
Kent Taylor Civic Hall is accessible to persons with disabilities.  A request for an interpreter for the hearing 
impaired or for other accommodations for persons with disabilities should be made a least 48 hours before the 
meeting to the City Recorder (503) 435-5702.  For TTY services, please dial 711.  

 Kent Taylor Civic Hall 
200 NE Second Street 
McMinnville, OR 97128 

City Council Meeting Agenda 
Tuesday, October 24, 2017 

6:00 p.m. – Dinner Meeting 
7:00 p.m. – Regular Council Meeting 

Welcome! All persons addressing the Council will please use the table at the front of the Council Chambers.  All testimony is electronically recorded.  
Public participation is encouraged.  If you desire to speak on any agenda item, please raise your hand to be recognized after the Mayor calls the item.  
If you wish to address Council on any item not on the agenda, you may respond as the Mayor calls for “Invitation to Citizens for Public Comment.” 

6:00 PM – DINNER MEETING – CONFERENCE ROOM 

1. Call to Order
2. Review City Council Agenda
3. Adjournment

7:00 PM – REGULAR COUNCIL MEETING – COUNCIL CHAMBERS 

1. CALL TO ORDER

2. PLEDGE OF ALLEGIANCE

3. PROCLAMATION
a. Hands and Words are not for Hurting Week

4. INVITATION TO CITIZENS FOR PUBLIC COMMENT – The Mayor will announce that any interested
audience members are invited to provide comments. Anyone may speak on any topic other than:  a topic
already on the agenda; a matter in litigation, a quasi-judicial land use matter; or a matter scheduled for
public hearing at some future date.  The Mayor may  limit comments to 3 minutes per person for a total of
30 minutes.  Please complete a request to speak card prior to the meeting.  Speakers may not yield their
time to others.

5. CONSENT AGENDA
a. Consider the Minutes of the March 28, 2017 and October 10, 2017 - Dinner and

Regular City Council Meetings.

6. RESOLUTIONS
a. Resolution No. 2017-67:  A Resolution authorizing the approval of a cooperative

fund exchange agreement between the City of McMinnville and Oregon
Department of Transportation (ODOT) known as 2017 Fund Exchange
Agreement, No. 32411.
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Kent Taylor Civic Hall is accessible to persons with disabilities.  A request for an interpreter for the hearing 
impaired or for other accommodations for persons with disabilities should be made a least 48 hours before the 
meeting to the City Recorder (503) 435-5702.  For TTY services, please dial 711.  

7. ORDINANCES
a. Ordinance No. 5039: An Ordinance amending the Zoning Map Designation from

AH (Agricultural Holding) to R-4 (Multiple-Family Residential) on approximately
5.2 acres of a 5.3 acre site.

b. Ordinance No. 5040: An Ordinance amending the McMinnville Zoning Ordinance
specific to section 17.12.010(D) Accessory Dwelling Unit (ADU) to help remove
local barriers to affordable housing and to encourage additional residential
opportunities.

8. ADVICE/ INFORMATION ITEMS
a. Reports from Councilors on Committee & Board Assignments
b. Department Head Reports
c. Cash & Investment Report

9. ADJOURNMENT
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PROCLAMATION 
 
 WHEREAS, a community without abuse and violence is a dream we all share; and  
 
 WHEREAS, we acknowledge that any form of mistreatment of another is abuse;  
 
 WHEREAS, abuse can be in the form of verbal, mental, or physical, and often escalates to 
further violence; and  
 
 WHEREAS, we believe that all people have the right to live free of abuse and violence; and 
 
 WHEREAS, we believe that every person can make a difference in stopping abuse and 
violence by not using either action to control others; by not tolerating any form of abuse to oneself or 
others; and by developing healthy relationships based on respect and equality; and 
 

WHEREAS, we, together with communities around the country and overseas, recognize the 
Hands & Words Are Not For Hurting Project’s Pledge is an effective tool in abuse and violence 
prevention education.   

 
NOW, THEREFORE, I, Scott A. Hill, Mayor of the City of McMinnville, do hereby proclaim 

the week of October 29th through November 4th 2017, to be our 12th Annual  

 

HANDS & WORDS ARE NOT FOR HURTING WEEK 

 

in McMinnville, Oregon, and in doing so, urge all citizens to join Hands to unite as a family and a 
community to pledge:  

“I Will Not Use My Hands Or My Words For Hurting Myself Or Others” 
 

 IN WITNESS WHEREOF, I have hereunto set my hand and caused the OFFICIAL Seal of the 
City of McMinnville to be affixed this 24th day of October, 2017. 

         
 
 
 
 
             
      Scott A. Hill, Mayor 
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CITY OF McMINNVILLE 
MINUTES OF DINNER MEETING  

of the McMinnville City Council 
Held at the Kent L. Taylor Civic Hall on Gormley Plaza 

McMinnville, Oregon  

Tuesday, March 28, 2017 at 6:00 p.m. 

Presiding: Scott Hill, Mayor 

Recording Secretary:   Melissa Grace 

Councilors: Present Excused Absence 
Remy Drabkin Adam Garvin  
Alan Ruden Kellie Menke, Council President 
Wendy Stassens Kevin Jeffries 

Also present were City Manager Jeff Towery, City Attorney David Koch, 
Planning Director Heather Richards, and Community Development 
Director Mike Bisset. 

DINNER 

Discussion began at 6:23 p.m. Mayor Hill noted that there would not be a quorum of the Council 
until 7:30 p.m.    

DISCUSSION: 

Mayor Hill asked for a volunteer to lead the Pledge of Allegiance and Councilor Ruden 
volunteered. 

The agenda for the regular meeting was reviewed. 

Discussion ensued regarding the McMinnville Downtown Association and the goal of no 
vacancies downtown and economic development.   

Community Development Director Bisset discussed the acquisition of property for the NW Hill 
Road transportation bond project.  Councilor Ruden stated that he will be recusing himself from 
the discussion.   
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Community Development Director Bisset discussed an easement request by Jackson Family 
Wines.  He noted that a discrepancy was found between map and deed from 1987 and that a 
property line adjustment is required.  
 
Councilor Drabkin stated that a couple farmers have approached her about the land at the airport 
that is being leased being far below the value.  Community Development Director Bisset noted 
that the City is currently leased seeking proposals for the lease parcels at airport and that 
maintenance services will be included to meet airport standards.   
 
Discussion ensued regarding community contributions.  It was noted that the Mayor has reached 
out to those who have participated in years prior and that there were no concerns with the 
proposed Community Contributions Program.  The language in the new policy was broad enough 
for some flexibility and the requests would need to tie into Council goals.  There will be an 
established dollar amount in the budget to work with.  The policy and application for the 
Community Contributions Program will be posted on the website on April 14th.  A committee 
will review the applications and bring recommendations to the City Council.   
 
ADJOURNMENT:  The Dinner Meeting adjourned at 7:01 p.m. 
 
 
     _______________________________________ 
     Melissa Grace, City Recorder 
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CITY OF McMINNVILLE 
MINUTES OF REGULAR MEETING  

of the McMinnville City Council 
Held at the Kent L. Taylor Civic Hall on Gormley Plaza 

McMinnville, Oregon  

Tuesday, March 28, 2017, at 7:00 p.m. 

Presiding: Scott Hill, Mayor 

Recording Secretary:   Melissa Grace 

Councilors: Present Excused Absence 
Remy Drabkin Adam Garvin  
Kevin Jeffries Kellie Menke, Council President 
Alan Ruden 
Wendy Stassens 

Also present were City Manager Jeff Towery, City Attorney David Koch, 
Captain Tim Symons, and Community Development Director Mike Bisset. 

AGENDA ITEM 

1. CALL TO ORDER:  Mayor Hill called the meeting to order at 7:03 p.m. 
and welcomed all in attendance.   

2. PLEDGE OF ALLEGIANCE:  Councilor Ruden led the Pledge of 
Allegiance. 

Mayor Hill noted that there were two excused absences and that Councilor 
Jeffries was on his way to the meeting but would arrive prior to any action 
being taken.   

3. INVITATION TO CITIZENS FOR PUBLIC COMMENT:  Mayor Hill 
invited the public to comment.    

Dan Hilbert, 875 NE 19th Street, asked City Attorney Koch if he has 
addressed letter to the Senior Center.  He stated that the letter addresses a 
violation between the State and Church.  Mr. Hilbert warned that this 
could be very expensive if a federal court challenge was initiated.  He 
stated that the Freedom from Religion Foundation usually tries to resolve 
disputes before taking any action.  He suggested that the Senior Center 
drop The Grotto event.  He discussed the Foundation has constitutional 
lawyers who win 85 percent of their cases.  Mr. Hilbert reviewed the 
amount of money spent by organizations in litigation with the Freedom 
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from Religion Foundation.  He stated that the Senior Center should not be 
promoting or organizing a religious event and that they charged an 
unreasonable amount.  He expressed his concerns with the amount of 
money charged to the elderly.     
 
Janet Sasaki, 675 NE Davis Street, stated she lives adjacent to the parking 
garage and that it is very dirty.  She stated that is pretty unsightly.  Ms. 
Sasaki thanked the City Manager, City Attorney and Police Chief for 
taking the time to meet with her to hear concerns and share actions being 
taken.  She asked that it would be nice if the parking structure could be 
spruced up. 
 
Denise Murphy, 841 SW Goucher Street, also thanked the City Manager, 
City Attorney and Police Chief for meeting with her.  She stated that their 
ideas were forward thinking and innovative.  Ms. Murphy provided 
pictures of trash in the parking garage.  She mentioned that this is the 
designated parking area for County staff, jurors and some local businesses.  
She noted that this is the first thing some visitors see when they come to 
McMinnville.  She stated that there are transients camping in the garage 
and that she has called the police department multiple times and received 
the response that there is nothing they can do.  She asked Council establish 
permits in order to use the garage for more than two hours.  
Mayor Hill stated that Ms. Murphy sent a letter for Councilors with 
comments and pictures. 

 
4.   PRESENTATION 
 

Jerry Eichten, Executive Director of McMinnville Community Media 
(MCM) shared that: 

• MCM is a 501 C3 non-profit formed in 2000. 
• A second 10-year contract with the City was signed in 2013. 
• MCM provides quarterly reports and an annual audit or review to 

the City. 
 

Mr. Eichten shared that MCM is a connecting organization that links local 
groups, individuals, and organizations.  MCM helps create community 
through media and many local organizations use MCM to publicize 
events.    

 
 

Mr. Eichten reviewed the variety of services that they offer.  He noted that 
their focus is local programming and that MCM schedules and telecast 
programs free of charge.  75 percent of programs come from local 
providers, 15 percent is staff production, and 10 percent is imported.  Mr. 
Eichten reviewed the number of equipment check-outs, editing 
reservations and editing hours for 2016.  He shared improvements such as  
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expanded green screen and virtual set, improved lighting, digital back-up 
and timing system.  The production truck also received an upgrade.  

 
Councilor Jeffries arrived at 7:26 p.m. 
 
Mr. Eichten reviewed the various content from the year and played a video 
titled “Year in Review”.     
 
Discussion ensued regarding funding sources.    
 
Mayor Hill commented on the service that MCM provides to the public 
and noted it is a community resource.  Mayor Hill thanked Mr. Eichten for 
the update.   

 
5.   CONSENT AGENDA 
 
5.a. Consider the Minutes of the February 4th, 2017 Goal-Setting meeting and 

February 14th, 2017 Dinner and Regular Meeting.   
 
5.b. Request from Midtown Tobacco Inc. for a liquor license at 1220 N Adams 

Street. 
 

Councilor Ruden MOVED to adopt the consent agenda; SECONDED by 
Councilor Jeffries.  Motion PASSED unanimously. 
 

6.   RESOLUTIONS 
 
6.a. Resolution No. 2017-24:  A Resolution amending Resolution 2016-88, 

authorizing the acquisition of property for the NW Hill Road 
transportation bond project, Project 2015-16, and exercising the power of 
imminent domain. 

 
Community Development Director Bisset presented.  He reminded 
Council that they approved Resolution 2016-88 at the December 12, 2016 
City Council Meeting.  He noted that subsequent to the adoption of 
Resolution No. 2016-88, they City’s agents determined that the approved 
acquisitions files did not accurately represent the ownership of two parcels 
along the corridor.  As a result the approved acquisition files need to be 
amended to reflect a reduction in the amount of property needed from the 
McMinnville School District parcel and the addition of a file to acquire 
property from Fox Ridge Developers.  Mr. Bisset noted that it is the same 
total amount of square footage.   
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Councilor Stassens MOVED to adopt Resolution No. 2017-24 authorizing 
the acquisition of property for the NW Hill Road transportation bond 
project, Project 2015-16, and exercising the power of imminent domain; 
SECONDED by Councilor Drabkin.  Motion PASSED 3-0 with Councilor 
Ruden abstaining from the vote.     
 

6.b. Resolution No. 2017-25:  A Resolution approving the initiation of a 
Property Line Adjustment between the City and Jackson Family Wines, 
and granting an Access and Utility Easement on City owned property to 
Jackson Family Wines. 

 
Community Development Director Bisset stated that Jackson Family 
Wines has purchased the property next to the airport.  He displayed a map 
showing a proposed easement on airport property.  The proposed easement 
grants them an access and utility easement to construct a circulation 
roadway and associated drainage facilities on City property.  Jackson 
Family Wines will compensate the City $3,2000 for granting the 
easement.  This will allow for the best use of the property. Mr. Bisset 
noted that the easement area requested will eventually be public right-of-
way, and the access roadway to be constructed by Jackson Family Wines 
will eventually be replaced by a future public street. 
 
Discussion ensued regarding a temporary paved access road.   
 
Councilor Ruden MOVED to adopt Resolution No. 2017-25 approving the 
initiation of a Property Line Adjustment between the City and Jackson 
Family Wines, and granting an Access and Utility Easement on City 
owned property to Jackson Family Wines; SECONDED by Councilor 
Stassens.  Motion PASSED unanimously. 

 
7. ADVICE/ INFORMATION ITEMS 
 

 7. a. Reports from Councilors on Committee and Board Assignments  
  

Councilor Stassens reviewed the recent activities of the Urban Renewal 
Advisory Committee meeting.  She noted that the groundbreaking of 
Alpine Avenue breaking was on the 20th and that the Planning 
Commission recently had a full day of informative training.  She shared 
that she offered to be liaison for the Planning Commission.   

 
Councilor Drabkin stated that the Affordable Housing Task Force is 
attempting to meet monthly and that there is still one position they are 
looking to fill on the Homeless subcommittee.  She also noted that they 
are looking for a high school student to serve on the committee.     
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Councilor Ruden recently attended the Historic Landmarks Committee 
meeting and shared that they are an energized committee. 

7.b. Department Head Reports 

Captain Symons provided a staffing update. 

8. EXECUTIVE SESSION UNDER ORS 192.660(2)(d) TO CONDUCT 
DELIBERATIONS WITH PERSONS DESIGNATED TO CARRY OUT LABOR 
NEGOTIATIONS.   

Mayor Hill stated that the Council and those directed would be going into 
Executive Session and that they would be returning to regular session to 
take action on Resolution No. 2017-26.   

The Executive Session began at 8:03 p.m. and closed at 8:55 p.m.  Council 
returned to the regular meeting at 9:00 p.m. 

9. Resolution No. 2017-26:   A Resolution ratifying a collective bargaining 
agreement between the City of McMinnville and the McMinnville Police 
Association (MPA) for wages only for the period starting July 1, 2017.  

Councilor Stassens stated that she values the work of the police officers 
and knows that this is a compromise.  She noted the City’s commitment to 
strategic planning and public safety needs. 

Councilor Ruden expressed his support of increasing livability in 
McMinnville and working towards addressing the issues of morale, 
workloads and personnel.     

Councilor Drabkin MOVED to adopt Resolution No. 2017-26 ratifying a 
collective bargaining agreement between the City of McMinnville and the 
McMinnville Police Association (MPA) for wages only for the period 
starting July 1, 2017; SECONDED by Councilor Ruden.  Motion 
UNANIMOUSLY.       

Steve Maccartney, McMinnville Police Assocation President stated that 
the Police Officers look forward to working with the City on finding 
solutions.    

10.  ADJOURNMENT:  Mayor Hill adjourned the Regular City Council   
Meeting at 9:05 p.m. 

___________________________________ 
Melissa Grace, City Recorder 
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CITY OF McMINNVILLE 

MINUTES OF DINNER MEETING  
of the McMinnville City Council 

Held at the Kent L. Taylor Civic Hall on Gormley Plaza 
McMinnville, Oregon  

 
Tuesday, October 10, 2017 at 6:00 p.m.  

 
Presiding:  Scott Hill, Mayor 
 
Recording Secretary:   Melissa Grace 
  
Councilors:  Present   Excused Absence 

Adam Garvin   Remy Drabkin 
Kellie Menke, Council President  
Kevin Jeffries 
Alan Ruden    
Wendy Stassens     

    
Also present were City Manager Jeff Towery, City Attorney David Koch, 
Community Development Director Mike Bisset, Planning Director 
Heather Richards, and Finance Director Marcia Baragary.   

  
DINNER 
 
CALL TO ORDER:  Mayor Hill called the Dinner Meeting to order at 6:25 p.m. and welcomed 
all in attendance. 
 
DISCUSSION: 
 
Mayor Hill asked for a volunteer to lead the Pledge of Allegiance and Councilor Garvin 
volunteered. 
 
Planning Director Richards stated that the Affordable Housing Task Force recently reviewed the 
request from the County for the System Development Charge (SDC) exemptions related to 
Affordable Housing.  Habitat for Humanity and Community Homebuilders were present at the 
meeting and they expressed concerns with all of the monies being used by one entity.  County 
Commissioners voted to reduce their request to $50,000.  The program will be reviewed and 
brought back for revisions.     
 
The agenda for the regular meeting was reviewed.   
 
Finance Director Baragary noted that in 2014 voters approved $24 million of general obligation 
debt with proceeds to be used for transportation projects.  She explained that the City has issued 

11



2 
 

approximately $16 million in general obligation bonds in April 2015, and that the City is at a 
point where it is appropriate to issue the remaining bonds.   
 
Community Development Director Bisset discussed the vacation process.  He noted that abutting 
property owners have not agreed to the Edmunston Street vacation.  Community Development 
Director Bisset noted that there were eight responses received in opposition of the vacation.  
Councilor Jeffries shared that he will be recusing himself from the Edmunston Street vacation 
agenda item since the applicant is his Uncle.     
   
Discussion ensued regarding Marijuana Tax Collection revenues.   
 
ADJOURNMENT:  The Dinner Meeting adjourned at 6:46 p.m. 
 
 
     _______________________________________ 
     Melissa Grace, Recording Secretary 
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CITY OF McMINNVILLE 
MINUTES OF REGULAR MEETING  

of the McMinnville City Council 
Held at the Kent L. Taylor Civic Hall on Gormley Plaza 

McMinnville, Oregon  
 

Tuesday, October 10, 2017, at 7:00 p.m.  
 

Presiding:  Scott Hill, Mayor 
 
Recording Secretary:   Melissa Grace 
  
Councilors:  Present   Excused Absence 

Remy Drabkin 
Adam Garvin    
Kellie Menke, Council President  
Kevin Jeffries 
Alan Ruden    

 Wendy Stassens  
      

Also present were City Manager Jeff Towery, City Attorney David Koch, 
Planning Director Heather Richards, Community Development Director 
Mike Bisset, Finance Director Marcia Baragary, Parks and Recreation 
Director Susan Muir, Information Systems Director Scott Burke, and 
Police Chief Matt Scales. 

 
AGENDA ITEM 
 
1. CALL TO ORDER:  Mayor Hill called the meeting to order at 7:00 p.m. 

and welcomed all in attendance.   
 

2. PLEDGE OF ALLEGIANCE:  Councilor Garvin led the Pledge of 
Allegiance. 

 
3.   INVITATION TO CITIZENS FOR PUBLIC COMMENT:  Mayor Hill 

invited the public to comment.    
d 
 Tim Cross, 1102 SW Russ Lane, displayed a map of the residences 

surrounding Edmunston.  He noted a line of trees that divides the two 
properties and stated that he has been maintaining the trees surrounding 
his property as it provides a vegetative wall.  He displayed a map of the 
topography.  He shared that trees overhang his property and that they have 
been trimming the limbs.  He noted that if the property was vacated they 
would have to walk additional 1/3 of a mile to get into town or the library.  
He felt Mr. Anderson has not shown any injury that needs to be remedied.  
Mr. Cross also stated that he would incur considerable, immediate and 
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significant damage immediately as a result of the loss of the ability to 
maintain the forested natural area.    

 
 Mary Cross, 1102 SW Russ Lane, she stated that her house was designed 

so that it would have a natural screen.  She stated the screen of trees are 
integral to her home and that the value of her home would be significantly 
diminished if the trees were replaced with a wall. Ms. Cross stated that she 
has been reassured before they bought and since that time that a vacation 
could not take place without 2/3 of the adjacent property owners agreeing 
to a vacation of the right of way.  She added that they relied on that 
information as they have invested a lot of money into their home and 
property.  Ms. Cross felt that if Planning and Zoning knew that there was 
something special about the property, they had an obligation to tell them.  
She stated that the right of way serves a definite public good; it gives the 
neighbors a shortened walk where they do not have to go on a busy street 
and that it provides a wildlife habitat.  Ms. Cross added that she thought 
the process felt extremely intimidating.  She shared that Mr. Anderson 
came to her home with Councilor Jeffries and that they were unaware that 
he was coming.  She stated that Councilor Jeffries disclosed that he was 
related to Mr. Anderson by marriage and that she was then told that they 
should sign papers.  She then shared that a mediation took place and she 
was very uncomfortable when City Attorney Koch and Community 
Development Director Bisset were present at the mediation.  She 
expressed concern that the process did not feel good and that they were 
very intimidated and that they felt it was a done deal.  She added that it 
maybe a perception on their part that’s unfair but that’s what it felt like.  
She noted that she does respect the City government and employees but 
wanted to let Council know that the process did not feel good.  
 
Jose Rodriquez, 1116 SW Russ Lane, stated that he and his wife moved to 
McMinnville four years ago.  They found their property which was 
beautiful and perfect and he stated that it was disclosed to them at that 
time that the house had been through a vacation process before and that 
the Council decided against vacation.  He said that information was 
instrumental in their decision to buy the property.  He shared that they 
have invested money into upgrading their home and that he feels that their 
home will be devalued if a vacation were to take place.  He stated that he 
does not know what Mr. Anderson’s intentions are because it has not been 
disclosed to him.  He felt that he has committed himself to the City of 
McMinnville and that he serves on non-profits and volunteers in the 
community.  He stated that the vacation process has been distasteful and 
that the City Council has gone through a process before and that the prior 
decision should be upheld.  Mr. Rodriquez stated that he will be impacted 
if the property is vacated.     
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Mary Ann Rodriquez, 1116 SW Russ Lane, expressed her opposition to 
Resolution 2017-66.  She stated that she and her husband are adjacent 
property owners and that they will have substantial loss to their property if 
the City vacates the property.  She described the landscape and natural 
beauty setting.  She expressed her concerns for not knowing what the use 
would be for the property and she stated that her property would possibly 
be devalued. She told that Council that as of 2015 it became the City’s 
responsibility to have damages assessed.  She said she was guaranteed by 
the Planning Department and Realtors that the property in question would 
not be vacated without a 2/3 vote of the adjacent property owners in favor 
of the vacation.  She said that it is a top down approach rather than having 
the neighbors work together to find a solution.  She felt that it is a different 
kind of feel to the government than she has experienced in McMinnville.  
She asked the Councilors to consider how it will impact the community 
which they serve. 
 
Jan Iverson, 1033 SW Courtney Laine Drive, noted that she lives in a 
gated community.  She stated that Russ Lane is very intimate to Forest 
Glenn.  She stated that they like the agreements that both neighborhoods 
have worked out.  She stated that it is a gentle and inclusive area.  She 
shared that Edmunston Street provides a nice walk that eliminates having 
to walk on busy streets. 
 
Richard Anderson, 960 SW Edmunston Street, shared that he is the person 
requesting the street vacation.  He provided the history of the property.  
He stated that there is no possibility that the City will use it as a City 
Street.  He stated that he’s asking the City to recognize that and that there 
is a sequence of rules spelled out in law that would be followed.  He stated 
that he would be removing weeds and blackberries which he has already 
been doing.  He noted that there would be a maintained public path and 
more native plants.  He stated that there would be no vehicles.  He felt that 
the worries of his neighbors are unfounded.  Discussion ensued regarding 
a possible retaining wall.    
 
Jose Rodriquez, 1116 SW Russ Lane, noted that Councilor Jeffries has a 
personal relationship with Mr. Anderson.   

 
4.   PRESENTATION 
 
4.a.   Mid-Willamette Valley Council of Local Governments (MWVCOG) 
 

Councilor Jeffries, MWVCOG member introduced the representatives 
present from the MWVCOG. 

 
Mr. O’Day, Executive Director of the MWVCOG shared a history of his 
experience and explained the work of the MWVCOG.  He explained that 
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the MWVCOG is a public entity formed in 1957 and is governed by an 
Intergovernmental Agreement.  He shared that the primary services are 
community development, transportation/ GIS, Business Lending and 
Member Services.  Mr. O’Day reviewed the membership, revenues by 
source, and how revenues are spent.   
 
Renata Wakeley, Community Development Director, discussed the 
Economic Development District and the Mid-Willamette Valley Regional 
Comprehensive Economic Development Strategy (CEDS).  She shared 
that they provide land use planning assistance, assistance with grant 
applications and administration, housing rehabilitation, Urban Renewal 
Area/ Plan Development, ADA Assessments, economic development staff 
meetings and Planning Commissioner trainings.       

  
 Karen Odenthal, Senior Planner at MWVCOG reviewed the transportation 

planning services and their roles with the Metropolitan Planning 
Organization (SKATS) and the Mid-Willamette Area Commission on 
Transportation (MWACT).  

 
 Kim Sapunar, Transportation Planner and GIS Specialist, reviewed the 

various services provided and the projects that MWVOG have worked on 
related to Yamhill County.  She noted that MWVOG has done the 
redistricting for the City of McMinnville.    

 
 Mr. O’Day reviewed the small business loan program.  He noted that they 

have access to all major government loan programs.  They also help cities 
administer local revolving loan programs.  He shared that they have a very 
active loan program.   

 
 Mr. O’Day continued discussing the member services:  executive level 

recruitments and background check services, evaluations for positions that 
report to the City Council such as the City Manager and City Attorney,  
goal setting/ facilitation for Councils, Charter review and update 
assistance, customized training, new Councilor Orientation, Technical 
Assistance, CEO evaluation Coordination, and other services as requested.  
He shared future services that may be expanded based on a listening tour 
Mr. O’Day recently conducted including human resource services, 
enhanced training, legal services, enhanced grant services and regional 
advocacy.  He stated that he will be taking feedback back to the 
MWVCOG Board.     

 
 Discussion ensued regarding the MWVCOG lending program, outreach to 

members, and a strategic planning coordinator shared position which will 
be housed at the COG and will be shared and paid for by specific 
jurisdictions.         
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 Mayor Hill noted that the flowers at the dais were provided by Hands and 
Words are not for hurting.   

 
5.   RESOLUTIONS 
 
5.a.  Resolution No. 2017-65:  A Resolution of the City of McMinnville, 

Yamhill County, Oregon authorizing the issuance, sale and delivery of 
general obligation bonds; designating an authorized representative; 
authorizing execution of the bonds and related matters. 

 Finance Director Baragary stated that in November 2014, the McMinnville 
voters approved $24 million of general obligation debt with proceeds to be 
used for street improvement projects.  She stated that the City issued 
$16,085,000 in general obligation bonds in April 2015.  The Bond 
proceeds are being spent on design and construction of a number of 
projects, including 1st and 2nd Street pedestrian improvements, street 
resurfacing, and 2nd Street, 5th Street, and Alpine Avenue improvements. 

 Kieu-Oanh Nguyen, Municipal Advisor at pfm stated that there are 
$7,915,000 remaining in general obligation debt to be issued.  Ms. Nguyen 
shared that rates are still favorable.  She explained the two options of 
public sale versus bank placement.  She stated that the two methods were 
comparable and noted that if the City were to do a public sale an offering 
statement would need to be conducted, more staff time would required and 
these funds are being received very well right now.  She explained that she 
estimates that the premium would be $647,000.    

  
 Discussion ensued regarding staff time that it would take to prepare the 

official statements.  Finance Director Baragary stated that there would be 
time required for gathering information for the official statement but with 
the help of staff and advisors this work could be done.  Community 
Development Director Bisset shared that they will get the projects 
completed within their budgets and constraints and if there are additional 
resources available there are other projects that may come in higher than 
anticipated that they could use the funds on. 

 
 Discussion ensued regarding ratings.  Ms. Nguyen stated the City was well 

positioned for good financing. 
 
 Councilor Garvin MOVED to adopt Resolution No. 2017-65 authorizing 

the issuance, sale and delivery of general obligation bonds; designating an 
authorized representative; authorizing execution of the bonds and related 
matters; SECONDED by Councilor Ruden.  Motion PASSED 
unanimously. 

17



8 
 

5.b. Resolution No. 2017-66: A Resolution initiating the proceedings and 
setting a date and time for a public hearing to vacate a portion of SW 
Edmunston Street (RV 2-17). 

 
 Councilor Jeffries recused himself from the discussion stating a conflict of 

interest.  He stepped away from the dais.   
 

Community Development Director Bisset explained the processes for 
vacation of public right of way.  He stated that Richard Anderson has 
requested that the City Council initiate the vacation of a portion of the SW 
Edmunston Street right of way west Cozine Creek, and a portion of an 
unnamed right of way south of SW Edmunston Street.   
 
Mr. Bisset stated that public notice went to the area residents.  He noted 
that there were 22 pages of testimony from neighbors in opposition of the 
vacation.      
 
Council Garvin asked about the best public interest.    
 
Mr. Bisset explained that the best public interest requirement is only under 
the citizen initiated process.  He reviewed the City-initiated process. 
 
Discussion ensued regarding the vacation process for returning property as 
outlined in statute.  He explained how Mr. Anderson could do a boundary 
line adjustment. 

 
City Attorney Koch explained that the Council would determine if it is in 
the public interest to vacant.  Mr. Bisset added that the Council may also 
consider future interest.   
 
Councilor Drabkin noted that Mr. Anderson brought this before the City 
approximately two years ago.  She stated she was taken off-guard by the 
amount of comments by surrounding property owners.  She expressed her 
concerns.  She felt that it is a neighborhood disagreement that the City 
does not need to interject itself in at this time.  She stated that she does not 
see the greater good.       
  

 Discussion ensued regarding possible erosion Mr. Anderson is 
experiencing and the topography of the property. 

 Councilor Ruden MOVED to adopt Resolution No. 2017-66 initiating the 
proceedings and setting a date and time for a public hearing to vacate a 
portion of SW Edmunston Street (RV 2-17); SECONDED by Council 
President Menke.    AYES: Council President Menke and Councilor 
Ruden.   NAYS:  Councilor Drabkin, Councilor Garvin and Councilor 
Stassens.  The motion FAILED by a vote of 3-2.  
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6.   CONSENT AGENDA 
 

a. Consider the Minutes of the September 12, 2017 - Dinner and Regular 
City Council Meeting, September 18, 2017 -Special Called City Council 
Meeting and September 26, 2017 - Dinner and Regular City Council 
Meeting.   

b. Consider OLCC Liquor License application for winery “second location” 
for Oregon Synergy Partners, LLC (Retour Wine Company) located at 336 
NE Davis Street.  

c. Consider OLCC Liquor License application for limited on-premises sales 
for The Blue Quail located at 701 NE 3rd Street.  

d. Consider OLCC Liquor License application for winery “no consumption” 
for Gusty Farm Estate Vineyard and Winery, LLC located at 2803 NE 
Orchard Ave.    

 
Councilor Jeffries MOVED to adopt the consent agenda; SECONDED by 
Councilor Garvin.  Motion PASSED unanimously. 

 
7.  REPORT ON STRATEGIC PLANNING 
  
 City Manager Towery provided a rough timeline of the Strategic Planning 

process and noted that the economic development strategy scope of work 
Request for Proposals (RFP) went out yesterday and that the RFP would 
go out for the Strategic Planning portion would go out soon.  He felt that it 
is reasonable to assume that Consultants would be hired by the end of the 
year.  Mr. Towery discussed the stakeholder feedback process.  He 
encouraged Council to be thinking about who they would like to be on the 
Project Advisory Committee and what their involvement would look like.  

 
 Mayor Hill shared that stakeholder involvement is a good place to begin 

and expressed his confidence in the outlined process.       
 

8. ADVICE/ INFORMATION ITEMS 
 

 8. a. Reports from Councilors on Committee and Board Assignments  
 

 Councilor Drabkin stated that the Housing for Homeless subcommittee of 
the Affordable Housing Task Force met yesterday.  They are advancing a 
couple of plans and also received an update from a group that is working 
on relieving homeless Veterans.  The Affordable Housing Task Force met 
two weeks ago and that progress is being made with Cottage codes, 
Accessory Dwelling Units, and Emergency Shelter programs. 
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 Council President Menke noted that there is a possibility that a Teen 

Center may be opened.   
 
 Councilor Ruden stated that there is a possibility of eliminating the 

individual utility services for Accessory Dwelling Units.  He stated that 
the Historic Landmarks Committee is a vibrant committee.   

 
 Councilor Stassens shared that the McMinnville Urban Renewal Advisory 

Committee (MURAC) recently met and reviewed the loan agreement with 
Atticus Hotel, they received an update on Alpine Avenue and cost 
effective solutions that may address parking discoveries. She discussed the 
streetscape plan for the Alpine area.   

 
 Councilor Garvin noted that the Yamhill Communications Agency 

(YCOM) has not met in a few months but will be meeting next week.  The 
CAD upgrade project is moving forward and is the largest agency project 
since 2008.  He shared that it is expected to go live October 2018.  He 
shared that YCOM is still working on text capabilities for 911 services.  
He stated that there will be text capabilities once the upgrade is complete.  
Councilor Garvin also noted the Downtown Safety Task Force that was 
recently formed will be meeting soon.  

 
 Council President Menke shared that Visit McMinnville received a 

$20,000 Travel Oregon grant for website updates.  She shared the other 
grants received and noted that Visit McMinnville received a lot more 
money than they expected from Transient Lodging Taxes.  

 
 Mayor Hill provided an update on the Parkway Committee and shared that 

they are working on the funding gap for the next phase of the bypass.  He 
shared that the Landscape Review Committee is a long-standing 
committee with a lot of expertise.  The Yamhill Community Emergency  
Management group meets soon and an expert will be coming in to 
discusses preparedness related to weather events.  McMinnville Water and 
Light is in the process of hiring a General Manager.  McMinnville Water 
and Light is also in negotiations with the City of Lafayette for water 
services.   

 
    8.b.  Department Head Reports 
 

 Police Chief Scales noted that Rhonda Sandoval was promoted to Captain.  
Two officers graduated from the Police Academy last Friday.  A 
conditional offer has been extended to a Park Ranger for a full time 
position.  He shared that the US Secretary of Education will be in town 
tomorrow and the Police Department and the Police Department has been 
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preparing the last couple of days.  The Downtown Safety Task Force will 
be meeting soon.   

  
Parks and Recreation Director Muir shared data related to the Shower 
Voucher Program at the Community Center:  1,600 showers took place 
from January to August.  She noted that the Community Center provides a 
clean and safe shower in the community.    

         
Information Systems Director Burke described a security project that his 
department is working on with the Police Department.  
 
Planning Director Richards shared that an RFP was sent out for historic 
preservation work based on a grant that was received.  She noted that they 
selected a well-known consultant and a historic preservation plan will be 
created.  She shared that it will be a community-wide effort.  She also 
shared that the Planning Department is also applying for a grant with the 
Department of Land Conservation and Development to get funds to 
conduct a housing needs analysis and buildable land inventory.  She noted 
that this should be updated every five years and are the foundation of 
long-term planning and is also one of the actions in the Affordable Task 
Force action plan.  
 
City Manager Towery shared that he will be out of town October 19th – 
25th for the annual International City Managers Assocation (ICMA) 
conference.  It will be his last meeting as an ICMA Executive Board 
Member.   

 
9.  ADJOURNMENT:  Mayor Hill adjourned the Regular City Council    

                                   Meeting at 9:12 p.m.  
 
 
 

   ___________________________________ 
      Melissa Grace, City Recorder 
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Fund Exchange Agreement #32411  P a g e  | 1 

City of McMinnville 
Community Development Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7312 
 

www.mcminnvilleoregon.gov 
 

STAFF REPORT 
 
DATE: October 11, 2017 
TO: Jeff Towery, City Manager 
FROM: Mike Bisset, Community Development Director 
SUBJECT: ODOT Fund Exchange Agreement No. 32411 
 
 
Council Goal:   
Plan and Construct Capital Projects 
 
Report in Brief:   
This action is the consideration of a resolution authorizing the approval of a cooperative fund exchange 
agreement between the City of McMinnville and Oregon Department of Transportation (ODOT) known 
as 2017 Fund Exchange Agreement, No. 32411 
 
Background:   
In 2013, the City entered into a Oregon Transportation Infrastructure Bank (OTIB) loan agreement 
(attached) with the State of Oregon to cover the City's $3,209,600.00 portion of the Newberg-Dundee 
Bypass project.  Section 2.10 of the loan agreement allows of the use of the City's federal 
transportation fund allotment to cover the loan principal and interest payments.  
 
Discussion:  
The attached 2017 Fund Exchange Agreement No. 32411 provides for the exchange of $201,248 of the 
City’s federal allocation to cover the City’s 2018 OTIB loan principal and interest payment, which will be 
due in January 2018.  Per the agreement, the City will receive $100 in state funds for every $100 of 
federal funds exchanged. 
 
Attachments: 

1. Proposed Resolution 
2. ODOT Fund Exchange Agreement No. 32411 
3. Oregon Transportation Infrastructure Bank (OTIB) loan agreement 

 
Recommendation: 
Staff recommends that the City Council adopt the attached resolution authorizing the City Manager to 
execute 2017 Fund Exchange Agreement No. 32411. 
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RESOLUTION NO. 2017 - 

A Resolut ion authorizing the approval of a cooperative fund exchange 
agreement betw een the City of McMinnville and Oregon Department of 
Transportat ion (ODOT) know n as 2017 Fund Exchange Agreement, No. 32411. 

RECITALS: 

The Oregon Department of Transportat ion allow s the City to exchange its 
allocation of Federal Transportat ion Funds for State revenues.  It  is to the City’s 
benefit to exchange the funds because the requirements attached to Federal 
projects do not apply to State revenues.   

The agreement w ill provide for the exchange of $201,248 of the City’s 
federal allocation to cover the City’s 2018 Oregon Transportat ion Infrastructure 
Bank loan principal and interest payment (Newberg-Dundee Bypass project).  Per the 
agreement, the City w ill receive $100 in state funds for every $100 of federal funds 
exchanged.   

NOW, THEREFORE, BE IT RESOLVED BY THE COMMON COUNCIL OF THE 
CITY OF McMINNVILLE, OREGON, as follow s: 

1. That entry into an agreement w ith the State of Oregon, Department of
Transportat ion, for the exchange of the City’s $201,248 allocation of
Federal Highw ay Funds for $201,248 of State funds is approved.

2. The City Manager is hereby authorized and directed to execute the
agreement betw een the State of Oregon, act ing by and through its
Department of Transportat ion, and the City of McMinnville.

3. That this resolut ion shall take effect immediately upon passage and shall
continue in full force and effect unt il modif ied, revoked, or replaced.

Adopted by the Common Council of the City of McMinnville at a meeting 
held the 24th day of October 2017 by the follow ing votes: 

Ayes: 

Nays: 

Approved this 24th day of October 2017. 

  MAYOR 
Approved as to form: 

  CITY ATTORNEY 
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Misc. Contracts and Agreements 
No. 32411 

2017 FUND EXCHANGE AGREEMENT 
Newberg-Dundee Bypass Project (Phase 1) 

Oregon Transportation Infrastructure Bank (OTIB) Loan #0048 
City of McMinnville 

 
THIS AGREEMENT is made and entered into by and between the STATE OF OREGON, 
acting by and through its Department of Transportation, hereinafter referred to as “State;” 
and CITY OF McMINNVILLE, acting by and through its designated officials, hereinafter 
referred to as “Agency,” both herein referred to individually or collectively as “Party” or 
“Parties.” 
 
RECITALS 

1. By the authority granted in Oregon Revised Statutes (ORS) 190.110, 366.572, and 
366.576, State may enter into cooperative agreements with counties, cities and units 
of local governments for the performance of work on certain types of improvement 
projects with the allocation of costs on terms and conditions mutually agreeable to the 
contracting parties. 

 
NOW THEREFORE, the premises being in general as stated in the foregoing Recitals, it 
is agreed by and between the Parties hereto as follows: 
 
TERMS OF AGREEMENT 

1. Agency has submitted a completed and signed Part 1 of the Project Prospectus, or a 
similar document agreed to by State, outlining the schedule and costs associated with 
all phases of the Newberg-Dundee Bypass (Phase 1) OTIB Loan payment project, 
hereinafter referred to as “Project.” 

 
2. State has reviewed Agency’s prospectus and considered Agency’s request for the 

Fund Exchange. State has determined that Agency’s Project is eligible for the 
exchange of funds. 

 
3. To assist in funding the Project, Agency has requested State to exchange 2017 

federal funds, which have been allocated to Agency, for state funds based on the 
following ratio: 

$100 state for $100 federal 
 

4. Based on this ratio, Agency wishes to trade $201,248 federal funds for $201,248 state 
funds. 

 
5. The term of this Agreement will begin upon execution and will terminate two (2) 

calendar years later, unless extended by an executed amendment. 
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Page 2 of 6 
 

6. The Parties agree that the exchange is subject to the following conditions: 
 

a. The federal funds transferred to State may be used by State at its discretion. 
 
b. State funds transferred to Agency must be used for the Project. This Fund 

Exchange will provide funding for specific roadway projects and may also be used 
for the following maintenance purposes: 
 
i. Purchase or Production of Aggregate. Agency shall ensure the purchase or 

production of aggregate will be highway related and used exclusively for 
highway work. 

 
ii. Purchase of Equipment. Agency shall clearly describe how it plans to use said 

equipment on highways. Agency shall demonstrate that the equipment will only 
be used for highway purposes. 

 
c. State funds may be used for all phases of the Project, including preliminary 

engineering, right of way, utility relocations and construction. Said use shall be 
consistent with the Oregon Constitution and statutes (Section 3a of Article IX 
Oregon Constitution). Agency shall be responsible to account for expenditure of 
state funds. 

 
d. This Fund Exchange shall be on a reimbursement basis with state funds limited to 

a maximum amount of $201,248. All costs incurred in excess of the Fund 
Exchange amount will be the sole responsibility of Agency. 
 

e. State certifies, at the time this Agreement is executed, that sufficient funds are 
available and authorized for expenditure to finance costs of this Agreement within 
State’s current appropriation or limitation of the current biennial budget. 
 

f. Agency, and any contractors, shall perform the work as an independent contractor 
and will be exclusively responsible for all costs and expenses related to its 
employment of individuals to perform the work including, but not limited to, 
retirement contributions, workers’ compensation, unemployment taxes, and state 
and federal income tax withholdings.   
 

g. Agency shall comply with all federal, state, and local laws, regulations, executive 
orders and ordinances applicable to the work under this Agreement, including, 
without limitation, the provisions of ORS 279C.505, 279C.515, 279C.520, 
279C.530, and 279B.270 incorporated herein by reference and made a part 
hereof. Without limiting the generality of the foregoing, Agency expressly agrees to 
comply with (i) Title VI of Civil Rights Act of 1964; (ii) Title V and Section 504 of the 
Rehabilitation Act of 1973; (iii) the Americans with Disabilities Act of 1990 and 
ORS 659A.142; (iv) all regulations and administrative rules established pursuant to 
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the foregoing laws; and (v) all other applicable requirements of federal and state 
civil rights and rehabilitation statutes, rules and regulations. 
 

h. Agency, or its consultant, shall conduct the necessary preliminary engineering and 
design work required to produce final plans, specifications and cost estimates; 
purchase all necessary right of way in accordance with current state and federal 
laws and regulations; obtain all required permits; be responsible for all utility 
relocations; advertise for bid proposals; award all contracts; perform all 
construction engineering; and make all contractor payments required to complete 
the Project. 
 

i. Agency shall submit invoices to State on a monthly basis, for actual costs incurred 
by Agency on behalf of the Project directly to State’s Project Manager for review 
and approval. Such invoices will be in a form identifying the Project, the 
Agreement number, the invoice number or account number or both, and will 
itemize all expenses for which reimbursement is claimed. Under no conditions 
shall State’s obligations exceed $201,248, including all expenses. Travel 
expenses will not be reimbursed. 
 

j. Agency shall, at its own expense, maintain and operate the Project upon 
completion at a minimum level that is consistent with normal depreciation and 
service demand. 
 

k. All employers, including Agency, that employ subject workers in the State of 
Oregon shall comply with ORS 656.017 and provide the required Workers’ 
Compensation coverage unless such employers are exempt under ORS 656.126. 
Employers Liability insurance with coverage limits of not less than $500,000 must 
be included. Agency shall ensure that each of its subcontractors complies with 
these requirements. 
 

l. This Agreement may be terminated by either Party upon thirty (30) days’ notice, in 
writing and delivered by certified mail or in person. 
 
i. State may terminate this Agreement effective upon delivery of written notice to 

Agency, or at such later date as may be established by State, under any of the 
following conditions: 

 
A. If Agency fails to provide services called for by this Agreement within the 

time specified herein or any extension thereof. 
 
B. If Agency fails to perform any of the other provisions of this Agreement, or 

so fails to pursue the work as to endanger performance of this Agreement 
in accordance with its terms, and after receipt of written notice from State 
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fails to correct such failures within ten (10) days or such longer period as 
State may authorize. 

 
ii. Either Party may terminate this Agreement effective upon delivery of written 

notice to the other Party, or at such later date as may be established by the 
terminating Party, under any of the following conditions: 

 
A. If either Party fails to receive funding, appropriations, limitations or other 

expenditure authority sufficient to allow either Party, in the exercise of their 
reasonable administrative discretion, to continue to make payments for 
performance of this Agreement. 

 
B. If federal or state laws, regulations or guidelines are modified or interpreted 

in such a way that either the work under this Agreement is prohibited or 
either Party is prohibited from paying for such work from the planned 
funding source. 

 
iii. Any termination of this Agreement shall not prejudice any rights or obligations 

accrued to the Parties prior to termination. 
 

m. State and Agency agree that if any term or provision of this Agreement is declared 
by a court of competent jurisdiction to be invalid, unenforceable, illegal or in 
conflict with any law, the validity of the remaining terms and provisions shall not be 
affected, and the rights and obligations of the Parties shall be construed and 
enforced as if the Agreement did not contain the particular term or provision held 
to be invalid. 

 
7. Agency acknowledges and agrees that State, the Oregon Secretary of State’s Office, 

the federal government, and their duly authorized representatives shall have access 
to the books, documents, papers, and records of Agency which are directly pertinent 
to this Agreement for the purpose of making audit, examination, excerpts, and 
transcripts for a period of six (6) years after final payment. Copies of applicable 
records shall be made available upon request. Payment for costs of copies is 
reimbursable by State. 

 
8. Agency certifies and represents that the individual(s) signing this Agreement has been 

authorized to enter into and execute this Agreement on behalf of Agency, under the 
direction or approval of its governing body, commission, board, officers, members or 
representatives, and to legally bind Agency. 

 
9. This Agreement may be executed in several counterparts (facsimile or otherwise) all 

of which when taken together shall constitute one agreement binding on all Parties, 
notwithstanding that all Parties are not signatories to the same counterpart. Each 
copy of this Agreement so executed shall constitute an original. 
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10. This Agreement and attached exhibits, constitute the entire agreement between the 
Parties on the subject matter hereof. There are no understandings, agreements, or 
representations, oral or written, not specified herein regarding this Agreement. No 
waiver, consent, modification or change of terms of this Agreement shall bind either 
Party unless in writing and signed by both Parties and all necessary approvals have 
been obtained. Such waiver, consent, modification or change, if made, shall be 
effective only in the specific instance and for the specific purpose given. The failure of 
State to enforce any provision of this Agreement shall not constitute a waiver by State 
of that or any other provision. 

 
THE PARTIES, by execution of this Agreement, hereby acknowledge that their signing 
representatives have read this Agreement, understand it, and agree to be bound by its 
terms and conditions. 
 
The funding for this Fund Exchange program was approved by the Oregon 
Transportation Commission on July 20, 2017 as a part of the 2018-2021 Statewide 
Transportation Improvement Program (STIP). 
 
The Program and Funding Services Manager approved the Fund Exchange on June 7, 
2017. 
 
 
 
 
 
 
 

SIGNATURE PAGE FOLLOWS 
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CITY OF McMINNVILLE, by and through 
its designated officials 
 
By _______________________________ 
      City Manager 
 
Date ______________________________ 
 
APPROVED AS TO LEGAL FORM 
 
By _______________________________ 
      City Legal Counsel 
 
Date _____________________________ 
 
 
Agency Contact: 
Mike Bisset, Community Development Director 
City of McMinnville 
231 NE Fifth Street 
McMinnville, OR  97128 
Phone: (503) 434-7312 
Email: bissetm@ci.mcminnville.or.us 

 
 
 
 

STATE OF OREGON, by and through its 
Department of Transportation 
 
By _______________________________ 
      Region 2 Manager 
 
Date ______________________________ 
 
By _______________________________ 
      Region 2 Planning and Development 
        Manager 
 
Date _____________________________ 
 
By _______________________________ 
      Region 2 Special Program Coordinator 
 
Date _____________________________ 
 
APPROVED AS TO LEGAL 
SUFFICIENCY 
 
By _______________________________ 
      Assistant Attorney General 
 
Date _____________________________ 
 
 
Agency Contact: 
Shelly White-Robinson, Acting Special 
  Program Coordinator 
ODOT, Region 2 
455 Airport Road SE, Bldg. B 
Salem, OR  97301 
Phone: (503) 986-6925 
Email: shelly.white-robinson@odot.state.or.us 
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---------------------------------------------------------------------------------------------------------------------------------------------------------------- 
Attachments: 
Ordinance No. 5039 including: 

Exhibit A – ZC 11-17 Decision Document 
Application and Public Testimony Received 
Planning Commission Minutes, 08.17.17 and 09.21.17

City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311

www.mcminnvilleoregon.gov 

STAFF REPORT 
DATE: October 24, 2017 
TO: Mayor and City Councilors 
FROM: Ron Pomeroy, Principal Planner 
SUBJECT: Ordinance No. 5039 - ZC 11-17 (Zone Change) Land Use Resources, LLC 

Council Goal: 

Promote Sustainable Growth and Development 

Report in Brief:  

This action is the consideration of Ordinance No. 5039, an ordinance approving a zone change request 
from AH (Agricultural Holding) to R-4 (Multiple-Family Residential) on approximately 5.2 acres of a 5.3 
acre site.  (The remaining acreage is in the flood plain and as such is zoned FP and will remain zoned 
FP.)      

The subject site is located north of NE Cumulus Avenue and east of NE Fircrest Drive and is more 
specifically described as a portion of Tax Lot 900, Section 23, T. 4 S., R. 4 W., W.M.  Attachment A to 
this staff report contains the Decision, Conditions of Approval, Findings of Fact, Comments, 
Attachments, and Conclusionary Findings.   

This land use request was considered in a public hearing by the McMinnville Planning Commission on 
August 17, 2017.  At that time the Commission heard public testimony, and then elected to close the 
public hearing to additional oral testimony but to keep the record open for an additional seven days, until 
5:00 p.m., August 25, 2017 for receipt of additional written testimony.  Then by an additional seven day 
period for the applicant to provide written rebuttal testimony with that period ending at 5:00 p.m. on 
September 1, 2017.  Review of this application was continued to the evening of September 21, 2107 for 
Commission deliberation following which the Planning Commission voted unanimously to recommend 
that the Council consider and approve the zone change request subject to conditions of approval 
outlined in the Decision Document, Conditions of Approval, Findings of Fact and Conclusionary Findings 
for ZC 11-17. 

Background:  

The site is undeveloped with a large stand of trees, and is located east of and across Fircrest Drive from 
the Fircrest Community development that provides both assisted living and memory care residential 
opportunities as well as retirement living apartments.  Adjacent to and northwest of the site is located the 
Fircrest Village Condominium development.  Further to the west are found the Parkland Village 
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---------------------------------------------------------------------------------------------------------------------------------------------------------------- 
Attachments: 
Ordinance No. 5039 including: 
 Exhibit A – ZC 11-17 Decision Document 
Application and Public Testimony Received 
Planning Commission Minutes, 08.17.17 and 09.21.17

retirement community consisting of single-family attached style residences and the Parkland Village 
Assisted Care facility.  East of the site is land located outside of the McMinnville urban growth boundary 
and currently in agricultural use.    
 
All adjacent land to the west and northwest is zoned R-4 (Multiple-Family Residential) and R-4 PD 
(Multiple-Family Residential Planned Development), respectively while adjacent land to the south is 
zoned AH.  The site’s southeastern edge is bounded to Oregon Department of Transportation (ODOT) 
right-of-way providing no access rights to the site.   
 
The southern portion of the site is relatively flat and generally covered in native grasses that are 
periodically mowed.  The northern portion of the site is characterized by a downward slope of 
approximately 15 feet in elevation forming a drainage ravine the flows northwesterly eventually emptying 
into the South Yamhill River beyond the boundary of this site.  This northern portion of the property is 
also covered in a fairly thick stand of, mostly, evergreen trees.   
 
The site is identified as residential zoning on the McMinnville Comprehensive Plan map. 
 
A graphic identifying the subject parcel has been provided below.  While the full parcel is outlined in 
yellow for identification purposes, approximately 1/10th of an acre located in the northwest corner of the 
parcel is proposed to retain its current F-P (Flood Plain) zone and is not part of this zone change 
request. 
 

 
 

In addition, the two graphics below provide a depiction of current zoning designations on the subject site 
and surrounding properties in addition to identifying how the zoning map would appear should these 
zone change requests be approved. 
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This request, if approved, would allow the applicant to amend the residential zoning designation from AH 
(Agricultural Holding) to R-4 (Multiple-Family Residential) on approximately 5.2 acres of a 5.3 acre site 
to afford the ability to pursue a future multiple-family development project on this site as noted in the 
submitted application, findings, and Traffic Impact Analysis (TIA).  Please note that submittal of a 
conceptual development plan is not a required element of a zone change request and the applicant has 
not included such as part of this submittal.  Additionally, the provision of other site graphics by the 
applicant are for general illustrative purposes only.    
 
Evaluation of Review Criteria: 
 
An amendment of the zoning map may be authorized provided that the proposal satisfies all applicable 
review criteria and provided that the applicant demonstrates the following: 
 
Section 17.74.020 

A. The proposed amendment is consistent with the goals and policies of the Comprehensive Plan.   
 
Comprehensive Plan Policies:  There are numerous Comprehensive Plan Goals and Policies that are 
applicable to this request.  Most of those have been well addressed in the applicant’s submitted 
narrative.  Some of the more notable guidance is found in Chapter V (Housing and Residential 
Development) which includes Goals that speak to quality housing for all city residents and achieving a 
residential development pattern that is land intensive and energy efficient as well as Policies 
encouraging opportunities for multiple-family development in locations that have sufficient access 
opportunities and service availability to support such development. 
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Section 17.74.020 
B. The proposed amendment is orderly and timely, considering the pattern of development in the 

area, surrounding land uses, and any changes which may have occurred in the neighborhood or 
community to warrant the proposed amendment. 

 
Existing Development Pattern:  The area to the west of this site is comprised of a mix of residential types 
including the Fircrest Community development that provides both assisted living opportunities and 
retirement living apartments.  Adjacent to and northwest of the site is located the Fircrest Village 
Condominium development.  Further to the west are found the Parkland Village retirement community 
consisting of single-family attached style residences and the Parkland Village Assisted Care facility.  
East of the site is land located outside of the McMinnville urban growth boundary and currently in 
agricultural use.     
 
Section 17.74.020 

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

 
Utility and Service Provision:  This area is well served by existing sanitary and storm sewer systems as 
well as other public utilities.  The Engineering Department notes that there is an existing 15” diameter 
public sanitary sewer located to the south of the property in the Cumulus Avenue / Highway 18 right-of-
way, which is under the jurisdiction of the Oregon Department of Transportation (ODOT).  At the time of 
development, the applicant will need to design a sanitary sewer system that connects to the existing 
public system (note that a private sanitary sewer pump station may be necessary to serve the proposed 
development), and the applicant will need to acquire all permits necessary from ODOT to construct the 
improvements.     
 
Street System:  Regarding adjacent public rights-of-way, a portion of the western edge of the site is 
adjacent to NE Fircrest Drive.  The other right-of-way that is adjacent to this site is Oregon Department 
of Transportation (ODOT) right-of-way located along the site’s southeasterly edge; as the ODOT right-
of-way is intended to serve as portion of a fully constructed future clover-leaf interchange to serve 
Highway 18, local access to this roadway is not possible.  Access to serve future development of this 
site would be provided from Fircrest Drive.   
 
NE Fircrest Drive has been constructed to a 26-foot wide, curb to curb, paved section within a 30-foot 
wide public right-of-way.  Currently, there is no sidewalk installed along the property’s Fircrest Drive 
frontage.  At the time of development, 11-feet of additional right-of-way, to accommodate a planter strip 
and sidewalk, will need to be dedicated along the site’s Fircrest Drive frontage.  Additionally, a 10-foot 
wide public utility easement shall be granted along the Fircrest Drive frontage to enable adequate 
service to this site. 
 
As noted in comments by the City’s Engineering Department, a Traffic Impact Analysis (TIA) of projected 
vehicular impacts to the surrounding street network resulting from development of a multiple-family 
project on the subject site has been provided as part of the applicant’s submittal with a conclusion that 
the surrounding network has the capacity to sufficiently accommodate the anticipated traffic; the TIA 
model assumed the site’s maximum development capacity of 95 multiple-family residences.   
 
Based on the analysis provided in the submitted TIA, the projected maximum residential yield on the 
5.2-acre site of this zone change request is 95 multiple-family residential units.  The corresponding trip 
generation from this site then is limited to a maximum total of 48 morning peak hour trips and a 
maximum total of 59 evening peak hour trips as referenced in the Executive Summary, (page 1) of the 
TIA.  A condition speaking to this maximum trip generation is recommended as a condition of approval 
in the associated Decision Document. 

60



ZC 11-17 Land Use Resources, LLC Page 5 
 

---------------------------------------------------------------------------------------------------------------------------------------------------------------- 
Attachments: 
Ordinance No. 5039 including: 
 Exhibit A – ZC 11-17 Decision Document 
Application and Public Testimony Received 
Planning Commission Minutes, 08.17.17 and 09.21.17

 
Site Hydrology:  Due to the presence of the on-site drainage ravine and the approximately one-tenth 
acre of floodplain located at the parcel’s far northwest end, the developer will be required, at the time of 
development, to acquire any necessary erosion control permits from the Oregon Department of 
Environmental Quality (DEQ), and any necessary wetlands / waterway permits from the Division of State 
Lands (DSL) and the US Army Corps of Engineers (COE) to address.      
 
R-4 Multiple-Family Residential Zone: 
 
The applicant’s materials submitted to support this zone change application speak to a future intent to 
development multiple-family residential on this property.  While the applicant has not provided a 
conceptual development plan with this zone change proposal, and is not required to do so at this time, it 
is instructive to note the permitted and conditional uses that could potentially locate on R-4 zoned land.  
 
R-4 Multiple-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 
B. Two-family dwelling 
C. Multiple-family dwelling   
D. Accessory dwelling unit (ADU) subject to the following standards: 

1. The accessory dwelling unit may be established by: 
a. Conversion of an attic, basement, or garage or any other portion of the primary 

dwelling; 
b. Adding floor area to the primary dwelling, including a second story; or 
c. Construction of a detached accessory dwelling unit on a lot with a primary single-

family dwelling 
2. The square footage of the accessory dwelling shall not exceed 40 percent of the primary 

dwelling exclusive of the garage, or 800 square feet, whichever is less.  The minimum 
area shall not be less than 300 square feet. 

3. The accessory dwelling shall meet all applicable standards for this zone including, but not 
limited to, setbacks, height, and building codes in effect at the time of construction. 

4. The structure’s appearance, including siding, roofing, materials, and color shall coincide 
with that used on the primary dwelling unit. 

5. One additional off-street parking space shall be provided (in addition to any off-street 
parking required for other uses on the same parcel or lot). 

6. The accessory dwelling unit must have independent services that include but are not 
limited to water, sewer, and electricity. 

7. Not more than one accessory dwelling unit shall be allowed per lot or parcel. 
8. The accessory dwelling unit shall contain a kitchen, bathroom, living and sleeping area 

that [is] completely independent from the primary dwelling. 
9. The property owner shall reside on site within the primary dwelling unit.  
10. Manufactured homes, recreational vehicles, motor vehicles, travel trailers and all other 

forms of towable or manufactured structures shall not be used as an accessory dwelling 
unit.  

E. Condominium 
F. Boardinghouse, lodginghouse, or roominghouse 
G. Single-family dwelling having a common wall with one or more other single-family dwelling, 

provided: 
1. Each dwelling unit shall be situated on an individual, legally subdivided or partitioned lot. 
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2. The dwelling shall have a common wall at the “zero” lot line. 
3. Each lot shall comprise not less than twenty-five hundred square feet in area. 
4. Lot area and setback requirements will apply to the combined dwelling units as one 

structure and the combined lots as one lot. 
5. Each dwelling unit must have independent services which include, but are not limited to 

sewer, water and electricity. 
6. The common wall shall be a fire wall, and shall be a kind of construction that will insure fire 

protection as per the Uniform Building Code as adopted by the State 
7. Common wall, single-family structures shall be required to provide a sound barrier at the 

common wall which has a sound transmission class rating of not less than fifty (50) as per 
the Uniform Building Code as adopted by the State.  The building technique used to 
achieve the sound barrier rating shall be the responsibility of the general contractor and 
will be accepted upon inspection if it meets the code requirements and is supported by 
proof of meeting sound emission controls as specified. 

8. Existing duplexes will be allowed to be converted to common wall, single-family units if 
they meet the provisions of this title and were constructed after January, 1974.  

H. Day care facility, under the following provisions: 
1. The structure is maintained in its residential character, operators own, lease, or rent the 

property and reside therein; and the center is operated at a usage level equal to or 
subservient to the residential use of the structure. 

2. Twelve or fewer people are present at any one time at the center. 
3. Requirements of the Oregon State Structural Specialty and Fire Life Safety Code (UBC), 

as amended, are met. 
4. That a certificate of approval be obtained for facilities with seven or more people as 

defined by ORS 418.810. 
I. Residential Home as defined in Chapter 17.06 (Definitions) 
J. Residential Facility as in Chapter 17.06 (Definitions) 
K. Social relief facility, under the following provisions: 

1. The structure is maintained in its residential character, operators own, lease, or rent the 
property and reside therein, and the center is operated at a usage level equal to or 
subservient to the residential use of the structure. 

2. Five or less people unrelated to the operator, reside at the home at any one time. 
3. Requirements of the Oregon State Structural Specialty and Fire Life Safety Code (UBC), 

as amended, are met. 
L. Home occupation subject to the provisions of Chapter 17.67 (Home Occupations) 
M. Mobile home subdivision, provided that the provisions of both the McMinnville Subdivision 

Ordinance and the Mobile Home Development Ordinance are met and that a minimum of ten 
contiguous lots are developed solely for mobile home occupation;] 

N. Model home subject to the provisions of Section 17.54.060 of this ordinance 
O. Public park and recreation area 
P. Sewage pump station 
Q. Mobile home park, subject to the provisions of the Mobile Home Development Ordinance 
R. Bed and breakfast establishments, subject to the provisions of Section 17.12.010(N) 
S. Satellite dish, provided such dish is screened from abutting or facing residential properties by 

a sight obscuring fence, wall, or planting. 
T. Vacation home rental, subject to the provisions of Section 17.12.010(O). 

 
17.21.020 Conditional Uses.  In an R-4 zone, the following uses and their accessory uses may 
be permitted subject to the provisions of Chapters 17.72 and 17.74.030: 
A. Campus living organization (fraternity, sorority or dormitory 
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B. Cemetery 
C. Church 
D. Community building, including library 
E. Day care facility, when the following situations exist: 

1. The structure is not used as a residence by the operators, and/or 
2. Thirteen or more people are present at any one time; 
3. That a certificate of approval be obtained for the facilities with seven or more people as 

required by ORS 418.810. 
F. Social relief facility, when the following situations exist: 

1. The structure is not used as a residence by the operators, and/or 
2. Six or more people unrelated to the operator reside at the home at any one time. 

G. Farming and keeping of domestic animals 
H. Golf course, except driving range and miniature golf course when operated as a business 
I. Home office of a physician or minister 
J. Hospital and clinic 
K. Nursing/convalescent home 
L. A multi-family dwelling constructed to a higher density than normally allowed in the R-4 

Multiple-Family zone provided that the following conditions are met.  It is the applicant’s 
burden to show that the conditions have been met: 
1. That public and private utilities and services would not be overtaxed by the proposed 

development.  Utilities and services include, but are not necessarily limited to, water, 
sanitary sewer, public schools, fire protection, police protection, electricity, natural gas, 
and telephone service. 

2. That the transportation network in the immediate area as well as in the adjoining areas is 
capable of handling the prospective increase in traffic flow. 

3. That off-street parking be provided at the rate of one and one-half parking stalls per unit.  
A variance to this requirement may be considered by the Planning Commission when the 
proposed housing structure is limited solely to elderly residents. 

4. That adjacent properties in other ownerships would not be caused to be limited to a 
lesser density than allowed in the zone as a direct result of the proposal using a “share” 
of that adjacent property’s public or private utilities or services. 

5. That the provisions of this section may be utilized only in the core area, defined as that 
area bounded by First Street, Fifth Street, Adams Street, and Johnson Street 

M. Public or private school or college 
N. Electrical power substation 
O. Water reservoir 
P. Windmill, for generation of electricity or pumping water 
Q. Bed and Breakfast establishment, provided: 

1. That three or more guest sleeping rooms are provided on a daily or weekly basis for the 
use of six or more travelers or transients at any one time. 

2. That a minimum of one off-street parking space be provided for the first two guest 
sleeping rooms with an additional parking space for each additional guest sleeping room.  
The required off-street guest parking area may be provided within 200 feet from the bed 
and breakfast establishment. 

3. That signing be limited to only one non-illuminated or indirectly illuminated wooden sign 
not exceeding six square feet of face area. 

4. That smoke detectors be provided as per the requirements for “lodginghouses” in 
Ordinance 3997. 
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R. Wireless communications facilities, not to include antenna support structures and their 
associated facilities subject to the provisions of Chapter 17.55 (Wireless Communications 
Facilities 

S. Fire Service Substation. 
 
Below are some of the standards of the R-4 zone that would be applicable to development of this site in 
the future should this current request be approved.  This information is offered only as an additional 
observation relative to the requested zoning redesignation.  If approved, some of those applicable 
opportunities and development standards incumbent upon future development could include: 
 

17.21.030  Lot size.  In an R-4 zone, the lot size shall not be less than five thousand square feet, 
except that the lot area for common wall, single-family lots shall not be less than two thousand five 
hundred square feet per family.   

 
 
17.21.040  Yard requirements.  In an R-4 zone, each lot shall have yards of the following size 

unless otherwise provided for in Section 17.54.050: 
A. A front yard shall not be less than fifteen feet; 
B. A side yard shall not be less than six feet, except an exterior side yard shall not be less than 

fifteen feet; 
C. A rear yard shall not be less than twenty feet; 
D. Whether attached to a residence or as a separate building, a covered storage facility for a 

vehicle on which the main opening is toward a street shall be located not less than twenty 
feet to the property line bordering the street; 

E. All yards shall be increased, over the requirements of this section, one foot for each two feet 
of building height over thirty-five feet.   

 
17.21.060  Density requirements.  In an R-4 zone, the lot area per family shall not be less than 

fifteen hundred square feet for each unit with two bedrooms or less, and not less than seventeen 
hundred fifty square feet for each unit with three bedrooms, and an additional five hundred square feet 
for each additional bedroom in excess of three in any one unit.  [..]   

 
While the above information is presented relative to the requested R-4 zoning designation, it is important 
to note that the applicant’s traffic impact analysis was prepared based upon the amount of land suited 
for development (removing flood plain, topographical and woodland compromised land) and the 
resulting potential number of residential units that could be constructed on that acreage in order to 
assess the traffic impact upon the surrounding street network.  The results of this model analysis 
identified the maximum a.m. and p.m. peak hour trips volumes resulting from that conceptual amount of 
residential development on this site.  Although the density calculation referenced above would 
potentially yield an increased number of developable multiple-family residential units on the entire site, 
the applicant’s submitted materials and TIA did not analyze that, resulting in a traffic capacity as a 
condition of approval.   
 
Discussion: 
 
This land use request was considered in a public hearing by the McMinnville Planning Commission on 
August 17, 2017.  At that time the Commission heard public testimony from a group of concerned 
citizens who live adjacent to the property.  They elected to close the public hearing to additional oral 
testimony but to keep the record open for an additional seven days, until 5:00 p.m., August 25, 2017 for 
receipt of additional written testimony.  Then the applicant had an additional seven day period to provide 
written rebuttal testimony with that period ending at 5:00 p.m. on September 1, 2017.  Review of this 
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application was continued to the evening of September 21, 2107 for Commission deliberation following 
which the Planning Commission voted unanimously to recommend that the Council consider and 
approve the zone change request subject to conditions of approval outlined in the Decision Document, 
Conditions of Approval, Findings of Fact and Conclusionary Findings for ZC 11-17. 
 
 
 
Summary of Public Written Testimony Comments: 
 
Much of the testimony centered around the impact of the new development to the adjacent Fircrest 
Condominiums.  Those concerns are summarized below and can be reviewed in their original entirety by 
review of the attachments to this staff report.   
 
Adequacy of utilities to serve the site: 
 
Summary – Will existing public utilities have the capacity to sufficiently serve the future development of 
this site? 
 
Response – This request to rezone the property to match that of existing zoning designation of adjacent 
properties to the west has been reviewed by the service and utility providers:  McMinnville Fire 
Department, Police Department, Engineering Department, Building Department, Wastewater Services, 
Parks Department, McMinnville Public Works, McMinnville Water and Light, McMinnville School District 
No. 40, Yamhill County Public Works, Frontier Communications; Recology Western Oregon; Comcast; 
Northwest Natural Gas, and Oregon Department of Transportation.  All of their comments have been 
included in this Staff Report and Decision Document (Attachment A) and have raised no concerns 
regarding their ability to provide sufficient services to support the future residential development of this 
site. 
 
Emergency service access to the site and surrounding neighborhood: 
 
Summary – Will emergency service providers retain the ability to sufficiently serve the surrounding 
neighborhood upon future development of this site? 
 
Response – The McMinnville Police and Fire Departments, as noted above, reviewed this request and 
raised no concerns relative to their ability to continue to provide sufficient services to the surrounding 
neighborhood as well as this site upon future development. 
 
Environmental impact: 
 
Summary – What will the environmental impact be on the natural area that exists largely on the northern 
portion of the site? 
 
Response – Condition of Approval number one requires a preservation plan for this site prior to approval 
of any development.  Specifically, this condition states: 
 
“That, prior to development, the applicant shall submit a preservation plan relative to the natural 
drainage swale and wooded area of the site, as far as practicable, as part of any development proposal.  
This plan shall be reviewed and approved by the McMinnville Planning Director prior to approval of any 
development plan for the site.” 
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With a Planned Development request not being part of this zone change application, and no specific 
development plan provided as part of this proposal to rezone the site, and not required, this condition is 
as far reaching as current requirements allow regarding the protection of the site’s natural area as a land 
use action.   This condition does obligate any future development plan to include a preservation plan 
that will be reviewed by the Planning Director as assurance that every effort will be made to conserve 
this area in its natural state. 
 
Density and livability: 
 
Summary – What about the effects upon the livability of the surrounding area should this site develop 
with multiple-family residences? 
 
Response – This site has been designated as Residential on the McMinnville Comprehensive Plan Map 
since 1980 for the purpose of residential development along this portion of the Highway 18 corridor.  The 
applicant is requesting that this site be rezoned to match that of adjacent properties to the west to allow 
for future residential development.   Such future development will have to comply with all applicable land 
use requirements just as the existing development to the west did when those properties developed.  
Additionally, as noted above, all local service and utility providers, as well as the McMinnville City 
Manager, City Attorney, and the Yamhill County Planning Department have reviewed this proposal and 
find no conflicts with their interests.  The Decision Document (Attachment A) to this Staff Report also 
provides findings relative to all applicable Goals and Policies of the McMinnville Comprehensive Plan 
and finds that this proposal meets or exceeds those requirements.  In review of the questions raised by 
opponents to this application, staff does not find evidence to the contrary. 
 
Safe transportation network: 
 
Summary – Does the surrounding transportation network sufficiently accommodate the trip volume 
modeled in the applicant’s TIA? 
 
Response – The answer to this question has already been provided in the applicant’s TIA and in the 
McMinnville Community Development Director’s review of the surrounding street network and that 
answer is “yes” the surrounding network can sufficiently accommodate the volume modeled.  However, 
the opponent testimony also asked a capacity question specific to the intersection of NE Cumulus and 
NE Fircrest.  In response, the Community Development Director reviewed specific traffic counts and 
proposed traffic that would result in development of 95 multiple-family residential units on the subject 
site.  That analysis and response is provided in a memo dated August 23, 2017, and included as 
Decision Document Attachment 7 to this Staff Report.   
 
In sum, the conclusion of that analysis states:  “The total expected daily traffic on NE Fircrest Drive, 
including existing and proposed developments, is 1,058 trips per day.  Thus, the expected traffic on NE 
Fircrest Drive is within the 1,200 vehicle per day designation for local residential streets and, as staff 
noted at the public hearing, there is adequate capacity to serve the proposed development.” 
 
Since a condition of approval for the rezone includes a traffic limitation if the development proposed is 
larger than 95 units or the maximum number of trips allowed with this land use decision, the developer 
will be required to conduct a new traffic impact analysis. 
 
Additional email testimony was received on August 22, 2017 (Decision Document Attachment 3), citing a 
property line encroachment issue stating: 
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“Be advised that a notice of property line encroachment has been sent to Mr. Denny Elmer in the matter 
of Docket ZC 11-17.  This encroachment was discovered in October of 2013 when Fredrick Motor 
Company surveyed for future development.  At that time, he did not want to deal with the issue and 
differed it to the new owner when it sold.  Since Mr. Elmer is planning on the development, we have 
advised him of the encroachment of 557.16 feet of the west boundary line which consists of 
approximately .22 acres.”   --   Lee Eggers, President Fircrest Village Condominiums 
 
This is a matter between adjacent land owners and is not in the purview of the review of this zone 
change request.   
 
Land Use Resources, LLC provided a written rebuttal to the public testimony comments that the City of 
McMinnville received via email on September 1, 2017, prior to 5:00 pm.  (Decision Document 
Attachment 6) 
 
Summary – The applicant states that, between their TIA that was provided as part of the original 
application submittal, the memo from Community Development Director, Mike Bisset, and the analysis 
provided in the previous Staff Report and Decision Document, that the concerns of the opponents are 
sufficiently addressed and requests that this zone change request be approved.   
 
The public testimony received is provided as an attachment to this staff report.   
 
Fiscal Impact: 
 
None  
 
Alternative Courses of Action: 
 

1. ADOPT Ordinance No. 5039, approving ZC 11-17 and adopting the Decision, Conditions of 
Approval, Findings of Fact and Conclusionary Findings. 

 
2. ELECT TO HOLD A PUBLIC HEARING date specific to a future City Council meeting. 

 
3. DO NOT ADOPT Ordinance No. 5039, providing findings of fact based upon specific code 

criteria to deny the application in the motion to not approve Ordinance No. 5039. 
 
Recommendation/Suggested Motion: 
 
Staff recommends that the Council adopt Ordinance No. 5039 which would approve ZC 11-17 subject to 
conditions of approval as recommended by the Planning Commission.   
 
“THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, I MOVE TO ADOPT ORDINANCE NO. 
5039.” 
 
 
 
 
 
 
 
RP:sjs 
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ORDINANCE NO. 5039 
 
AN ORDINANCE AMENDING THE ZONING MAP DESIGNATION FROM AH (AGRICULTURAL 
HOLDING) TO R-4 (MULTIPLE-FAMILY RESIDENTIAL) ON APPROXIMATELY 5.2 ACRES OF A 
5.3 ACRE SITE.   
 
RECITALS: 
 
 The City of McMinnville has adopted a FY 2017-2018 Goal to Promote Sustainable Growth and 
Development supported by the Objective of “Working with partners e.g. the County, COG, and others, 
identify economic opportunities for addressing affordable housing, homelessness, and growth”; and 
 
 The subject site located north of NE Cumulus Avenue and east of NE Fircrest Drive and is more 
specifically described as a portion of Tax Lot 900, Section 23, T. 4 S., R. 4 W., W.M.; and 
 
 The Planning Department received application ZC 11-17 on June 30, 2017, and deemed it 
complete on July 10, 2017.  At that time the Commission heard public testimony, and then elected to 
close the public hearing to additional oral testimony but to keep the record open for an additional seven 
days, until 5:00 p.m., August 25, 2017 for receipt of additional written testimony.  Additional written 
testimony was received during that period.  Then by an additional seven day period for the applicant to 
provide written rebuttal testimony with that period ending at 5:00 p.m. on September 1, 2017.  The 
applicant provided their written rebuttal testimony on Friday, September 1, 2017.  Review of this 
application was continued to the evening of September 21, 2107 for Commission deliberation following 
which the Planning Commission voted unanimously to recommend that the Council consider and 
approved the zone change request subject to conditions of approval.   
 
NOW, THEREFORE, THE COMMON COUNCIL FOR THE CITY OF MCMINNVILLE ORDAINS AS 
FOLLOWS:   
 

1. That the Council adopts the Findings of Fact, Conclusionary Findings, Decision and 
Conditions of Approval as documented in Exhibit A for ZC 11-17; and  

 
2. That this Ordinance shall take effect 30 days after its passage by the City Council. 

 

Passed by the Council this 24th day of October 2017, by the following votes: 

 
Ayes:   _________________________________________________ 

 
Nays:   _________________________________________________ 

 

___________________________________ 

MAYOR 
 
Attest: Approved as to form: 

__________________________ ____________________________ 
CITY RECORDER    CITY ATTORNEY 
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CITY OF MCMINNVILLE 

PLANNING DEPARTMENT 
231 NE FIFTH STREET 

MCMINNVILLE, OR  97128 
 

503-434-7311 
www.mcminnvilleoregon.gov  

 
DECISION, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR THE APPROVAL OF A 
ZONE CHANGE REQUEST FOR PROPERTY LOCATED NORTH OF NE CUMULUS AVENUE AND 
EAST OF NE FIRCREST DRIVE.   
 
 
DOCKET: ZC 11-17 (Zone Change) 
 
REQUEST: The applicant is requesting approval of a zone change from AH (Agricultural 

Holding) to R-4 (Multiple-Family Residential) on approximately 5.2 acres of a 5.3 
acre site.       

 
LOCATION: The subject site is located north of NE Cumulus Avenue and east of NE Fircrest 

Drive and is more specifically described as a portion of Tax Lot 900, Section 23, 
T. 4 S., R. 4 W., W.M.   

 
ZONING: The subject site’s current zoning is AH (Agricultural Holding) and F-P (Flood 

Area).   
 
APPLICANT:   Land Use Resources, LLC 
 
STAFF: Ron Pomeroy, Principal Planner 
 
DATE DEEMED  
COMPLETE: July 10, 2017 
 
HEARINGS BODY: McMinnville Planning Commission 
 
DATE & TIME: August 17, 2017 and September 21, 2017.  Meetings held at the Civic Hall, 200 

NE 2nd Street, McMinnville, Oregon. 
 
HEARINGS BODY: McMinnville City Council 
 
DATE & TIME: October 24, 2017.  Meeting held at the Civic Hall, 200 NE 2nd Street, McMinnville, 

Oregon. 
 
COMMENTS: This matter was referred to the following public agencies for comment: 

McMinnville Fire Department, Police Department, Engineering Department, 
Building Department, Wastewater Services, Parks Department, McMinnville 
Public Works, City Manager, and City Attorney; McMinnville Water and Light; 
McMinnville School District No. 40; Yamhill County Public Works; Yamhill County 
Planning Department; Frontier Communications; Recology Western Oregon; 
Comcast; Northwest Natural Gas, and Oregon Department of Transportation.  
Their comments are provided in this exhibit. 

 
 

 

EXHIBIT A 
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DECISION 
 
Based on the findings and conclusions, the Planning Commission recommends that the City Council 
APPROVE zone change ZC 11-17 subject to the conditions of approval provided in this 
document.   
 
 
 

 
////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 

DECISION: APPROVAL WITH CONDITIONS 
////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
City Council:  Date:  
Scott Hill, Mayor of McMinnville 
 
 
Planning Commission:  Date:  
Roger Hall, Chair of the McMinnville Planning Commission 
 
 
Planning Department:  Date:  
Heather Richards, Planning Director 
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Application Summary: 
 
The applicant is requesting approval of a zone change from AH (Agricultural Holding) to R-4 (Multiple-
Family Residential) on approximately 5.2 acres of a 5.3 acre site.      
 
 

 
 

The two graphics below provide depiction of current zoning designations on the subject site and 
surrounding properties in addition to identifying how the zoning map would appear should this zone 
change request be approved. 
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CONDITIONS OF APPROVAL: 
 
The following conditions of approval shall be required to ensure that the proposal is compliant with the 
City of McMinnville’s Comprehensive Plan and Zoning Ordinance: 
 
ZC 11-17 is approved subject to the following conditions: 
 

1. That, prior to development, the applicant shall submit a preservation plan relative to the natural 
drainage swale and wooded area of the site, as far as practicable, as part of any development 
proposal.  This plan shall be reviewed and approved by the McMinnville Planning Director prior 
to approval of any development plan for the site.     

 
2. That, based on the analysis provided in the submitted Traffic Impact Analysis (TIA) prepared for 

the applicant by Lancaster Engineering (June 28, 2017), the residential density allowed on this 
site of this 5.2-acre zone change request shall be limited to a maximum total of 48 morning peak 
hour trips and a maximum total of 59 evening peak hour trips as referenced in the Executive 
Summary (page 1) of the TIA unless a subsequent TIA is submitted by the applicant and the 
conclusions of which are found to be acceptable to the City. 
 

3. That NE Fircrest Drive has been constructed to be 26’ wide in a 30’ public right-of-way, and 
there is not sidewalk along the property’s frontage.  At the time of development, 11-feet of 
additional right-of-way, to accommodate a planter strip and sidewalk, will need to be dedicated 
along the site’s Fircrest Drive frontage.  Additionally, a 10-foot wide public utility easement shall 
be granted along the Fircrest Drive frontage. 

 
4. That there is an existing 15” diameter public sanitary sewer located to the south of the property 

in the Cumulus Avenue / Highway 18 right-of-way, which is under the jurisdiction of the Oregon 
Department of Transportation (ODOT).  At the time of development, the applicant will need to 
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design a sanitary sewer system that connects to the existing public system (note that a private 
sanitary sewer pump station may be necessary to serve the proposed development), and the 
applicant will need to acquire all permits necessary from ODOT to construct the improvements. 

 
5. That, at the time of development, the applicant will need to acquire any necessary erosion 

control permits from the Oregon Department of Environmental Quality (DEQ), and any 
necessary wetlands / waterway permits from the Division of State Lands (DSL) and the US Army 
Corps of Engineers (COE).   

 
6. That, at the time development, the applicant shall provide any geotechnical engineering 

analyses / reports required by the Building Division to accommodate the construction of any 
proposed structures. 

 
ATTACHMENTS 
 
Attachment 1:  ZC 11-17 Application and Attachments  
Attachment 2:  Letter - Tom and Kathy Murtiashaw, dated August 16, 2017, received August 17, 2017  
Attachment 3:  Email - Lee Eggers, dated August 22, 2017, received August 22, 2017  
Attachment 4:  Letter - John and Sharon O’Gieblyn, dated August 24, 2017, received August 24, 2017  
Attachment 5:  Email - LaVerne Rickard, dated August 24, 2017, received August 24, 2017  
Attachment 6:  Email - Denny Elmer representing Land Use Resources, LLC, dated September 1, 2017, 

received September 1, 2017  
Attachment 7:  Email - Mike Bisset, Community Development Director, dated August 23, 2017, received 

August 23, 2017 
 
 
COMMENTS 
 
This matter was referred to the following public agencies for comment: McMinnville Fire Department, 
Police Department, Engineering Department, Building Department, Wastewater Services, Parks 
Department, McMinnville Public Works, City Manager, and City Attorney; McMinnville Water and Light; 
McMinnville School District No. 40; Yamhill County Public Works; Yamhill County Planning Department; 
Frontier Communications; Recology Western Oregon; Comcast; Northwest Natural Gas, and Oregon 
Department of Transportation.  The following comments had been received: 
 
Engineering Department:   
 
We have completed our review of proposed ZC 11-17.  As noted below, we concur with the conclusion 
in the submitted traffic impact analysis that the zone change will not result in any level of service issues 
on the adjacent transportation network.  Also, based on the City’s adopted Conveyance System Master 
Plan (October 2008), staff can conclude that there is adequate sanitary sewer system capacity to 
accommodate the proposed zone change.  Thus, we have no concerns with the proposed zone change. 
 
At the time of development, the following items/issues will need to be addressed: 
 

• NE Fircrest Drive has been constructed to be 26’ wide in a 30’ public right-of-way, and there is 
not sidewalk along the property’s frontage.  At the time of development, 11-feet of additional 
right-of-way, to accommodate a planter strip and sidewalk, will need to be dedicated along the 
site’s Fircrest Drive frontage.  Additionally, a 10-foot wide public utility easement shall be granted 
along the Fircrest Drive frontage. 

 
• There is an existing 15” diameter public sanitary sewer located to the south of the property in 

the Cumulus Avenue / Highway 18 right-of-way, which is under the jurisdiction of the Oregon 
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Department of Transportation (ODOT).  At the time of development, the applicant will need to 
design a sanitary sewer system that connects to the existing public system (note that a private 
sanitary sewer pump station may be necessary to serve the proposed development), and the 
applicant will need to acquire all permits necessary from ODOT to construct the improvements. 

 
• At the time of development, the applicant will need to acquire any necessary erosion control 

permits from the Oregon Department of Environmental Quality (DEQ), and any necessary 
wetlands / waterway permits from the Division of State Lands (DSL) and the US Army Corps of 
Engineers (COE).   
 

• At the time development, the applicant shall provide any geotechnical engineering analyses / 
reports required by the Building Division to accommodate the construction of any proposed 
structures.” 
 

In a supplemental memo provided by the McMinnville Community Development Director (Attachment 
7) additional analysis of the potential impact on the intersection of NE Cumulus and NE Fircrest by 
adding a conceptual 95 multiple-family residential residences to the subject site was provided.  In sum, 
the conclusion of that analysis states:  “The total expected daily traffic on NE Fircrest Drive, including 
existing and proposed developments, is 1,058 trips per day.  Thus, the expected traffic on NE Fircrest 
Drive is within the 1,200 vehicle per day designation for local residential streets and, as staff noted at 
the public hearing, there is adequate capacity to serve the proposed development. 

 
Building Department: 
 
No objections from this end.  
 
Fire Department: 
 
We have no issues with this zone change but please note that all construction will need to meet required 
Fire Code requirements. 
 
McMinnville Water and Light: 
 
MW&L has no comments on this application. 
 
Yamhill County Public Works: 
 
The subject proposal does not conflict with the interests of Yamhill County Public Works. 
 
Recology Western Oregon: 
 
No concerns here from our end.    
 
Additional Testimony: 
 
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, two letters and three emails have been received (Attachments 2, 3, 4, 
5 and 6).  Additional traffic impact related information was provided by Mike Bisset, Community 
Development Director, and is included as Attachment 7.    
 
• Letter - Tom and Kathy Murtiashaw, dated August 16, 2017, received August 17, 2017 (Attachment 

2) 
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• Email – Lee Eggers, dated August 22, 2017, received August 22, 2017 (Attachment 3) 
 

• Letter – John and Sharon O’Gieblyn, dated August 24, 2017, received August 24, 2017  
(Attachment 4) 

 
• Email – LaVerne Rickard, dated August 24, 2017, received August 24, 2017 (Attachment 5) 

 
• Email – Denny Elmer representing Land Use Resources, LLC, dated September 1, 2017, received 

September 1, 2017 (Attachment 6) 
 
FINDINGS OF FACT 
 
A. Land Use Resources, LLC is requesting approval of a zone change from AH (Agricultural 

Holding) to R-4 (Multiple-Family Residential) on approximately 5.2 acres of a 5.3 acre site. 
 
B. The subject site is located north of NE Cumulus Avenue and east of NE Fircrest Drive and is 

more specifically described as a portion of Tax Lot 900, Section 23, T. 4 S., R. 4 W., W.M.  The 
site is undeveloped with a large stand of trees, and is located east of and across Fircrest Drive 
from the Fircrest Community development that provides both assisted living and memory care 
residential opportunities as well as retirement living apartments.  Adjacent to and northwest of 
the site is located the Fircrest Village Condominium development.  Further to the west are found 
the Parkland Village retirement community consisting of single-family attached style residences 
and the Parkland Village Assisted Care facility.  East of the site is land located outside of the 
McMinnville urban growth boundary and currently in agricultural use. 

 
All adjacent land to the west and northwest is zoned R-4 (Multiple-Family Residential) and R-4 
PD (Multiple-Family Residential Planned Development), respectively while adjacent land to the 
south is zoned AH.  The site’s southeastern edge is bounded to Oregon Department of 
Transportation (ODOT) right-of-way providing no access rights to the site.   

 
The southern portion of the site is relatively flat and generally covered in native grasses that are 
periodically mowed.  The northern portion of the site is characterized by a downward slope of 
approximately 15 feet in elevation forming a drainage ravine the flows northwesterly eventually 
emptying into the South Yamhill River beyond the boundary of this site.  This northern portion 
of the property is also covered in a fairly thick stand of, mostly, evergreen trees.    
 

C. Sanitary sewer and municipal water and power can adequately serve the site.  The Engineering 
Department notes that there is an existing 15-inch diameter public sanitary sewer located to the 
south of the property in the Cumulus Avenue / Highway 18 right-of-way, which is under the 
jurisdiction of the Oregon Department of Transportation (ODOT).  At the time of development, 
the applicant will need to design a sanitary sewer system that connects to the existing public 
system (note that a private sanitary sewer pump station may be necessary to serve the proposed 
development), and the applicant will need to acquire all permits necessary from ODOT to 
construct the improvements.  NE Fircrest Drive, which is adjacent to the west edge of the site, 
has been constructed to a 26-foot wide, curb to curb, paved section within a 30-foot wide public 
right-of-way.  The other right-of-way that is adjacent to this site is Oregon Department of 
Transportation (ODOT) right-of-way located along the site’s southeasterly edge; as the ODOT 
right-of-way is intended to serve as portion of a fully constructed future clover-leaf interchange 
to serve Highway 18, local access to this roadway is not possible.  Access to serve future 
development of this site would be provided from Fircrest Drive.     

 
D. Chapter 17.72.120 of the McMinnville Zoning Ordinance specifies notice requirements for all 

types of land use applications.  Accordingly, public agency notice for this application was 
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provided to all applicable public departments and agencies.  Notice to property owners located 
within 300 feet of the subject site was mailed on July 28, 2017, and notice of the scheduled 
public hearing was published in the News Register newspaper on August 8, 2017.   
 

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

 
 
CONCLUSIONARY FINDINGS 
 
McMinnville’s Comprehensive Plan: 
 
The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 1981 are 
applicable to this request: 
 
GOAL V 1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL 

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

of housing types and densities. 
 
Policy 59.00 Opportunities for multiple-family and mobile home developments shall be provided in 

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

 
Finding:  Goal V 1 and Policies 58.00 and 59.00 are met by this proposal in that approval of the zone 
change request from AH (Agricultural Holding) to R-4 (Multiple-Family Residential) will allow for the 
opportunity of this land to be developed with a variety of housing types including higher density housing as 
noted in the applicant’s submitted findings.  Higher density residential development of this site is 
commensurate with nearby development in that the site is located east of and across Fircrest Drive 
from the Fircrest Community development that provides both assisted living opportunities and 
retirement living apartments.  Adjacent to and northwest of the site is located the Fircrest Village 
Condominium development.  Further to the west are found the Parkland Village retirement community 
consisting of single-family attached style residences and the Parkland Village Assisted Care facility.  
East of the site is land located outside of the McMinnville urban growth boundary and currently in 
agricultural use.    
 
GOAL V 2: TO PROMOTE A RESIDENTIAL DEVELOPMENT PATTERN THAT IS LAND-

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

 
Policy 68.00 The City of McMinnville shall encourage a compact form of urban development by directing 

residential growth close to the city center and to those areas where urban services are 
already available before committing alternate areas to residential use. 

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

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

 

76



 
----------------------------------------------------------------------------------------------------------------------------------------------------- 
Ordinance No. 5039 (ZC 11-17)  Page 10 of 21 

Policy 71.09 Medium and High-Density Residential (R-3 and R-4) – The majority of residential lands in 
McMinnville are planned to develop at medium density range (4 – 8 units per net acre).  
Medium density residential development uses include small lot single-family detached 
uses, single family attached units, duplexes and triplexes, and townhouses.  High density 
residential development (8 – 30 dwelling units per net acre) uses typically include 
townhouses, condominiums, and apartments.  The City of McMinnville shall encourage a 
compact form of urban development by directing residential growth close to the city center 
and to those areas where urban services are already available before committing alternate 
areas to residential use. 
 
1. Areas that are not committed to low density development; 

2. Areas that have direct access from collector or arterial streets; 

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

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

5. Areas within one-quarter mile of existing or planned public transportation; and, 

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

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

density residential development: 
 

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

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

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

4. Areas which are not subject to development limitations; 

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

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

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

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

Finding:  Goal V 2 and Policies 68.00, 71.00, 71.09, and 71.13 are met by this application in that the 
proposal to rezone this land as requested is encouraged by the existing Residential designation of the 
site on the Comprehensive Plan Map.  In addition, rezoning of this site to allow higher residential density 
encourages more efficient residential development in an area where urban services are already 
available before committing alternate areas to residential development.  The adjacent residential 
neighborhood to the west currently exhibits a range of medium and higher residential densities and 
housing types including single-family attached dwellings, condominiums, assisted living, apartments, 
and residential memory care facilities.  A graphic has been provided below identifying the locations of 
these residential opportunities.  Additionally, it is instructive to recall that Condition of Approval number 
1 of this Decision Document requires preservation of open space within the wooded portion of this site 
which satisfies Policy 71.13(8) and can also be seen on the aerial graphic below as well as the site 
identification graphic provided on page 3 of this document.   
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A traffic impact analysis (TIA) of the anticipated vehicular impacts on the surrounding street network 
from multiple-family residential development of this site was submitted by the applicant.  The TIA 
concluded that the vehicular impact of development of 95 multiple-family dwelling units on this site can 
be sufficiently accommodated by the surrounding transportation network.   While Policy 71.13(3) states 
that an area identified for high-density residential development should have direct access from a major 
collector or minor arterial, the identified site access is located on a non-through street and only some 
200 to 300 feet away from NE Cumulus Avenue which is identified in the McMinnville Transportation 
System Plan as a Major Collector street (see graphic below).  In the context of the applicant’s request, 
while future residential construction may be multiple-family in form, the density limitation placed on this 
site (Condition of Approval 2) which is governed by maximum trip generation figures, places the 
maximum buildout of this site in a medium density range where access onto a Collector (major or minor) 
is suggested by Policy 71.09(2).  This vehicular access location and the impacts of potential 
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development on the surrounding street network, based on an analysis of the findings of the submitted 
TIA, is found acceptable to the City Engineer.   The graphic below demonstrates the designation of NE 
Cumulus Avenue as a Minor Collector street. 
 
This site is also located within 200 feet of an existing public transit route which is available to serve this 
site as noted in the adopted McMinnville Transit Feasibility Study as shown below. 

 
McMinnville Transit Feasibility Study - Figure 5-6  

 
 

While Policy 17.13(7) requires high density residential development to be located within ¼ mile of 
neighborhood and general commercial shopping centers, it is important to recall that, while the form of 
development may be multiple-family, the overall site density will be limited to the medium residential 
density range to which this subsection of this policy does not apply.  That said, general commercial 
shopping opportunities do exist within ¼ mile of this site at the Wings and Waves Water Park snack 
and gift shops located just east of the site; other commercial offerings could also develop at that site in 
the future. 

 
Policy 79.00 The density allowed for residential developments shall be contingent on the zoning 

classification, the topographical features of the property, and the capacities and availability 
of public services including but not limited to sewer and water.  Where densities are 
determined to be less than that allowed under the zoning classification, the allowed density 
shall be set through adopted clear and objective code standards enumerating the reason 
for the limitations [..]. 

 
Finding:  Policy 79.00 is satisfied by this proposal as the requested zoning designation allows multiple-
family development as a permitted use which is the type of residential development discussed by the 
applicant in their proposal.  It is important to note that, while the topographic and forested features of 
the site are graphically represented by the applicant for illustrative purposes only, the applicant’s traffic 
impact analysis (TIA) was based on an assumption of development occurring on only a portion of the 

NE Cumulus Ave. 
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site.  While not binding on the City, the applicants’ TIA is based on a reduced development concept and 
analyzes the vehicular impact of a maximum of 95 multiple-family dwelling units on the surrounding 
transportation network.  This modeled transportation impact is provided as an important part of the 
justification for approval of the requested zone change.  The analysis and conclusions of the TIA have 
been reviewed, and are supported, by the City Engineer.  City staff accepts this analysis and proposal 
and justification for density limitation of 95 multiple-family dwelling units and finds that this Policy is 
satisfied.   Based on the analysis provided in the submitted Traffic Impact Analysis prepared for the 
applicant by Lancaster Engineering (June 28, 2017), Condition of Approval 2 relates to residential 
development in that the residential development of this 5.2-acre zone change site is limited to a 
maximum total of 48 morning peak hour trips and a maximum total of 59 evening peak hour trips as 
referenced in the page 1 Executive Summary of the TIA unless a subsequent TIA is submitted by the 
applicant and the conclusions of which are found to be acceptable to the City.    

 
Policy 80.00 In proposed residential developments, distinctive or unique natural features such as 

wooded areas, isolated preservable trees, and drainage swales shall be preserved 
wherever feasible.   

 
Finding:  Policy 80.00 is satisfied by this proposal in that, prior to development, the applicant will be 
required to provide evidence of preservation methods relative to the natural drainage swale and wooded 
area, as far as practicable, as part of the development proposal.  This plan shall be reviewed and 
approved by the McMinnville Planning Director prior to approval of any development plan for the site.  
A condition to require this has been drafted and provided as part of the recommended conditions of 
approval.      
 
Policy 86.00 Dispersal of new multiple-family housing development will be encouraged throughout the 

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

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

landscaped grounds. 
 
Policy 90.00 Greater residential densities shall be encouraged to locate along major and minor arterials, 

within one-quarter mile from neighborhood and general commercial shopping centers, and 
within a one-half mile wide corridor centered on existing or planned public transit routes.  
(Ord. 4840, January 11, 2006; Ord. 4796, October 14, 2003) 

 
Policy 91.00 Multiple-family housing developments, including condominiums, boarding houses, lodging 

houses, rooming houses but excluding campus living quarters, shall be required to access 
off of arterials or collectors or streets determined by the City to have sufficient traffic carrying 
capacities to accommodate the proposed development.  (Ord. 4573, November 8, 1994) 

 
Policy 92.00 High-density housing developments shall be encouraged to locate along existing or 

potential public transit routes. 
 
Policy 92.01 High-density housing shall not be located in undesirable places such as near railroad lines, 

heavy industrial uses, or other potential nuisance areas unless design factors are included 
to buffer the development from the incompatible use.  (Ord. 4796, October 14, 2003) 

 
Policy 92.02 High-density housing developments shall, as far as possible, locate within reasonable 

walking distance to shopping, schools, and parks, or have access, if possible, to public 
transportation.  (Ord. 4796, October 14, 2003) 
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Finding:  Policies 86.00, 89.00, 91.00 and 92.01 are satisfied by this proposal as follows.  While the 
applicant has indicated intent to construct multiple-family housing on this site, no development plan has 
been provided as part of this zone change request.  However, in light of the possibility that a future 
multiple-family development project would be designed for this site, should this zone change request 
be approved, these policies are relevant.  With approval of this request, the opportunity for higher 
density residential development will continue to be supported by the City in a manner that disperses 
this type of development throughout the community.  While this site, if rezoned to R-4, would be adjacent 
to other R-4 zoned properties to the west, the existing medium and higher density dwelling opportunities 
exhibit a wide range of residential living situations as previously described.  Provision of general rent 
market rate, or lower cost multiple-family residences on the subject site would add a type of residential 
opportunity in this area that is effectively not presently available making this rezoning request compliant 
with the intent of the City’s policy of dispersing the location of new and various types of multiple-family 
development.  Public transit will be available within approximately 200 feet of the site to the site identified 
as the proposed Blue Route bus line to serve Cumulus Avenue shown on Figure 5-6 shown in the 
adopted McMinnville Transit Feasibility Study.   Additionally, future multiple-family residential 
development of this site shall be required to provide landscaped grounds commensurate with the 
requirements of the McMinnville Zoning Ordinance.  Further, this site is not located in an undesirable 
place such as near railroad lines, heavy industrial uses, or other potential nuisance areas. Please see 
McMinnville Transit Feasibility Study - Figure 5-6 above. 
 
 Policy 90.00 encourages the location of professional and commercial uses within one-quarter 
mile from multiple-family residential development.  Additionally, Policy 92.02 requires High-density 
housing developments to, as far as possible, locate within reasonable walking distance to shopping, 
schools, and parks, or have access, if possible, to public transportation.  The reference of proximity to 
public transportation is also found in Policy 92.00.  Professional, educational and commercial uses are 
currently limited to those found within approximately one-quarter to the east (The Wings and Waves Water 
Park and the Evergreen Aviation campus) and within approximately one-half mile to the west (including 
Chemeketa Community College, McDonalds Restaurant, Coming Attractions Theaters, Housing Authority 
of Yamhill County the adopted McMinnville Transit Feasibility Study identifies a proposed bus route (Blue 
Route shown on Figure 5-6) that is proposed to operate along Hwy 18 east to the Olde Stone Village 
Manufactured Home community (approximately one-mile east of the subject site).  Additional opportunities 
for commercial, professional and educational development remain within this corridor.  Therefore, Policies 
90.00, 92.00 and 92.02 are satisfied by this proposal. 
 
 Policy 91.00 is satisfied by this proposal in that a Traffic Impact Analysis (TIA) for this proposal 
modeling 95 apartment units on this site was submitted by Lancaster Engineering.  The results of this 
analysis show that there are no safety issues that need to be addressed and no safety mitigations 
recommended at the intersection of NE Cumulus Avenue and Highway 18.  The area of vehicular 
ingress and egress to this site will be from NE Fircrest Drive and between 200 to 300 feet, 
approximately, north of the intersection of NE Cumulus Avenue and Fircrest Drive.  It is also instructive 
to note that while Policy 91.00 encourages multiple-family development to gain direct access from 
arterial or collector streets it is not required if an alternative method is found to have sufficient traffic 
carrying capacities to accommodate the proposed development.  The submitted traffic analysis was 
considered by the McMinnville Engineering Department and it is the determination of the City Engineer 
that there would be no appreciable loss of functionality at the Fircrest/Cumulus intersection.   
 
Policy 99.00 An adequate level of urban services shall be provided prior to or concurrent with all 

proposed residential development, as specified in the acknowledged Public Facilities Plan.  
Services shall include, but not be limited to: 

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

plant capacities must be available. 

2. Storm sewer and drainage facilities (as required). 
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3. Streets within the development and providing access to the development, improved to 
city standards (as required). 

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

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

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

 
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. 

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

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

following design factors: 
 

1. Minimal adverse effects on, and advantageous utilization of, natural features of the 
land.  

2. Reduction in the amount of land necessary for streets with continuance of safety, 
maintenance, and convenience standards.  

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

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

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

 
Policy 119.00 The City of McMinnville shall encourage utilization of existing transportation corridors, 

wherever possible, before committing new lands. 
 
Policy 120.00 The City of McMinnville may require limited and/or shared access points along major and 

minor arterials, in order to facilitate safe access flows. 
 
Policy 122.00 The City of McMinnville shall encourage the following provisions for each of the three 

functional road classifications: [in part] 
 

2. Local streets. 
a. Designs should minimize through-traffic and serve local areas only.  

 
Finding:  Goal VI 1 and Policies 117.00, 118.00, 119.00, 120.00, and 122.00 are satisfied by this 
proposal in that the subject site is currently adjacent to NE Fircrest Drive, a public local street, that 
serves only the local area and does not connect to other public streets due to the proximity of limiting 
geographic features and other existing development.  Fircrest Drive will be required to be improved 
commensurate with the future development of this site as per the requirements of the adopted 
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McMinnville Transportation System Plan (TSP) to ensure safe and efficient transportation opportunities 
for all citizens.   
 
Policy 126.00 The City of McMinnville shall continue to require adequate off-street parking and loading 

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

to better utilize existing and future roadways and right-of-ways as transportation routes. 
 
Finding:  Policies 126.00 and 127.00 are satisfied by this proposal in that off-street parking will be 
required for all residential development as specified by Chapter 17.60 (Off-Street Parking and Loading) 
of the McMinnville Zoning Ordinance. 

 
Policy 130.00 The City of McMinnville shall encourage implementation of the Bicycle System Plan that 

connect residential areas to activity areas such as the downtown core, areas of work, 
schools, community facilities, and recreation facilities.   

 
Policy 132.15 The City of McMinnville shall require that all new residential developments such as 

subdivisions, planned developments, apartments, and condominium complexes provide 
pedestrian connections with adjacent neighborhoods. 

 
Finding:  Policies 130.00 and 132.15 are satisfied by this proposal in that, when a specific development 
is proposed for this site, public sidewalks commensurate with that proposal will be required as part of 
the street improvements and will provide pedestrian connections from this site to the surrounding area.  
Provision of safe, accessible bicycle routes continue to be provided throughout the city as directed by 
the McMinnville TSP.        
 
GOAL VII 1: TO PROVIDE NECESSARY PUBLIC AND PRIVATE FACILITIES AND UTILITIES AT 

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

 
Policy 136.00 The City of McMinnville shall insure that urban developments are connected to the 

municipal sewage system pursuant to applicable city, state, and federal regulations. 
 
Policy 139.00 The City of McMinnville shall extend or allow extension of sanitary sewage collection lines 

with the framework outlined below:   
 

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

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

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

4. Extensions will implement applicable goals and policies of the comprehensive plan. 
 
Policy 142.00 The City of McMinnville shall insure that adequate storm water drainage is provided in 

urban developments through review and approval of storm drainage systems, and through 
requirements for connection to the municipal storm drainage system, or to natural drainage 
ways, where required. 
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Policy 143.00 The City of McMinnville shall encourage the retention of natural drainage ways for storm 

water drainage.  
 
Policy 144.00 The City of McMinnville, through McMinnville Water and Light, shall provide water services 

for development at urban densities within the McMinnville Urban Growth Boundary. 
 
Policy 145.00 The City of McMinnville, recognizing McMinnville Water and Light as the agency 

responsible for water system services, shall extend water services within the framework 
outlined below:   

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

surrounding land uses. 
2. Extensions promote the development patterns and phasing envisioned in the 

McMinnville Comprehensive Plan. 
3. For urban level developments within McMinnville, sanitary sewers are extended or 

planned for extension at the proposed development densities by such time as the 
water services are to be utilized; 

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

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

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

 
Policy 151.00 The City of McMinnville shall evaluate major land use decisions, including but not limited 

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

   
1. Sufficient municipal water system supply, storage and distribution facilities, as 

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

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

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

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

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

   
Finding:  Goal VII 1 and Policies 136.00, 139.00, 142.00, 143.00, 144.00, 145.00, 147.00, and 151.00 
are satisfied by the request as, based on comments received, adequate levels of sanitary sewer 
collection, storm sewer and drainage facilities, municipal water distribution systems and supply, and 
energy distribution facilities, either presently serve or can be made available to sufficiently serve the 
site.  Additionally, the municipal Water Reclamation Facility has the capacity to accommodate flow 
resulting from development of this site.  Administration of all municipal water and sanitary sewer 
systems guarantee adherence to federal, state, and local quality standards.  The City of McMinnville 
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shall continue to support coordination between city departments, other public and private agencies and 
utilities, and McMinnville Water and Light to insure the coordinated provision of utilities to developing 
areas and in making land-use decisions.  
 
Policy 153.00 The City of McMinnville shall continue coordination between the planning and dire 

departments in evaluating major land use decisions.  
 
Policy 155.00 The ability of existing police and fire facilities and services to meet the needs of new 

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

 
Finding:  Policies 153.00 and 155.00 are satisfied in that emergency services departments have 
reviewed this request and raise no concerns.      
 
GOAL VII 3: TO PROVIDE PARKS AND RECREATION FACILITIES, OPEN SPACES, AND SCENIC 

AREAS FOR THE USE AND ENJOUMENT OF ALL CITIZENS OF THE COMMUNITY. 
 
Policy 163.00 The City of McMinnville shall continue to require land, or money in lieu of land, from new 

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

 
Finding:  Goal VII 3 and Policy 163.00 are satisfied in that park fees shall be paid for each housing unit 
at the time of building permit application as required by McMinnville Ordinance 4282, as amended. 
 
GOAL VIII 1: TO PROVIDE ADEQUATE ENERGY SUPPLIES, AND THE SYSTEMS NECESSARY 

TO DISTRIBUTE THAT ENERGY, TO SERVICE THE COMMUNITY AS IT EXPANDS. 
 
Policy 173.00 The City of McMinnville shall coordinate with McMinnville Water and Light and the 

various private suppliers of energy in this area in making future land use decisions.   
 
Policy 177.00 The City of McMinnville shall coordinate with natural gas utilities for the extension of 

transmission lines and the supplying of this energy resource. 
 
Finding:  Goal VIII 1 and Policies 173.00 and 177.00 are satisfied in that McMinnville Water and Light 
and Northwest Natural Gas were provided opportunity to review and comment regarding this proposal 
and no concerns were raised.      
 
Policy 178.00 The City of McMinnville shall encourage a compact urban development pattern to provide 

for conservation of all forms of energy.  
 
Finding:  Policy 178.00 is satisfied in that the applicant is proposing to amend the current zoning 
designation of 5.2 acres of this 5.3 acre site to R-4 to allow for the possibility of providing multiple-family 
type housing thereby achieving a more compact form of urban development and energy conservation 
than would have otherwise been achieved. 
 
GOAL X1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 

DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 
 
Policy 188.00 The City of McMinnville shall continue to provide opportunities for citizen involvement in 

all phases of the planning process.  The opportunities will allow for review and comment 
by community residents and will be supplemented by the availability of information on 
planning requests and the provision of feedback mechanisms to evaluate decisions and 
keep citizens informed. 
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Finding:  Goal X1 and Policy 188.00 are satisfied in that McMinnville continues to provide opportunities 
for the public to review and obtain copies of the application materials and completed staff report prior 
to the holding of advertized public hearing(s).  All members of the public have access to provide 
testimony and ask questions during the public review and hearing process. 
 
 
McMinnville’s City Code: 
 
The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to the 
request: 
  

17.03.020  Purpose.  The purpose of this ordinance is to encourage appropriate and orderly 
physical development in the City through standards designed to protect residential, commercial, 
industrial, and civic areas from the intrusions of incompatible uses; to provide opportunities for 
establishments to concentrate for efficient operation in mutually beneficial relationship to each other 
and to shared services; to provide adequate open space, desired levels of population densities, 
workable relationships between land uses and the transportation system, and adequate community 
facilities; to provide assurance of opportunities for effective utilization of the land resource; and to 
promote in other ways public health, safety, convenience, and general welfare. 
  
Finding:  Section 17.03.020 is satisfied by the request for the reasons enumerated in Conclusionary 
Finding for Approval No. 1. 
 

17.57.010  Landscaping – Purpose and intent.  The purpose and intent of this chapter is to 
enhance the appearance of the city by encouraging quality landscaping which will benefit and protect 
the health, safety, and welfare of the general public.  By relating all the requirements of the zoning 
ordinance to the project in one review procedure, the review will assist the developer in integrating the 
uses of the property with the landscaping, will relate the project to surrounding property uses in 
existence or projected, and will attempt to minimize project costs.  The landscaping provisions in Section 
17.57.050 are in addition to all other provisions of the zoning ordinance which relate to property 
boundaries, dimensions, setback, vehicle access points, parking provisions and traffic patterns.  [..] 
  

17.57.050  Area Determination—Planning factors.   
B. Landscaping shall be accomplished within the following ranges: 

1. Multiple-family, twenty-five percent of the gross area.  This may be reduced to not less 
than fifteen percent upon approval of the [landscape] review committee.  (The gross area 
to be landscaped may only be reduced by the review committee if there is a showing by 
the applicant that the intent and purpose of this chapter and subsection B of this section 
are met).    

C. The following factors shall be considered by the applicant when planning the landscaping in 
order to accomplish the purpose set out in Section 17.57.010.  The Landscape Review 
Committee shall have the authority to deny an application for failure to comply with any or 
all of these conditions: 
1. Compatibility with the proposed project and the surrounding and abutting properties and 

the uses occurring thereon. 
2. Screen the proposed use by sight-obscuring, evergreen plantings, shade trees, fences, 

or combinations of plantings and screens. 
3. The retention of existing trees and natural areas that may be incorporated in the 

development of the project.  The existing grade should be preserved to the maximum 
practical degree.  Existing trees shall be provided with a watering area equal to at least 
one-half the crown area.   
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Finding:  Sections 17.57.010 and 17.57.050(B)(1-3) are satisfied by the request in that any future 
proposal to develop this site as a multiple-family development will be required to comply with these 
standards as per the review authority of the McMinnville Landscape Review Committee.  Additionally, 
staff recommends adoption of a condition of approval of this application that would require sufficient 
buffering and screening along the site’s western edge for the benefit of established senior and assisted 
care facilities that border the site along that edge.  This buffering and screening shall utilize methods 
for the express purpose of mitigating noise, headlight glare, and visual intrusion from the site’s 
development onto adjacent land west of the site and shall include a mix of vertical and horizontal 
vegetation, fencing and/or berms as may be approved by the Landscape Review Committee at the time 
of development.  The existence of the 1.4 acre natural greenway along the northern portion of the site 
will further add to the buffering of existing residences to the northwest. 
 

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

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

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

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

When the proposed amendment concerns needed housing (as defined in the McMinnville 
Comprehensive Plan and state statutes), criterion "B" shall not apply to the rezoning of land designated 
for residential use on the plan map. 
 
In addition, the housing policies of the McMinnville Comprehensive Plan shall be given added emphasis 
and the other policies contained in the plan shall not be used to:  (1) exclude needed housing; (2) 
unnecessarily decrease densities; or (3) allow special conditions to be attached which would have the 
effect of discouraging needed housing through unreasonable cost or delay. 
 
Finding:  Criterion “B” of this review standard does not apply when the proposed amendment concerns 
needed housing.  Table B-11 of Appendix B of the 2001 McMinnville Buildable Land Needs Analysis 
and Growth Management Plan demonstrates that McMinnville had a deficit of 162 R-4 zoned acres 
needed to meet future projected housing needs; the year 2020 was the identified planning horizon for 
this projection.  Since 2001, approximately 51 acres have been rezoned to R-4 leaving a residual deficit 
of approximately 111 R-4 zoned acres still needed to meet projected needs.  Approval of this zone 
change request would reduce that deficit to approximately 105.8 acres.   
 
Section 17.74.020 is satisfied in that the proposed R-4 zoning designation for this site is consistent with 
the goals and policies of the McMinnville Comprehensive Plan, and is orderly and timely given 
considering existing nearby residential development and the site’s proximity to public streets, transit 
facility options, the ability to be adequately served by required utilities and services, and the local need 
for additional higher density and/or affordable housing options.  While this site is located within 
approximately one-half mile from Airport Park, the park’s location on the south side of Highway 18 
makes is rather difficult to reach by means of pedestrian or bicycle travel.  However, the applicant 
proposes, as shown on the submitted conceptual site plan, the provision of an approximately 1.4 acre 
area to be retained as an onsite nature reserve.  While not an active park, this area would potentially 
provide similar opportunities to Tice Park for the benefit of the site’s residents.  Chemeketa Community 
College is located approximately one-half mile to the west of the subject site which provides a wide 
range of educational opportunities.  While commercial opportunities are not readily available within a 
reasonable distance to this site, the alleviation of meeting Criterion “B” above allows recognition of the 
current development character of this area as meeting the needs of a diverse residential population by 
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numerous means.  This current proposal to rezone the subject to R-4 would allow the continuation of 
this established development pattern in recognition of its unique location along Highway 18 and 
adjacent to the urban growth boundary (UGB).  In addition, there are no policies contained in the 
Comprehensive Plan that are being utilized to unnecessarily decrease densities or discourage any form 
of housing.   
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City of McMinnville 
Community Development Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7312 

www.mcminnvilleoregon.gov 

MEMORANDUM 
 

DATE: August 23, 2017 
TO: Heather Richards, Planning Director 
FROM: Mike Bisset, Community Development Director 
SUBJECT: ZC 11-17 (Zone Change) Land Use Resources, LLC 

This memo is in response to questions regarding traffic on NE Fircrest Drive raised during public 
testimony, and by Planning Commissioners, during the public hearing for proposed ZC 11-17 held on 
August 17, 2017.  Some concern was expressed that the traffic study prepared by the applicant’s traffic 
engineer did not address the capacity of NE Fircrest Drive to handle the additional traffic generated 
from the proposed 95 unit multi-family development. 

As I noted during the hearing, NE Fircrest Drive is local residential street in the City’s transportation 
plan.  The table below includes descriptions of street classifications adopted as part of the City’s 
Transportation System Plan.  As noted, local residential streets are intended to carry less than 1,200 
vehicles per day, and they are intended to serve the adjacent land without carrying through traffic: 
: 

Attachment 7
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Staff has reviewed the existing and proposed developments that access NE Fircrest Drive to verify that 
the expected traffic is within the 1,200 vehicle per day designation for local residential streets.  Per the 
Institute of Transportation Engineers (ITE) Trip Generation Manual (9th Edition, 2012), the expected 
traffic from the developments that access NE Fircrest Drive is as shown on the map below: 
 

   
As shown, the existing traffic from Fircrest Village Condominiums and the Fircrest Community Living 
complex is approximately 426 vehicle trips per day.  The expected daily traffic associated with ZC 11-
17 (95 units of multi-family) is 632 vehicle trips per day.  The total expected daily traffic on NE Fircrest 
Drive, including existing and proposed developments, is 1,058 trips per day.  Thus, the expected traffic 
on NE Fircrest Drive is within the 1,200 vehicle per day designation for local residential streets and, as 
staff noted at the public hearing, there is adequate capacity to serve the proposed development. 
 
Please let me know if you have any questions. 
 

Mike Bisset, Director 
City of McMinnville Community Development 
231 NE Fifth Street | McMinnville, OR  97128 
Office:  503.434.7312 
http://www.mcminnvilleoregon.gov  
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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

STAFF REPORT 
 
DATE: October 24, 2017 
TO: Mayor and City Councilors 
FROM: Ron Pomeroy, Principal Planner 
SUBJECT: Ordinance No. 5040 - G 6-17:  Zoning Text Amendments to amend  

Chapter 17.12.010(D) (Accessory Dwelling Unit (ADU) 
 
 
Council Goal:   
 
Promote Sustainable Growth and Development 
 
Report in Brief: 
 
This action is the consideration of Ordinance No. 5040, an ordinance amending Chapter 17.12.010(D) 
(Accessory Dwelling Unit (ADU) of the McMinnville Zoning Ordinance to remove local barriers for 
affordable housing and to encourage additional residential opportunities.  
 
Background: 
 
The proposed amendments began as a recommendation of the McMinnville Affordable Housing Task 
Force (MAHTF).  As part of their efforts to remove barriers for affordable housing in McMinnville, the 
MAHTF reviewed the McMinnville Zoning Ordinance for affordable housing initiatives and efficiencies.  
They used the State of Oregon’s Affordable Housing Measures checklist as a framework for their 
discussions.  (Decision Document Attachment 1). 
 
At their January 25, 2017 meeting, the MAHTF started their evaluation of the current McMinnville 
Zoning Ordinance to identify additional development code efficiency measures as they pertain to 
affordable housing.  The discussion resulted in direction being provided to Planning Department staff to 
assemble an analysis evaluating comparable cities’ development codes as they pertain to barriers and 
incentives to affordable housing with the goal of identifying potential efficiency measures that could be 
incorporated into the McMinnville Zoning Ordinance.   
 
The multi-jurisdictional analysis included a review of development codes from the cities of Newberg, 
Ashland, Bend, Redmond, Corvallis, and Grants Pass.   
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At the February 22, 2017 MAHTF meeting an analysis of the first set of potential efficiency measures 
was provided and discussed.  Those measures included: 
 

• Accessory Dwelling Units 
• Multi-Family Off-Street Parking Requirements 
• Under Four Units Off-Street Parking Requirements 
• Residential Street Standards 
• Minimum Density Standards 
• Limitations on Low Density Housing Types 
• Amount of High Density Zoning Districts 
• Duplexes in Low Density Zones, and 
• Attached Units Allowed in Low Density Zones 

 
That analysis showed that McMinnville’s efficiency measures are generally better for affordable housing 
than similar sized cities.  However, there are some opportunities for improvements.  One of those 
opportunities would be to consider modifications to McMinnville’s current ADU regulations.  Staff was 
asked to bring proposed draft amendments to the Zoning Ordinance governing ADUs to the MAHTF for 
consideration potentially resulting in a MAHTF recommendation to the Planning Commission for review 
of those modifications.   
 
On July 26, 2017, the recommended amendments were presented to the McMinnville Affordable 
Housing Task Force for review, comment, and direction.  At that meeting, the Task Force reviewed and 
discussed the proposed amendments and directed staff to move this recommendation forward for 
Planning Commission review at the August 17, 2017 work session. 
 
At the August 17, 2017 Planning Commission work session the recommended amendments were 
presented for review, comment and direction.  During that discussion, the Commission was additionally 
interested in considering the possibility of allowing modular buildings to be used as ADUs as well as 
limiting the height of ADUs under certain circumstances.  Following discussion, the Planning 
Commission directed staff to bring this proposed amendment forward as a hearing item for public 
review, comment, and consideration in a public hearing to be held on September 21, 2017.  At the 
culmination of that hearing, the Planning Commission voted unanimously to recommend that the 
Council consider and approved the recommended amendments at their October 24, 2017 public 
meeting. 
 
Planning Department staff conducted an analysis across six similarly sized Oregon cities regarding 
opportunities to accommodate Accessory Dwelling Units on otherwise developed residential lots.  (See 
Decision Document Attachment 2).  Notable observations resulting from that comparative analysis were 
that by allowing ADUs as a permitted use on otherwise already developed single-family lots in all of its 
residential zones, McMinnville is more lenient than some jurisdictions which require either conditional 
use approvals or employ other limitations such as establishing minimum lot sizes in certain zones 
before ADUs are allowed.  Regarding dwelling type, McMinnville is fairly similar to other cities by 
allowing the ADU to be either attached to or part of the main home or to be designed as a detached 
dwelling as long as applicable zoning setbacks were met. 
 
Where McMinnville is more restrictive than most other surveyed cities is that the current McMinnville 
regulations require that an ADU be a minimum of 300 square feet in size while most of the other cities 
have not established a minimum size requirement for such a dwelling.  Additionally, McMinnville’s 
regulations cap the maximum size of an ADU to either 800 square feet or 40% of the size of the main 
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residence, whichever is smaller.  While this size/percentage ratio relationship is not unique to 
McMinnville, those established by other cities commonly allow a maximum of 1,000 square foot or 50% 
of the main house as a maximum size limitation. 
 
Another notable difference can be experienced as a disincentive, or even a barrier, to affordable 
housing as it directly impacts the economic viability of constructing the ADU.  To point, McMinnville 
currently requires an ADU to be provided with independent services that include, but are not limited to, 
water, sewer, and electricity.  This means that, unlike a residential duplex that shares a common private 
sanitary sewer line that connects both dwellings to the public right-of-way, an ADU in McMinnville must 
install a separate sanitary sewer line directly to the public sewer line located in the right-of-way.  This 
results in two sanitary sewer laterals being extended from one lot rather than one shared lateral in the 
case of a duplex dwelling.   
 
The rationale behind this requirement is to proactively address the potential future partitioning of the 
residential lot into two lots enabling the sale of each dwelling unit separately.  In this instance, the 
utilities would already be separate making the partitioning effort easier and less costly.  However, this 
requirement does add costs to the project, and the costs are borne by the ADU applicant based upon a 
potential effort in the future and not in response to that effort.  So the question to consider is if this 
requirement should be modified to allow an ADU to connect to the existing sanitary sewer lateral of the 
main residence and, in that manner, operate similarly to a duplex.  The cost of extending a separate 
sewer lateral would then only be borne by those choosing to later move forward with a request to 
partition the units onto their own separate lots. 
 
The City’s Engineering Department has been consulted on this matter and is supportive of removing 
this requirement, noting that the costs for separation will need to be incurred at the time of a partition.  
While this is accurate, there are only a minor number of such properties that would, or could, actually 
partition the dwelling units on to their own lots while meeting all of the necessary remaining planning 
requirements relative to lot size, setbacks, etc.  So, on balance, most ADU owners would experience a 
development savings over this life of the ADU as they are likely to remain on the same parcel.  The 
Engineering Department concurs with this observation. 
 
A third efficiency that could be provided would be to remove the current local zoning requirement that 
the property owner must reside on site within the primary dwelling unit.  While this requirement was 
most likely adopted for reasons related to neighborhood social stability, the question of who lives in any 
given residential unit has no actual land use impact as they would yet remain two dwelling units 
regardless of who lives in each dwelling.  There was some discussion of this by the MAHTF but no 
clear direction provided.  That said, staff is supportive of this amendment and is comfortable bringing it 
forward as a proposed amendment for consideration. 
 
Work Session Summary: 
 
During the Planning Commission work session held on August 17th, the Commission discussed the 
possibility of allowing modular buildings to be used as ADUs as well as potentially limiting the height of 
ADUs under certain circumstances.   
 
An email was submitted by Patty O’Leary on August 17, 2017 (See Decision Document Attachment 3), 
raising two questions:  1) could “prefab houses” (modular homes) be allowed as ADUs; and 2) could an 
existing smaller home be considered as the ADU if a larger home was constructed on the site and 
considered the main dwelling? 
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Modular Homes –  
The Commission discussed the idea of allowing modular homes as ADUs and asked staff to bring back 
information relative to the differences between these two types of dwelling units.  Staff inquired of the 
McMinnville Building Official as to the difference between a manufactured home (currently prohibited for 
use as an ADU) and a modular home.  The Building Official’s response is provided (See Decision 
Document Attachment 4) and, in sum, clarifies that manufactured and modular homes are both 
constructed at a State of Oregon licensed manufacturing plant and each receive a different insignia 
upon completion.  The main construction difference between the types of units is that manufactured 
homes are supported on rails placed on pads and secured are with anchors while modular homes 
transfer building loads to the exterior walls and are placed on permanent foundations.  Modular homes 
are seen by lenders as a single-family dwelling while manufactured homes are recognized by lenders 
as real property (like an automobile) even if placed on a permanent foundation because of the insignia 
required by the State of Oregon.  All other design differences between these types of units are 
individual design and customer preference based.   
 
ADU and main dwelling designations –  
Currently the construction of an ADU is limited in size not to approximate the size of the existing main 
dwelling unit.  In the case of a small existing residence, this regulation could hamper the desired size of 
an ADU.  The Commission discussed this situation and the idea of allowing the designation of these 
units to flip.  In that instance, the small existing residence would become the ADU upon completion of 
the construction of a larger, new main dwelling unit.  The size relationship between the two dwelling 
units would need to comply with current ADU regulations in place at that time. 
 
Other direction- 
The Planning Commission also discussed the possibility of limiting the height of a detached ADU such 
that it would not exceed the height of the main residence.  This idea is based on an interest in ensuring 
design compatibility between residential structures on adjacent lots and within the surrounding 
neighborhood.  In discussion, it was recognized that the only instances where this would come into play 
would be: 1) construction of a stand-alone detached ADU; and, 2) construction of an ADU above a 
detached structure (garage, for example).  In the instance where the main residence is single story in 
design, this requirement would eliminate the possibility of constructing an ADU above a detached 
garage.  If the main residence was two-story in design, the peak of the ADU would be required to be no 
higher than that of the two-story residence. 
 
In researching detached ADU height regulations in the six Oregon cities previously reviewed for this 
project, staff finds that only the City of Bend places a limitation on detached ADU building height as 
shown in the table below.  This analysis is provided only as a comparison of how other communities 
similar to McMinnville address this concern discussed by the Commission. 
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Detached ADU 
Height in Low 
and Medium 

Density 
Residential 

Zones

McMinnville Newberg Bend Ashland Redmond Corvallis Grants Pass

35 Feet 30 Feet 25 Feet if 
Primary 

Dwelling is 25 
Feet or taller

35 Feet 35 Feet 30 Feet 35 Feet 

Height of 
Primary 

Dwelling if 
Primary 

Dwelling is less 
than 25 Feet

COMPARATIVE DETACHED ADU BUILDING HEIGHTS

 
Additional Agency Comment: 
 
Additional comment was received from the Oregon Department of Land Conservation and 
Development (DLCD) on September 8, 2017 (See Decision Document Attachment 5).  In sum, DLCD 
makes two recommendations: 1) Remove the on-site parking requirement for ADUs; and, 2) State that 
legally non-conforming structures are eligible to be converted to ADUs. 
 
While DLCD has recently encouraged and recommended the reduction or removal of parking 
requirements for various land uses, the Planning Department would discourage this amendment as it 
would apply to ADUs.  In recent years, much citizen testimony has been received at public hearings 
concerning the sufficiency of currently required on-site residential parking.  As the Commission may 
recall, this was one of the more prominent concerns raised by citizens regarding the Baker Creek 
Development zone change and subdivision proposal reviewed last winter.  Allowing the creation of an 
additional dwelling unit without requiring the provision of at least one parking stall to serve the new 
resident(s) needs would further place additional pressure for that parking need to be met on the public 
right-of-way.   
 
Regarding a declaration that legal non-conforming structures be eligible to be converted to ADUs, this 
ability is already allowed and generally addressed in Chapter 17.63 (Nonconforming Uses) of the 
McMinnville zoning ordinance.  Specifically, 17.63.030 (Structures – Alteration or extension) states: 
 
“Structures conforming as to use but nonconforming as to height, yard requirements, setback, lot size, 
or density may be altered or extended, provided the alteration or extension does not result in a violation 
of this title, except as provided below: 
 

A. Dwellings may be altered or extended subject to the provision of Section 17.54.050 [Yards] 
B. Dwellings located in residential zones may be altered or extended so long as the alteration or 

extension does not result in a violation of this title or so long as the alteration or extension is 
confined within the existing building lines. 

 
Since ADUs are currently allowed on all legally platted residential parcels and lots in McMinnville, the 
Planning Department would rely on Section 17.63.030, above, to allow the conversion of a legally non-
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conforming structure to an ADU.  However, to make this explicitly clear, staff would suggest that the 
following be considered as an addition to the ADU standards: 
 

9. That legally non-conforming accessory structures located on residentially zoned land may 
be converted to an accessory dwelling unit in accordance with the requirements of Chapter 
17.63 (Nonconforming Uses). 

 
This suggested standard is included in the Recommendation section below for your consideration. 
 
Additional Public Comment: 
 
Additional public comment was received from the Friends of Yamhill County (FYC) on September 21, 
2017, (See Decision Document Attachment 6).  FYC is supportive of the proposal and notes “The entire 
community will benefit from a housing mix that is financially accessible to the widest possible range of 
citizens.”   
 
Proposed Amendments: 
 
The amendments being proposed are as follows.  As the requirements for ADU’s are found in the R-1 
(Single-Family Residential) chapter of the zoning ordinance (Chapter 17.12) and referenced by the 
other residential zones, the proposed amendments are specific to Chapter 17.12.  Text to be deleted is 
identified with a bold strikeout font and text to be added is identified with a bold underlined font.    
 
McMinnville Zoning Ordinance (Ordinance 3380)  
“Chapter 17.12.010 (Permitted Uses) – (D) Accessory dwelling unit (ADU) subject to the following 
standards.” 
 

1. The accessory dwelling unit may be established by: 
a. Conversion of an attic, basement, or garage or any other portion of the primary 

dwelling; 
b. Adding floor area to the primary dwelling, including a second story; or 
c. Construction of a detached accessory dwelling unit on a lot with a primary single-family 

dwelling.; or 
d. Construction of a new primary dwelling with the existing dwelling being 

designated the ADU and found in compliance with all requirements of this 
Section. 

2. The square footage of the accessory dwelling shall not exceed 4050 percent of the primary 
dwelling exclusive of the garage, or 8001,000 square feet, whichever is less.  The minimum 
area shall be as determined by the State of Oregon Building Codes Division.  The 
minimum area shall not be less than 300 square feet. 

3. The building coverage of a detached ADU may not be larger than the building 
coverage of the primary dwelling. 

4. The accessory dwelling shall meet all applicable standards for this zone including, but not 
limited to, setbacks, height, and building codes in effect at the time of construction. The 
maximum height allowed for a detached ADU is the lesser of 25 feet or the height of 
the primary dwelling. 

5.  The structure’s appearance, including siding, roofing, materials, and color shall coincide with 
that used on the primary dwelling unit, including roof pitch, eaves, window fenestration 
patterns, etc. 

160



G 6-17: Accessory Dwelling Units (McMinnville Zoning Ordinance Chapter 17.12.010(D)) Page 7 

---------------------------------------------------------------------------------------------------------------------------------------------------------------- 
Attachments: 
Ordinance No. 5040 including: 
 Exhibit A – G 6-17 Decision Document 
Attachments and Public Testimony Received 
Planning Commission Draft Minutes, 09.21.17

6.  One additional off-street parking space shall be provided (in addition to any off-street parking 
required for other uses on the same parcel or lot). 

6. The accessory dwelling unit must have independent services that include but are not 
limited to water, sewer, and electricity. 

7. The property owner shall reside on site within the primary dwelling unit. 
7. Not more than one accessory dwelling unit shall be allowed per lot or parcel. 
8. The accessory dwelling unit shall contain a kitchen, bathroom, living, and sleeping area that 

are completely independent from the primary dwelling. 
9. Manufactured homes, recreational vehicles, motor vehicles, travel trailers and all other forms 

of towable or manufactured structures, not to include modular structures, shall not be 
used as an accessory dwelling unit. 

10. ADUs are exempt from the residential density standards of this code. 
11. Occupancy and use standards for an ADU shall be the same as those applicable to a 

primary dwelling on the same site. 
12. That legally non-conforming accessory structures located on residentially zoned land 

may be converted to an accessory dwelling unit in accordance with the requirements 
of Chapter 17.63 (Nonconforming Uses). 

 
Discussion: 
 
The Planning Commission conducted a public hearing on September 21, 2017.  At that time there was 
public testimony in opposition of the proposal.  Please see attached planning commission minutes from 
the September 21, 2017 meeting.   
 
Fiscal Impact: 
 
None to Municipality 
Reduced private utility construction cost  
 
 
Alternative Courses of Action: 
 

1) ADOPT Ordinance No. 5040, approving G 6-17 and adopting the Decision, Findings of Fact and 
Conclusionary Findings.   

 
2) ELECT TO HOLD A PUBLIC HEARING date specific to a future City Council meeting.  

 
3) DO NOT ADOPT Ordinance No. 5040. 

 
 
Recommended/Suggested Motion: 
 
Staff recommends that the Council adopt Ordinance No. 5040 which would approve the zoning text 
amendments as recommended by the Planning Commission.   
 
“THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR 
APPROVAL, AND THE MATERIALS SUBMITTED BY THE APPLICANT, I MOVE TO ADOPT 
ORDINANCE NO. 5040.   
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ORDINANCE NO. 5040 
 
AN ORDINANCE AMENDING THE MCMINNVILLE ZONING ORDINANCE SPECIFIC TO SECTION 
17.12.010(D) ACCESSORY DWELLING UNIT (ADU) TO HELP REMOVE LOCAL BARRIERS TO 
AFFORDABLE HOUSING AND TO ENCOURAGE ADDITIONAL RESIDENTIAL OPPORTUNITIES.   

 
RECITALS: 
 
 The City of McMinnville has adopted a FY 2017-2018 Goal to Promote Sustainable Growth and 
Development supported by the Objective of “Working with partners e.g. the County, COG, and others, 
identify economic opportunities for addressing affordable housing, homelessness, and growth.”; and 
 
 As part of their efforts to remove barriers for affordable housing in McMinnville, the McMinnville 
Affordable Housing Task Force (MAHTF) reviewed the Zoning Ordinance to identify opportunities for 
increased affordable housing efficiencies.  This effort resulted, in part, in a recommendation to amend 
the portion of the McMinnville Zoning Ordinance governing Accessory Dwelling Units (ADUs) to allow 
for additional zoning flexibility and reduced infrastructure cost; and 
 

The recommended text amendments were reviewed by the McMinnville Planning Commission 
at a work session held on August 17, 2017 and at a public hearing held on September 21, 2017, where 
the Commission unanimously recommended that the Council approve the following amendments to 
Chapter 17.12.010(D) of the McMinnville Zoning Ordinance.  
 
NOW, THEREFORE, THE COMMON COUNCIL FOR THE CITY OF MCMINNVILLE ORDAINS AS 
FOLLOWS:   
 
Section 1:  That the Council adopts the Findings of Fact, Conclusionary Findings and Decision as 
documented in Exhibit A for G 6-17; and 
 
Section 2:  That Chapter 17.12.010(D) (Accessory Dwelling Units (ADU) subject to the following 
standards:) is amended as provided below.  Text that is added is shown in bold underlined font while 
text that is removed is shown in strikeout font.  The specific adopted amendments are as follows:     

 
1. The accessory dwelling unit may be established by: 

a. Conversion of an attic, basement, or garage or any other portion of the primary dwelling; 
b. Adding floor area to the primary dwelling, including a second story; or 
c. Construction of a detached accessory dwelling unit on a lot with a primary single-family 

dwelling.; or 
d. Construction of a new primary dwelling with the existing dwelling being 

designated the ADU and found in compliance with all requirements of this 
Section. 

2. The square footage of the accessory dwelling shall not exceed 4050 percent of the primary 
dwelling exclusive of the garage, or 8001,000 square feet, whichever is less.  The minimum 
area shall be as determined by the State of Oregon Building Codes Division.  The 
minimum area shall not be less than 300 square feet. 

3. The building coverage of a detached ADU may not be larger than the building 
coverage of the primary dwelling. 

4. The accessory dwelling shall meet all applicable standards for this zone including, but not 
limited to, setbacks, height, and building codes in effect at the time of construction. The 
maximum height allowed for a detached ADU is the lesser of 25 feet or the height of 
the primary dwelling. 
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5.  The structure’s appearance, including siding, roofing, materials, and color shall coincide with 
that used on the primary dwelling unit, including roof pitch, eaves, window fenestration 
patterns, etc. 

6.  One additional off-street parking space shall be provided (in addition to any off-street parking 
required for other uses on the same parcel or lot). 

6. The accessory dwelling unit must have independent services that include but are not 
limited to water, sewer, and electricity. 

7. The property owner shall reside on site within the primary dwelling unit. 
7. Not more than one accessory dwelling unit shall be allowed per lot or parcel. 
8. The accessory dwelling unit shall contain a kitchen, bathroom, living, and sleeping area that 

are completely independent from the primary dwelling. 
9. Manufactured homes, recreational vehicles, motor vehicles, travel trailers and all other forms 

of towable or manufactured structures, not to include modular structures, shall not be 
used as an accessory dwelling unit. 

10. ADUs are exempt from the residential density standards of this code. 
11. Occupancy and use standards for an ADU shall be the same as those applicable to a 

primary dwelling on the same site. 
12. That a legally non-conforming accessory structure located on residentially zoned 

land may be converted to an accessory dwelling unit in accordance with the 
requirements of Chapter 17.63 (Nonconforming Uses). 

 
 
Section 3:  That this Ordinance shall take effect 30 days after its passage by the City Council. 
 

Passed by the Council this 24th day of October 2017, by the following votes: 

 
Ayes:   _________________________________________________ 

 
Nays:   _________________________________________________ 

 

___________________________________ 

MAYOR 
 
 
Attest: Approved as to form: 

__________________________ ____________________________ 
CITY RECORDER    CITY ATTORNEY 
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CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

 
503-434-7311 

www.mcminnvilleoregon.gov  
 

 
 
DECISION, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR THE APPROVAL OF 
LEGISLATIVE AMENDMENTS TO CHAPTER 17.12.010(D) (ACCESSORY DWELLING UNITS)       
 
 
DOCKET: G 6-17 
 
REQUEST: The City of McMinnville is proposing to amend Chapter 17.12 (Single-Family 

Residential Zone) of the McMinnville Zoning Ordinance to update provisions 
relative to Accessory Dwelling Units to reduce some identified barriers to 
affordable housing opportunities in McMinnville.      

 
LOCATION: N/A   

 
ZONING: N/A   
 
APPLICANT:   City of McMinnville 
 
STAFF: Ron Pomeroy, Principal Planner 
 
HEARINGS BODY: McMinnville Planning Commission 
 
DATE & TIME: September 21, 2017.  Meeting held at 6:30 p.m. at the Civic Hall, 200 NE 2nd 

Street, McMinnville, Oregon. 
 
DECISION MAKING  
BODY: McMinnville City Council 
 
DATE & TIME: October 10, 2017.  Meeting held at 7:00 p.m. at the Civic Hall, 200 NE 2nd Street, 

McMinnville, Oregon. 
 
COMMENTS: This matter was referred to the following public agencies for comment: 

McMinnville Fire Department, Police Department, Engineering Department, 
Building Department, Wastewater Services, Parks Department, McMinnville 
Public Works, City Manager, and City Attorney; McMinnville Water and Light; 
McMinnville School District No. 40; Yamhill County Planning Department; 
Frontier Communications; Recology Western Oregon; Comcast; Northwest 
Natural Gas; and the Oregon Department of Land Conservation and 
Development.  Their comments are provided in this exhibit.  No comments in 
opposition have been provided.  

 EXHIBIT A 
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DECISION 
 
Based on the findings and conclusions, the Planning Commission recommends APPROVAL of the 
legislative zoning text amendments (G 6-17) to the McMinnville City Council. 

 
////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 

DECISION: APPROVAL  
/////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
 
City Council:  Date:  
Scott Hill, Mayor of McMinnville 
 
 
Planning Commission:  Date:  
Roger Hall, Chair of the McMinnville Planning Commission 
 
 
Planning Department:  Date:  
Heather Richards, Planning Director 
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Application Summary: 
 
The City of McMinnville is proposing to amend Chapter 17.12 (Single-Family Residential Zone) of the 
McMinnville Zoning Ordinance to update provisions relative to Accessory Dwelling Units to reduce some 
identified barriers to affordable housing opportunities in McMinnville.      
 
The McMinnville Affordable Housing Task Force (MAHTF) reviewed the proposed amendments to 
Chapter 17.12 at a meeting on January 25, 2017, provided feedback and forwarded a recommendation 
for adoption to the Planning Commission.  At the August 17, 2017 Planning Commission work session, 
the Commission reviewed the recommended amendments and indicated additional interest in the 
possibility of additionally allowing modular buildings to be used as ADUs as well as limiting the height 
of ADUs under certain circumstances.  Following discussion, the Planning Commission directed staff to 
bring the proposed amendments, and information and recommendations relative to the new items, 
forward as a hearing item for public review, comment and consideration. 
 
Proposed Amendments: 
 
The amendments being proposed are as follows.  As the requirements for ADU’s are found in the R-1 
(Single-Family Residential) chapter of the zoning ordinance (Chapter 17.12) and referenced by the 
other residential zones, the proposed amendments are specific to Chapter 17.12.  Text to be deleted is 
identified with a bold strikeout font and text to be added is identified with a bold underlined font.    
 
McMinnville Zoning Ordinance (Ordinance 3380)  
“Chapter 17.12.010 (Permitted Uses) – (D) Accessory dwelling unit (ADU) subject to the following 
standards.” 
 

5. The accessory dwelling unit may be established by: 
e. Conversion of an attic, basement, or garage or any other portion of the primary dwelling; 
f. Adding floor area to the primary dwelling, including a second story; or 
g. Construction of a detached accessory dwelling unit on a lot with a primary single-family 

dwelling.; or 
h. Construction of a new primary dwelling with the existing dwelling being 

designated the ADU and found in compliance with all requirements of this 
Section. 

6. The square footage of the accessory dwelling shall not exceed 4050 percent of the primary 
dwelling exclusive of the garage, or 8001,000 square feet, whichever is less.  The minimum 
area shall be as determined by the State of Oregon Building Codes Division.  The 
minimum area shall not be less than 300 square feet. 

7. The building coverage of a detached ADU may not be larger than the building 
coverage of the primary dwelling. 

8. The accessory dwelling shall meet all applicable standards for this zone including, but not 
limited to, setbacks, height, and building codes in effect at the time of construction. The 
maximum height allowed for a detached ADU is the lesser of 25 feet or the height of 
the primary dwelling. 

5.  The structure’s appearance, including siding, roofing, materials, and color shall coincide with 
that used on the primary dwelling unit, including roof pitch, eaves, window fenestration 
patterns, etc. 

6.  One additional off-street parking space shall be provided (in addition to any off-street parking 
required for other uses on the same parcel or lot). 

10. The accessory dwelling unit must have independent services that include but are not 
limited to water, sewer, and electricity. 

11. The property owner shall reside on site within the primary dwelling unit. 
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7. Not more than one accessory dwelling unit shall be allowed per lot or parcel. 

12. The accessory dwelling unit shall contain a kitchen, bathroom, living, and sleeping area that 
are completely independent from the primary dwelling. 

13. Manufactured homes, recreational vehicles, motor vehicles, travel trailers and all other forms 
of towable or manufactured structures, not to include modular structures, shall not be 
used as an accessory dwelling unit. 

10. ADUs are exempt from the residential density standards of this code. 
11. Occupancy and use standards for an ADU shall be the same as those applicable to a 

primary dwelling on the same site. 
12. That legally non-conforming accessory structures located on residentially zoned land 

may be converted to an accessory dwelling unit in accordance with the requirements 
of Chapter 17.63 (Nonconforming Uses). 

 
CONDITIONS OF APPROVAL 
 
None.  
 
ATTACHMENTS 
 
Attachment 1:  Affordable Housing Efficiency Measures 
Attachment 2:  Accessory Dwelling Units Comparable Matrix 
Attachment 3:  Email received from Patty O’Leary on August 17, 2017 
Attachment 4:  Email received from the McMinnville Building Official on August 24, 2017 
Attachment 5:  Email received from DLCD Regional Representative Angela Carnahan on September 

8, 2017  
Attachment 6: Letter received from Kathryn Jernstedt, Friends of Yamhill County, on September 21, 

2017 
 
COMMENTS 
 
This matter was referred to the following public agencies for comment: McMinnville Fire Department, 
Police Department, Engineering Department, Building Department, Wastewater Services, Parks 
Department, McMinnville Public Works, City Manager, and City Attorney; McMinnville Water and Light; 
McMinnville School District No. 40; Yamhill County Planning Department; Frontier Communications; 
Recology Western Oregon; Comcast; Northwest Natural Gas; and the Oregon Department of Land 
Conservation and Development.  Their comments are provided in this exhibit.  No comments in 
opposition have been provided. 
 
FINDINGS OF FACT 
 

A. The City of McMinnville is proposing to amend Chapter 17.12 (Single-Family Residential Zone) 
of the McMinnville Zoning Ordinance to update provisions relative to Accessory Dwelling Units 
to reduce some identified barriers to affordable housing opportunities in McMinnville.      

 
B. The McMinnville Affordable Housing Task Force (MAHTF) reviewed the proposed amendments 

to Chapter 17.12 at a meeting on January 25, 2017, provided feedback and forwarded a 
recommendation for adoption to the Planning Commission.  At the August 17, 2017 Planning 
Commission work session, the Commission reviewed the recommended amendments and 
indicated additional interest in the possibility of additionally allowing modular buildings to be 
used as ADUs as well as limiting the height of ADUs under certain circumstances.  Following 
discussion, the Planning Commission directed staff to bring the proposed amendments, and 
information and recommendations relative to the new items, forward as a hearing item for public 
review, comment and consideration.   
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C. This matter was referred to the following public agencies for comment: McMinnville Fire 

Department, Police Department, Engineering Department, Building Department, Wastewater 
Services, Parks Department, McMinnville Public Works, City Manager, and City Attorney; 
McMinnville Water and Light; McMinnville School District No. 40; Yamhill County Planning 
Department; Frontier Communications; Recology Western Oregon; Comcast; Northwest Natural 
Gas; and the Oregon Department of Land Conservation and Development.  Their comments are 
provided in this exhibit.  No comments in opposition have been provided.  

 
D. Public notification of the public hearing held by the Planning Commission was published in the 

September 12, 2017 edition of the News Register.  No comments in opposition were provided 
by the public prior to the public hearing.   
 
 

CONCLUSIONARY FINDINGS 
 
The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 1981 are 
applicable to this request: 
 
GOAL V 1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL 

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

of housing types and densities. 
 
Finding:  Goal V 1 and Policy 58.00 are met by this proposal in that approval of the proposed legislative 
amendments to ADU standards will promote additional flexibility in the provision and design of 
accessory dwelling units and reduce the cost of connecting ADUs to the public sanitary sewer system 
 
GOAL V 2: TO PROMOTE A RESIDENTIAL DEVELOPMENT PATTERN THAT IS LAND-

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

 
Policy 70.00 The City of McMinnville shall continue to update zoning and subdivision ordinances to 

include innovative land development techniques and incentives that provide for a variety of 
housing types, densities, and price ranges that will adequately meet the present and future 
needs of the community.   

 
Finding:  Goal V 2 and Policy 70.00 are met by this proposal in that the proposed legislative 

amendments to ADU standards will help to encourage innovative approaches to 
residential development and encourage a more land intensive residential development 
pattern.  In addition, updating the zoning ordinance to allow an increasing variety of 
housing types at various densities is encouraged by the McMinnville Comprehensive 
Plan.    

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

proposed residential development, as specified in the acknowledged Public Facilities Plan.  
Services shall include, but not be limited to: 

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

plant capacities must be available. 

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

168



 
----------------------------------------------------------------------------------------------------------------------------------------------------- 
Ordinance No. 5040 (G 6-17)  Page 8 of 10 

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

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

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

Finding:  Policy 99.00 is satisfied by this proposal as adequate levels sanitary sewer collection, storm 
sewer and drainage facilities, and municipal water distribution systems and supply will be required in 
order to adequately serve each ADU.  Additionally, the Water Reclamation Facility has the capacity to 
accommodate flow resulting from development of ADUs within the McMinnville city limits.  Required 
street improvements shall be required at the time of development as may be necessary. 

 
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. 

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

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

to better utilize existing and future roadways and right-of-ways as transportation routes. 
 
Finding:  Policies 126.00 and 127.00 are satisfied by this proposal in that the addition of off-street 
parking sufficient to support an ADU is currently required by Section 17.12.010(D(5) of the McMinnville 
Zoning Ordinance.   

 
GOAL VII 1: TO PROVIDE NECESSARY PUBLIC AND PRIVATE FACILITIES AND UTILITIES AT 

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

 
Policy 136.00 The City of McMinnville shall insure that urban developments are connected to the 

municipal sewage system pursuant to applicable city, state, and federal regulations. 
 
Policy 139.00 The City of McMinnville shall extend or allow extension of sanitary sewage collection lines 

with the framework outlined below:   
 

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

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

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

4. Extensions will implement applicable goals and policies of the comprehensive plan. 
 
Policy 142.00 The City of McMinnville shall insure that adequate storm water drainage is provided in 

urban developments through review and approval of storm drainage systems, and through 
requirements for connection to the municipal storm drainage system, or to natural drainage 
ways, where required. 
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Policy 143.00 The City of McMinnville shall encourage the retention of natural drainage ways for storm 

water drainage.  
 
Policy 144.00 The City of McMinnville, through McMinnville Water and Light, shall provide water services 

for development at urban densities within the McMinnville Urban Growth Boundary. 
 
Policy 145.00 The City of McMinnville, recognizing McMinnville Water and Light as the agency 

responsible for water system services, shall extend water services within the framework 
outlined below:   

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

surrounding land uses. 
2. Extensions promote the development patterns and phasing envisioned in the 

McMinnville Comprehensive Plan. 
3. For urban level developments within McMinnville, sanitary sewers are extended or 

planned for extension at the proposed development densities by such time as the 
water services are to be utilized; 

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

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

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

 
Finding:  Goal VII 1 and Policies 136.00, 139.00, 142.00, 143.00, 144.00, 145.00, 147.00 and 151.00 
are satisfied by the request as ADUs can only be established where single-family residences currently 
exist demonstrating adequate provision of sanitary sewer collection, storm sewer and drainage facilities, 
municipal water distribution systems and supply, and energy distribution facilities.  Adequate service 
levels will continue to be assessed by the appropriate service providers at the time an ADU is proposed.  
Additionally, the Water Reclamation Facility has the capacity to accommodate flow resulting from 
development of ADUs within the city.  Administration of all municipal water and sanitary sewer systems 
guarantee adherence to federal, state, and local quality standards.  The City of McMinnville shall 
continue to support coordination between city departments, other public and private agencies and 
utilities, and McMinnville Water and Light to insure the coordinated provision of utilities to developing 
areas and in making land-use decisions.  
 
Policy 153.00 The City of McMinnville shall continue coordination between the planning and fire 

departments in evaluating major land use decisions.  
 
Policy 155.00 The ability of existing police and fire facilities and services to meet the needs of new 

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

 
Finding:  Policies 153.00 and 155.00 are satisfied in that emergency services departments have 
reviewed this legislative amendment request and no concerns were raised.     
 
GOAL VIII 1: TO PROVIDE ADEQUATE ENERGY SUPPLIES, AND THE SYSTEMS NECESSARY 

TO DISTRIBUTE THAT ENERGY, TO SERVICE THE COMMUNITY AS IT EXPANDS. 
 
Policy 173.00 The City of McMinnville shall coordinate with McMinnville Water and Light and the 

various private suppliers of energy in this area in making future land use decisions.   
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Policy 177.00 The City of McMinnville shall coordinate with natural gas utilities for the extension of 

transmission lines and the supplying of this energy resource. 
 
Finding:  Policies 173.00 and 177.00 are satisfied in that McMinnville Water and Light and Northwest 
Natural Gas were provided opportunity to review and comment regarding this proposal to modify 
language relative to ADUs and no concerns were raised.   
 
Policy 178.00 The City of McMinnville shall encourage a compact urban development pattern to provide 

for conservation of all forms of energy.  
 
Finding:  Policy 178.00 is satisfied in that the proposed legislative amendments to the zoning ordinance 
would allow a greater opportunity for establishment of an additional dwelling unit on some already 
developed single-family residential lots thereby conserving energy and development cost while 
encouraging a more compact form of residential development. 
 
GOAL X1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 

DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 
 
Policy 188.00 The City of McMinnville shall continue to provide opportunities for citizen involvement in 

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

 
Finding:  Goal X1 and Policy 188.00 are satisfied in that McMinnville continues to provide opportunities 
for the public to review and obtain copies of the application materials and completed staff report prior 
to the holding of advertized public hearing(s).  All members of the public have access to provide 
testimony and ask questions during the public review and hearing process. 
 
 
The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to the 
request: 
 
E. The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to 

the 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. 

  
Finding:  Section 17.03.020 is satisfied by the request for the reasons enumerated in Conclusionary 
Finding for Approval No. 1. 
 
RP:sjs 
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OAR 660-039 Pilot Program Summary – February 21, 2017 – For detailed requirements refer to the rule language 

Measures to Encourage Affordable and Needed Housing (within existing UGB) - HB 4079 Pilot Program

Affordable Housing Measures (23 total points) OAR 660-039-0060(3)(a)

Density Bonus (max 3 points) 
3 points – Density bonus of at least 20%, no additional design review 
1 point – Density bonus with additional design review 

Systems Development Charges (max 3 points) 
3 points – At least 75% reduction on SDCs 
1 point – Defer SDCs to date of occupancy 

Property Tax Exemptions 
3 points – Property tax exemption for low income housing 
3 points – Property tax exemption for non-profit corp. low income housing 
3 points – Property tax exemption for multi-unit housing

Other Property Tax Exemptions/Freeze  
1 point – Property tax exemption for housing in distressed areas 
1 point – Property tax freezes for rehabilitated housing 

Inclusionary Zoning 
3 points – Imposes 
inclusionary zoning 

Construction Excise Tax 
3 points – Adopted 
construction excise tax 

Needed Housing Measures (30 total points) OAR 660-039-0060(3)(b)

Accessory Dwelling Units (max 3 points) 
3 points – ADUs allowed in any zone without many constraints 
1 point – ADUs with more constraints 

Minimum Density Standard (max 3 points) 
3 points – Minimum density standard at least 70% of maximum 
1 point – Minimum density standard at least 50% of maximum 

Limitations on Low Density Housing Types 
3 points – No more than 25% of residences in medium density to be detached 
1 point – No detached residences in high density zones 
1 point – Maximum lots for detached homes medium/high zones ≤5,000 sq ft 

Multifamily Off-street Parking Requirements (max 3 points) 
3 points – ≤1 parking space/unit for multi-unit dwelling and ≤0.75 spaces/unit for 

units within one-quarter mile of high frequency transit 
1 point – ≤ 1 parking space/unit in multi-unit dwellings 

Under Four Unit Off-street Parking Requirements 
1 point – ≤ 1 space/unit required for detached, attached, duplex, triplexes 

Amount of High Density Zoning Districts (max 3 points) 
3 points – At least 15% of all residential land is zoned for high density 
1 point – At least 8% of all residential land is zoned for high density

Duplexes in Low Density Zones (max 3 points) 
3 points – Duplexes are allowed in low density zones 
1 point – Duplexes are allowed on corner lots in low density zones 

Attached Units Allowed in Low Density Zones 
1 point – Attached residential units allowed in low density zones 

Residential Street Standards  
3 points – Allowed minimum local residential street width 28 feet or less 

Mixed-Use Housing  
3 points – At least 50% of commercial zoned land allows residential 

Low Density Residential Flexible Lot Sizes 
1 point – Minimum lot size in low density zones is 25%+ less than the 

minimum lot size corresponding to maximum density 

Cottage housing  
1 point – Allows cottage housing 

Vertical housing  
1 point – Allows vertical housing 

Cities must have adopted measures totaling at 
least 3 points of affordable housing measures 

- and -  
at least 12 points overall 

cities may apply for up to 6 points of credit 
for alternative measures 

Attachment 1
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Light Green – Less Restrictive, Medium Green – Same or Very Similar, Dark Green – More Restrictive 

Topic McMinnville Newberg1 Bend2 Ashland3 Redmond4 Corvallis5 Grants Pass6 

ADU 
Type Allowed - Conversion of attic, 

basement, or garage 
- Adding floor area to 
primary dwelling 
- Detached ADU 

- Attached or detached 
- Addition to primary 
dwelling 

- Attached or detached 
- Conversion of portion of 
primary dwelling 

- Attached or detached - Attached or detached - Attached or detached 
- Conversion of garage 

- Attached or detached 
- Conversion of attached or 
detached (garage or shed) 
space 
- Addition to primary 
dwelling 

Zoning Districts Allowed - All Residential districts as 
permitted use 
- Only allowed on lots w/ a 
detached single family 
dwelling 

- R-1 as conditional use 
- R-2 & R-3 as permitted 
use 

- All Residential districts as 
permitted use 
- Only allowed on lots w/ 
single family detached or 
attached dwelling unit 

- Permitted w/ special use 
standards in all residential 
districts 
- Allowed on lots w/ single 
family residential dwelling 
as primary use 

- Allowed in all residential 
zones 
- Permitted in R-4 & R-5 
- Conditional use in R-1, R-
2, R-3 & R-3A 

- Allowed in all residential 
zones, but must meet 
minimum lot sizes: 
    - RS-1: 8,000 sf 
    - RS-3.5/RS-5: 6,000 sf 
    - RS-6/RS-9/RS-12/RS-20: 

 3,500 sf for detached 
 2,500 sf for attached 

- Only allowed on lots w/ 
single family detached 
dwelling unit 

Size Limitations - Max ADU Size: 40% of the 
primary dwelling square 
footage or 800 square feet, 
whichever is less 
- Min. ADU Size: 300 
square feet 

- Max ADU size: 50% of the 
primary dwelling, up to 
1,000 square feet 

- Lot 6,000 sf or less: max. 
ADU size of 600 sf 
- Lot greater than 6,000 sf: 
max ADU size of 800 sf 

- R-1 Zone: Max ADU size 
of 50% of the primary 
dwelling, up to 1,000 sf 
- R-2/R-3 Zone: Max ADU 
size of 50% or the primary 
dwelling, up to 500 sf 

- Max detached ADU size: 
50% of the primary 
dwelling, up to 800 sf 
- Above garage ADU: may 
not exceed garage 
footprint 

- Max ADU size: 40% of the 
primary dwelling up to 900 
sf 

- Max ADU size: 1,000 sf 
- Height max of 18 feet 
- ADU footprint shall not 
be larger than footprint of 
primary dwelling 

Setback/Development 
Standards 

- Follows underlying zoning 
district standards 

- Follows underlying zoning 
district standards 

- Exempt from max FAR if 
certain size 

- Follows underlying zoning 
district standards 
- Exempt from density and 
min. lot area requirements 

- Follows underlying zoning 
district standards 

- Follows underlying zoning 
district standards 
- Entry & walkway must be 
5’ from side yard lot line 

- Exempt from density 
requirements 

Material 
Requirements/Design 
Standards 

- Siding, roofing, materials, 
and color shall coincide w/ 
primary dwelling 
- Definition of ADU states 
that ADU will “generally” 
have its own outside 
entrance, but not 
specifically required 

- Entry may not be located 
on front façade of primary 
dwelling 
- 2nd story windows 10’ or 
less from property line 
must be privacy glass 

- Max height of 25’ or 
height of primary dwelling 
- 2nd story doorways, 
outdoor living areas, and 
staircases setback of 10’ 

- Independent entry 
- Certain design standards 
apply in neighborhoods w/ 
adopted small area plans: 
visual buffers, second floor 
detailing or step-back 
design 

- Independent entry 
- If entry is accessed by 
stairs, a covered porch is 
required 

- Architecturally integrated 
(roof, exterior materials, 
windows, color) w/ 
primary dwelling unit 
- 2nd story windows opaque 
- Balconies only allowed to 
face nearest side yard 

- Entry located in side/rear 
- Compatible w/ primary 
dwelling (roof, exterior 
materials, windows, eaves) 
- New detached ADUs must 
be located at least 6 feet 
behind the primary 
dwelling 

1 Newberg Development Code 15.440.030 
2 Bend Development Code Table 2.1.200, 2.1.400, 2.1.600 (B)(2), 3.3.300, 3.6.200 (B) 
3 Ashland Development Code Table 18.2.3.040, 18.4.3.040, 18.6.1 
4 Redmond Development Regulations 8.0135, 8.0325, 8.0500 
5 Corvallis Land Development Code 4.1.30, 4.9.40. Corvallis allows ministerial and general development options for ADUs, which have different requirements. Ministerial is a staff level review w/ no public hearing or notification.  Ministerial requirements listed above. 
General development option requires property owner notification, but allows for no minimum lot size in low density residential zones, no setbacks for entrance doors/walkways, less restriction on architectural integration w/ primary dwelling. 
6 Grants Pass Development Code 22.720, 25.042 
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Light Green – Less Restrictive, Medium Green – Same or Very Similar, Dark Green – More Restrictive 

Parking Requirement - 1 space for the ADU - 1 space for the ADU - 1 space for the ADU - Studio or 1 BR < 500 sf: 1 
space/unit 
- 1 BR > 500 sf: 1.5 
spaces/unit 
- 2 BR: 1.75 spaces/unit 
- 3 BR+: 2 spaces/unit 

- 1 space for the ADU - If parking requirement for 
primary dwelling is met, no 
additional off-street 
parking required 
- If ADU parking provided, 
cannot be in front/side 
yard 

- 1 space for the ADU 

Utilities - Must have independent 
water, sewer, and 
electricity services 

- Utilities can be shared 
with primary dwelling 

- Utilities can be shared 
with primary dwelling 

- No specific requirement 
that utilities be separate 
from primary dwelling 

- Utilities can be shared 
with primary dwelling 

- No specific requirement 
that utilities be separate 
from primary dwelling 

- Utilities can be shared 
with primary dwelling 

Number/Density - 1 ADU allowed per lot N/A - 1 ADU allowed per lot - 1 ADU allowed per lot N/A - 1 ADU allowed per lot - 1 ADU allowed per lot 

Facilities - ADU must include 
kitchen, bathroom, living, 
and sleeping area that are 
completely independent 
from primary dwelling 

- ADU must have one or 
more rooms, bathroom, 
and kitchen 

N/A - ADU must have 
independent, permanent 
provisions for living, 
sleeping, eating, cooking, 
and sanitation 

- Kitchen w/ oven, stove 
w/ 2 burners, sink, 
refrigerator w/ 6 cubic feet 
capacity, & freezer 
- Bathroom w/ sink, toilet, 
& shower 

N/A N/A 

Ownership - Property owner must 
reside in primary dwelling 

N/A N/A N/A - Property owner must 
reside in either primary 
dwelling or ADU 

- Property owner must 
reside in either primary 
dwelling or ADU 
- Deed restriction required 

- Ownership of ADU shall 
not be subdivided or 
separated from ownership 
of primary residence 

RV/Trailer/Manufactured 
Home 

- Not allowed as an ADU N/A N/A N/A N/A N/A N/A 
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CITY OF MCMINNVILLE  -  CASH AND INVESTMENT BY FUND
July 2017

GENERAL OPERATING
FUND # FUND NAME CASH IN BANK INVESTMENT TOTAL

01 General $287,271.15 $6,171,123.64 $6,458,394.79
05 Special Assessment 787.92 150,618.82 151,406.74
07 Transient Lodging Tax 751.10 146,000.00 146,751.10
10 Telecommunications 796.70 1,030.00 1,826.70
15 Emergency Communications 742.40 203,094.81 203,837.21
20 Street (State Tax) 917.74 1,814,281.27 1,815,199.01
25 Airport Maintenance 736.66 714,749.03 715,485.69
40 Public Safety Facility Construction 77.38 2,805.24 2,882.62
45 Transportation 983.64 11,735,362.91 11,736,346.55
50 Park Development 229.79 1,191,664.93 1,191,894.72
58 Urban Renewal 957.24 1,390,736.92 1,391,694.16
59 Urban Renewal Debt Service 627.52 316,205.79 316,833.31
60 Debt Service 87.36 163,686.79 163,774.15
70 Building 227.62 975,000.00 975,227.62
75 Sewer 617.94 875,924.73 876,542.67
77 Sewer Capital 748.98 20,145,103.65 20,145,852.63
79 Ambulance 480.47 (208,164.72) (207,684.25)
80 Information Systems & Services 71.50 243,713.61 243,785.11
85 Insurance Reserve 269.72 1,644,290.54 1,644,560.26

CITY TOTALS 297,382.83 47,677,227.96 47,974,610.79

MATURITY 
DATE INSTITUTION TYPE OF INVESTMENT

INTEREST 
RATE  CASH VALUE 

N/A Key Bank of Oregon Checking & Repurchase Sweep Account 0.20% 297,382.83$       
N/A Key Bank of Oregon Money Market Savings Account 0.02% 7,004,417.62      
N/A State of Oregon Local Government Investment Pool (LGIP) 1.45% 27,293,969.81
N/A State of Oregon Park Improvement Bonds  (LGIP) 1.45% 693,284.83
N/A State of Oregon Transportation Bond (LGIP) 1.45% 10,414,713.62
N/A State of Oregon Urban Renewal Loan Proceeds (LGIP) 1.45% 1,597,040.21
N/A MassMutual Financial Group Group Annuity 3.00% 673,801.87

47,974,610.79$  
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