
attractive as the nature of the use and its setting warrants; 

 
E. The proposal will preserve environmental assets of particular interest to the 

community; 
 
F. The applicant has a bona fide intent and capability to develop and use the land as 

proposed and has no inappropriate purpose for submitting the proposal, such as to 
artificially alter property values for speculative purposes." 

 
“17.74.040  Placing conditions on a conditional use permit.  In permitting a new 

conditional use or the alteration of an existing conditional use, the Planning Commission may 
impose, in addition to those standards and requirements expressly specified by this ordinance, 
additional conditions which it finds necessary to avoid a detrimental environmental impact and 
to otherwise protect the best interest of the surrounding area or the community as a whole.  
These conditions may include, but need not be limited to, the following: 
 

A. Limiting the manner in which the use is conducted including restrictions on the time 
a certain activity may take place and restraints to minimize such environmental 
effects as noise, vibration, air pollution, glare, and odor;   

 
B. Establishing a special yard or other open space, lot area, or dimension;  
 
C. Limiting the height, size, or location of a building or other structure;  
 
D. Designating the size, number, location and nature of vehicle access points;  
 
E. Increasing the amount of street dedication, roadway width, or improvements within 

the street right-of-way;  
 
F. Designating the size, location, screening, drainage, surfacing, or other improvement 

of a parking area or truck loading area;  
 
G. Limiting or otherwise designating the number, size, location, height and lighting of 

signs;   
 
H. Limiting the location and intensity of outdoor lighting and requiring its shielding;  
 
I. Requiring diking, screening, landscaping, or another facility to protect adjacent or 

nearby property and designating standards for its installation and maintenance;  
 
J. Designating the size, height, location, and materials for a fence; 
 
K. Protecting and preserving existing trees, vegetation, water resource, wildlife habitat, 

or other significant natural resource; 
 

L. Such other conditions as will make possible the development of the City in an 
orderly and efficient manner in conformity with the intent and purposes set forth in 
this ordinance. 
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CONCLUSIONARY FINDINGS FOR APPROVAL 
 

1. The subject request complies with the applicable McMinnville Comprehensive Plan Goals 
and Policies (see Finding of Fact No. 4) as follows.  The applicant has submitted 
statements of fact relative to this request with which staff concurs, and with this reference 
is herein incorporated.  The findings provided below supplement that provided by the 
applicant and further support this request.   

 

(a) Goal III-3 and Policy 18.00 are satisfied by this request, in that the applicant proposes 
to utilize the subject site for purposes of consolidating School District maintenance 
and storage needs into one centrally located facility as described.     

 

(b) Goal VI-1 and Policies 126.00, 127.00, 133.00, 135.00, and 178.00 are satisfied by 
the request, as the remodeling of this currently vacant retail and warehouse storage 
facility, in addition to the consolidating of other District functions on this site, is both 
land intensive and energy efficient.  This request shall also be conditioned to provide 
screening where the site is adjacent residential uses in order to help mitigate potential 
impacts.   

 

(c) GOAL VII-1 and Policies 136.00, 142.00, 144.00, and 147.00 are satisfied by the 
request as adequate levels of sanitary sewer collection, storm sewer and drainage 
facilities, municipal water distribution systems and supply, and energy distribution 
facilities, are already available and presently serve the site, or can be so modified.  
Additionally, the Water Reclamation Facility has adequate capacity to sufficiently 
serve the proposed uses planned for this site.  All municipal water and sanitary sewer 
systems guarantee adherence to federal, state, and local quality standards, and the 
City shall continue to support interagency coordination to insure the coordinated 
provision of utilities to developing areas. 

 

(d) Policy 155.00 is satisfied in that the existing street system and site access provides 
adequately for use by emergency service agencies.  The proposed site and 
envisioned modifications will not overburden existing police and fire service facilities 
in their abilities to provide emergency services.   

 

(e) Goal X-1 and Policy 188.00 are satisfied by the request in that a public hearing is 
scheduled, advertised and held by the McMinnville Planning Commission for the 
purposes of receiving public testimony and deliberating to render a decision on the 
request.   

 

2. The subject request complies with the applicable requirements of the McMinnville Zoning 
Ordinance (Finding of Fact No. 5) as follows: 

 

(a) Section 17.03.020 is satisfied by the request for the reasons enumerated in 
Conclusionary Finding for Approval No. 1 

 

(b) The subject site is properly designated and zoned for the proposed use on the 
McMinnville Comprehensive Plan Map, 1980, and the McMinnville Zoning Map, 
subject to receiving approval of this conditional use permit.  The proposed public 
school facility is a conditional use according to the provisions of Section 6 of Ord. No. 
4791 (Northeast Gateway Planned Development Overlay).   
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(c) Sections 17.33.030 and 17.33.040 will be satisfied in that all building improvements 
will meet or exceed the twenty-foot minimum setback required adjacent to residential 
uses as demonstrated by the applicant’s site plan.  Additionally, the existing building, 
and future buildings, shall remain at heights not to exceed the allowable building 
height maximum of eighty-feet within the C-3 zone and within Zone 3 of Ord. No. 
4791.      

 
(d) Sections 17.60.060(C)(17), 17.60.161(D)(2), and 17.60.140(A)(1) are satisfied by the 

provision of onsite parking opportunities that exceed the minimum required to serve 
the proposed uses.  Additional off-street vehicle parking spaces shall be required 
commensurate with additional future development of the site.  Bicycle parking 
facilities are also provided in excess of the number required. 

 
(e) Sections 17.74.030(A-F) and 17.74.040(A-L) are satisfied in that the proposal is 

determined to be compatible with the surrounding neighborhood in that the proposal 
is well designed and aims to keep the improvements located within the existing 
building and to be centrally located within the area behind that building.  This portion 
of the site has no environmental assets of particular interest to the community, 
therefore subsection E of Section 17.74.030 is not applicable to this request.  By 
satisfying recommended conditions of approval, staff finds that the requested 
improvements meet all applicable standards for approval.  Should the Planning 
Commission determine that additional conditions are required in order to approve this 
request, the Commission has the authority to add such conditions during their review. 

 
 
RP:sjs 
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