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CITY OF MCMINNVILLE 
Community Development Department 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

 
503-434-7311 

www.mcminnvilleoregon.gov  
 

 
DECISION, CONDITIONS, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR THE 
APPROVAL OF A PLANNED DEVELOPMENT AMENDMENT, THREE MILE LANE REVIEW,  AND  
LANDSCAPE PLAN FOR PROPERTY AT 235 SE NORTON LANE, (TAX LOTS R4427 400, 404, 
AND 405) 
 

DOCKET: PDA 2-23 (Planned Development Amendment) 
 TML 1-23 (Three Mile Lane Review) 
 L 25-23 (Landscape Plan Review) 
 
REQUEST: Applications for a Planned Development Amendment (PDA 2-23), Three Mile 

Lane Review (TML 1-23), and Landscape Plan Review (L 25-23)  
 

The requests are summarized below.  The applications are submitted as part of 
a proposal by Housing Authority of Yamhill County (HAYC) to develop a new 175-
unit apartment development, “Stratus Village,” on properties totaling 
approximately 6.5 acres.   
 

PDA 2-23.  The subject property is subject to an existing Planned 
Development Overlay Ordinance.  The proposal includes revisions to the 
original Planned Development master plan, which requires approval of a 
Planned Development Amendment.  The new Master Plan is also subject 
to the provisions of Ordinance 5095, which amended the terms of the 
previous Planned Development Overlay Ordinance.   

 
TML 1-23.  The subject property is within the Three Mile Lane Planned 
Development Overlay, established by Ordinance 4131 and subsequently 
revised by Ordinances 4572, 4666, 4988, and 5101.   The proposed 
development is subject to policies and standards of the Three Mile Lane 
Planned Development Overlay Ordinance.   
 
L 25-23.  The proposal includes a landscape plan, which is required for 
multi-dwelling development, subject to the provisions of Chapter 17.57 of 
the Zoning Ordinance.     

 
NOTE:  The applicant has also separately submitted an application for a parcel 
consolation to combine the three parcels into a single parcel.   

 
LOCATION: Address:  235 SE Norton Lane 
  Map & Tax Lot:  R4427 400, 404, and 405 

 
ZONING: C-3 PD 
 

 

http://www.mcminnvilleoregon.gov/
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APPLICANT:   Structure Development Advisors LLC, c/o Mike Andrews, on behalf of  
 property owner Housing Authority of Yamhill County (HAYC) 
 
STAFF: Tom Schauer, Senior Planner 
 
DATE DEEMED  
COMPLETE: July 13, 2023 
 
DECISION MAKING  
BODY & ACTION: The McMinnville Planning Commission makes the decision on the application. 

The Planning Commission’s decision is the final local decision unless their 
decision is appealed to City Council.    

  
HEARING DATE  
& LOCATION:  August 17, 2023, continued to September 21, 2023 
 

This will be a hybrid meeting with the opportunity to join an in-person meeting at 
Civic Hall or virtually on a zoom meeting. 

 
 Meeting Location:   
 McMinnville Civic Hall, 200 NE 2nd Street, McMinnville, OR  97128 
   
 Zoom Online Meeting:   

https://mcminnvilleoregon.zoom.us/j/89368634307?pwd=M0REY3RVSzFHeFd
mK2pZUmJNdkdSZz09 

 
 Meeting ID: 893 6863 4307   Passcode: 989853 
 

The public may also join the Zoom meeting by phone by using the phone number 
and meeting ID  below: 
 
Phone:  +1 253 215 8782, Meeting ID: 893 68634307 

 
PROCEDURE: For consolidated application review, the applications are processed in 

accordance with the procedures in Section 17.72.120 of the Zoning Ordinance.  
The applications are  reviewed by the Planning Commission in accordance with 
the quasi-judicial public hearing procedures specified in Section 17.72.130 of the 
Zoning Ordinance.  As specified in Ordinance 5095, the Planning Commission 
makes the final local decision, unless their decision is appealed to City Council.   

 
CRITERIA: McMinnville Municipal Code (MMC) and Other Ordinance Sections: 
 -Planned Development Amendment: MMC 17.74.070 & Ord. 5095 
 -Landscape Plan: MMC 17.57.070 
 -Three Mile Lane Review: Ord. 4131 as subsequently amended 
 

 Applicable Comprehensive Plan Goals and Policies are criteria for land use 
decisions. 

 
APPEAL: The Planning Commission’s decision may be appealed to the City Council within 

15 calendar days of the date the written notice of decision is mailed as specified 
in Section 17.72.180 of the Zoning Ordinance.  Because the application is for 

https://mcminnvilleoregon.zoom.us/j/89368634307?pwd=M0REY3RVSzFHeFdmK2pZUmJNdkdSZz09
https://mcminnvilleoregon.zoom.us/j/89368634307?pwd=M0REY3RVSzFHeFdmK2pZUmJNdkdSZz09
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I.  APPLICATION SUMMARY: 
 
Subject Property & Request 
 
The subject property is approximately 6.5 acres located at 235 NE Norton Lane, south of Stratus Avenue 
and west of Norton Lane.  The property is zoned C-3 PD.  Evergreen mobile home park is located to 
the west, Comfort Inn and Suites, the Diner, and Altimus Plaza are located to the east, and property to 
the south is currently vacant.  See Figure 1 for Vicinity Map & Aerial Photo and Figure 2 for Zoning 
Map.   
 
Three applications were submitted as part of this proposal, which are reviewed through a consolidated 
concurrent review process.  The applications are:  Planned Development Amendment (PDA 2-23), 
Three Mile Lane Review (TML 1-23), and Landscape Plan Review (L 25-23).  
 
The requests are summarized below.  The applications are submitted as part of a proposal by Housing 
Authority of Yamhill County (HAYC) to develop a new 175-unit apartment development, “Stratus 
Village.”  Figure 3.    
 

PDA 2-23.  The subject property is subject to an existing Planned Development Overlay 
Ordinance which includes the subject properties and adjacent properties.  The proposal includes 
revisions to the original Planned Development master plan for the subject properties, which 
requires approval of a Planned Development Amendment.  The master plan for the subject 
properties will replace the existing plan for medical offices with the proposed plan for apartments.   
The new Master Plan is also subject to the provisions of Ordinance 5095, which amended the 
terms of the previous Planned Development Overlay Ordinance.  The original Planned 
Development Ordinance 4667 was amended by Ordinance 5095 in 2020.  

 
TML 1-23.  The subject property is within the Three Mile Lane Planned Development Overlay, 
established by Ordinance 4131 and subsequently revised by Ordinances 4572, 4666, 4988, and 
5101.   The proposed development is subject to policies and standards of the Three Mile Lane 
Planned Development Overlay Ordinance.   
 
L 25-23.  The proposal includes a landscape plan, which is required for multi-dwelling 
development, subject to the provisions of Chapter 17.57 of the Zoning Ordinance.     

 
The applicant will apply for sign permits at a later time.  Upon submittal of the application, signage will 
be reviewed for compliance with applicable provisions including MMC 17.62, specific provisions 
regarding signage addressed in Ordinance 5095, and sign provisions of the Three Mile Lane Planned 
Development Overlay (Zone 3).    
 
NOTE:  The applicant has also separately submitted an application for a parcel consolation to combine 
the three existing parcels into a single parcel.   
 
Ordinance 5095 includes 22 conditions, including provisions addressing the Planned Development 
master plan and its amendment.  The property is also located within the Three Mile Lane Planned 
Development Overlay (Ordinance 4131/4572), within the boundary of the new Three Mile Lane Area 
Plan (adopted by Ordinance 5126), and the Horizontal Surface Area of Airport Overlay Zone (MMC 
17.52).  The applicable criteria and standards for the applications are summarized in the table below.   
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 Application 
Criteria and Standards PDA 2-23 TML 1-23 L 25-23 Sign Permit 

Application 
(later submittal) 

Planned Development Ordinance, Ord. 5095 X  X X 

Three Mile Lane Planned Development 
Ordinance, Ord. 4131 as amended 

X X  X 

Comp Plan Goals and Policies Volume 2, 
Goals and Policies 
(including Great Neighborhood Principles) 

X X   

Three Mile Lane Area Plan, Policies (adopted 
by Ord. 5126) 

X X X  

Zoning Ordinance (Title 17 of the 
McMinnville Municipal Code): 

    

MMC 17.11.  Residential Design and 
Development Standards   

X    

MMC 17.33. C-3 Zone X    

MMC 17.51. Planned Development Overlay X    

MMC 17.52. Airport Overlay Zone X    

MMC 17.54. General Provisions X    

MMC 17.57. Landscaping   X  

MMC 17.58. Trees   X  

MMC 17.60. Off-Street Parking and Loading X    

MMC 17.61. Solid Waste and Recycling 
Enclosure Plan 

X  X  

MMC 17.62. Signs    X 

MMC 17.74.070.  Planned Development 
Amendment Criteria 

X    
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Figure 1.  Vicinity Map 

 
 
Figure 2. Zoning Map 
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Figure 3a.  Proposed Master Plan – Site and Landscape Plan Summary  
(See applications for detailed plans). 
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Figure 3b.  Proposed Plan - Perspective View Looking South 

 
 
Figure 3c.  Proposed Plan - Perspective View Looking North Toward Open Green Space/ 
Commons “A” 

 
 
(See applications for elevation drawings and additional perspective views).  
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Figure 4a.  Existing Planned Development Master Plan - Site Plan (Medical Office) 
(Subject Properties Identified with Outline)  

 
Figure 4b.  Existing Planned Development Master Plan – Elevations (Medical Office) 
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Public Comments  
 
Written testimony is listed in Section III and attached as Attachment 7.  Oral testimony is summarized 
in the meeting minutes.   
 
Agency Comments 
 
Notice of the proposal was sent to affected agencies and departments.  Comments received from 
agencies are provided in Section IV of this Decision Document.   
 
II.  CONDITIONS: 
 
The applications are approved subject to the following conditions:  
 

PDA 2-23 Conditions of Approval  
1. The Planned Development Amendment PDA 2-23 authorizes the amendment to the existing 

approved master plan for medical office on Tax Lots 400, 404, and 405, to be replaced with the 
new master plan for the 175 apartment development, consistent with the site plan, landscape 
plan, and building elevations as approved herein, upon approval of revisions by the City as 
addressed in these conditions of approval.  The Master Plan shall be part of the Planned 
Development and Zone of the property and a copy of the approved plans shall be placed on file 
with the Planning Department.  
 

2. The applicant shall show the 120-foot setback from the centerline of Highway 18 on the site 
plan.  Note:  If future improvements to Stratus Avenue required improvements within this 
setback area, it could impact the parking spaces on the north side of the parking aisle adjacent 
to Stratus Avenue.  The parking calculations indicate the site still exceeds minimum parking 
requirements without those spaces.  
 

3. Dedicate a 10-foot public utility easement along the frontage of the revised right-of-way.    
 

4. Submit plans for sidewalk frontage improvements along the Stratus Avenue frontage.  Because 
the Three Mile Lane Area Plan includes an action item for future provision of an enhanced cross-
section to better address bicycle and pedestrian facilities, the sidewalk improvements required 
for this approval relative to the existing curbline are an interim improvement.  Due to the 
presence of the high pressure gas main and above-ground appurtenances the requirement for 
the frontage improvement is as follows:   

a. Dedicate right-of-way equivalent to the depth required for a 10-foot sidewalk with the 
right-of-way located one foot behind back of sidewalk.  The dedication width might not 
be uniform along the full frontage due to the location of the property line relative to the 
existing curb line.   

b. Match the sidewalk improvement to the adjacent sidewalk improvement to the east, with 
a 6-foot curb-tight sidewalk and street trees installed behind the sidewalk within the 
public right-of-way, with root barrier installed between the trees and back of sidewalk.  
Where the above-ground gas line appurtenances are located, the sidewalk should 
meander so there is a planter strip in that section, which is to be planted with groundcover 
to be maintained by the property owner.   

c. Minor adjustments may be made, to be approved by the Planning Director to address 
field conditions, slopes, etc. 
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5. Dedicate a 10-foot wide public utility easement from back of the new right-of-way along the 
Stratus Avenue frontage.  Note:  the trees shown on the plans which are located on private 
property adjacent to the frontage shall be located behind the 10-foot public utility easement.   
 

6. Where the right-of-way dedication occurs along the frontage, if the dedication reduces the 20-
foot landscape area between the right-of-way and the parking spaces to less than 20 feet, that 
reduction shall be recognized and authorized as part of the Planned Development Amendment 
and approved master plan.   Note:  With the street trees located behind the sidewalk within the 
right-of-way, there is a wider contiguous landscape area between the back of sidewalk and the 
parking spaces.    
 

7. Clarify accessibility/universal design of any play areas and exercise features identified on the 
plan.  Note:  The applicant is encouraged to exceed minimum accessibility requirements for 
recreational amenities. 
 

8. The applicant shall apply for and obtain all applicable permits from the City of McMinnville and 
other agencies, including building permit applications, ODOT approach permits, and DEQ 
erosion control permits.   
 

9. Prior to issuance of building permits, the applicant shall apply for the property line vacation/lot 
consolidation.  Prior to occupancy, the property line vacation application shall be finalized and 
recorded.  Any required revisions to existing shared easements shall be completed.   
 

10. The plan shall comply with the vision clearance standards of Chapter 17.54.   
 

11. The applicant shall submit details of the proposed lighting to demonstrate the downcast/shielded 
nature of lighting such that it won’t shine or cause glare facing streets or other properties.   
 

12. No sign shall be installed without first applying for applicable sign permits, building permits, and 
electrical permits.  Signs shall comply with all applicable provisions of MMC 17.62, Planned 
Development Ordinance 5095, and the Zone 3 provisions of the Three Mile Lane Planned 
Development Ordinance 4131 as subsequently amended by Ordinance 4572 and subsequent 
ordinances.   
 

13. The Planning Director may authorize minor amendments to the plans without requiring review 
of a Planned Development Amendment by the Planning Commission.  The Planning Director 
shall determine what constitutes a minor or major amendment.   
 

14. Prior to issuance of a building permit, the applicant shall comply with all requirements of 
Ordinance  5095 and address all submittal requirements specified in the ordinance, including, 
but not limited to submittal of the affordability restriction per Condition #10, and submittal of the 
airspace agreement per Condition #21.   
 

15. The applicant shall submit utility plans and constriction agreements for review and approval of 
the respective standards.  The applicant shall complete installation of utilities per approved plans 
prior to occupancy, or shall provide financial surety as may be authorized with deferred 
completion.  
 

16. As part of the building permit/site development review process, address the requirements of the 
Engineering Department, including the following: 
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a. The applicant will enter into a Construction Permit Agreement with the City’s 
Engineering Department. 

b. The applicant shall submit a stormwater drainage plan for review and approval by the 
Engineering Department that demonstrates compliance with the City’s Stormwater 
Management Plan and state drainage law. 

c. Provide the City with ODOT approval of Stratus Avenue frontage Improvements. 
d. Provide the City with an approved 1200C Permit from DEQ. 
e. ADA Sidewalk and Driveway Standards are now being applied to all new construction 

and remodels. These standards are intended to meet the current ADA Standards as 
shown in the "PROWAG" Design Guidelines. The standards can be found at the 
following webpage: https://www.access-board.gov/files/prowag/PROW-SUP-SNPRM-
2013.pdf prior to final occupancy, the applicant shall construct new driveways and 
sidewalks in the right-of way that conform to these standards. 

f. Provide ODOT approval for ADA curb ramps at the intersection of the “Private Road” 
and Stratus Ave. The Receiving ramp on the SE corner of this intersection shall be 
constructed to meet current PROWAG as well as the curb ramp on the SW corner of 
the intersection. 

g. Street grades and profiles shall be designed and constructed to meet the adopted Land 
Division Ordinance standards and the requirements contained in the Public Right-of-
Way Accessibility Guidelines (PROWAG). Additionally, corner curb ramps shall be 
constructed to meet PROWAG requirements. 

h. That the street improvements shall have the City’s typical “teepee” section. 
i. The applicant shall secure from the Oregon Department of Environmental Quality 

(DEQ) any applicable storm runoff and site development permits prior to construction 
of the required site improvements.  Evidence of such permits shall be submitted to the 
City Engineer. 

j. The applicant shall secure all required state and federal permits, including, if 
applicable, those related to construction of the storm drain outfalls, the federal 
Endangered Species Act, Federal Emergency Management Act, and those required by 
the Oregon Division of State Lands, and U.S. Army Corp of Engineers. Copies of the 
approved permits shall be submitted to the City. 

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

l. A detailed, engineered sanitary sewage collection plan, which incorporates the 
requirements of the City's adopted Conveyance System Master Plan, must be 
submitted to and approved by the City Engineering Department.  

m. Provide any necessary recorded survey documents to the City Engineering 
Department.  
 

17. The applicant shall contact the appropriate utility-locate service (dial 811 or 800-332-2344) prior 
to any excavation to ensure that underground utilities are not damaged. 
 

18. As part of the building permit/site development review process, address the requirements of the 
Fire Marshal, including the Fire Code requirements provided as an attachment.  
 

19. As part of the building permit/site development review process, address the requirements of 
McMinnville Water and Light, including the following: 

a. Water – Extension Agreement will be required for public water for this project.  L25‐23 
landscape plan will need to adhere to MW&L clearances around water facilities.  
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b. Power ‐ This project will require an extension agreement. Final power design still to be 
coordinated and approved by McMinnville Water and Light. Landscape plan needs to 
allow for all McMinnville Water and Light clearance requirements around electrical 
equipment.  
 

TML 1-23 Conditions of Approval 
1. Approval of the TML 1-23 design review is contingent on approval of the proposed Planned 

Development Amendment/master plan amendment PDA 2-23.  
 

2. The approved master plan for PDA 2-23, subject to its conditions of approval, and as revised 
to address conditions of PDA 2-23, demonstrates compliance with the requirements of the 
Three Mile Lane Review.   
 

3. At the time of submittal of a sign permit application, in addition to other applicable standards 
the sign permit application shall be reviewed for compliance with the sign provisions for Zone 
3 of the Three Mile Lane Planned Development Overlay Ordinance (Ordinance 4131 as 
amended by ordinance 4572 and other ordinances).  
 

4. Because the plans become part of the Planned Development master plan, this approval 
doesn’t expire unless the Master Plan undergoes a future major amendment, in which case a 
new concurrent Three Mile Lane Review would be required.   

 
L 25-23 Conditions of Approval 

1. Approval of the landscape plan is contingent on approval of the proposed Planned Development 
Amendment/master plan amendment PDA 2-23.   

 
2. Approval of the landscape plan is based on the September 11, 2023 revision to the original 

landscape plan, subject to the additional revisions listed below.  The September 11, 2023 
revised plan removed the previously proposed cedar fence from the west property line, The 
applicant shall submit a revised landscape plan consistent with the following: 
 

a. The spacing of the proposed hedge (Thuja Plicata “Green Giant”, Green Giant 
Arborvitae)  shown on Sheet L 5.00 and the detail sheets with an 8-foot on-center 
spacing shall be amended to a 6-foot on-center spacing and shall achieve sight-
obscuring screening at maturity.   

b. The bike parking lockers and shelters shown on the revised landscape plan and detail 
sheets (shown in blue on Sheet L 1.00, Materials Plan, and keyed in the legend as R8 
and R9)  which are not part of the proposal shall be removed from the revised landscape 
plan and detail sheets. The bike racks shown and keyed as Q7 in the legend are still part 
of the proposal and shall continue to be shown on the furnishings plans, landscape plans, 
and site plans. 

c. If any revisions are required to the plans for PDA 2-23 and TML 1-23, the applicant shall 
submit a revised landscape plan consistent with the revised site plan for review and 
approval, incorporating any required revisions of the site plan.  The landscape plan shall 
be revised to address PDA 2-23 Conditions #4 and #5 regarding the location of street 
trees within the public right-of-way behind the sidewalk, and trees on private property to 
be behind the public utility easement.   

 
3. Where Ponderosa Pines are specified within some parking areas, where conifers are prohibited 

parking lot trees, the applicant shall revise the plan to specify different trees for those locations.   
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4. The plan shall comply with the vision clearance standards of Chapter 17.54.  The applicant shall 
show how proposed landscaping will screen the parking lot and also comply with the vision 
clearance height limits (not to exceed three feet) within vison clearance areas at driveway 
approaches.    
 

5. The applicant shall install landscaping, including street trees, as shown on the revised and 
approved landscape plan, and shall comply with required conditions of approval. Landscaping 
shall be installed prior to occupancy or may be secured for up to six months as specified in 
Chapter 17.57.   
 

6. The applicant shall contact the appropriate utility-locate service (dial 811 or 800-332-2344) prior 
to any planting excavation to ensure that underground utilities are not damaged. 
 

7. The applicant shall maintain proper clearances around the existing and future water and 
electrical services that will be located on the site.  
 

8. The planting of street trees shall be subject to the design drawings and specification developed 
by the City in May 2014.  The applicant shall provide root barrier protection per standards in 
order to minimize sidewalk and tree root conflicts to a depth of eighteen (18) inches.  In addition, 
street trees shall be staked and provided with two (2) deep watering tubes to promote deep root 
growth per the specification. 
 

9. The applicant is reminded that trees are not to be planted within: 
a. Five (5) feet of a private driveway or alley; 
b. Ten (10) feet of a fire hydrant, transformer, power or water vault, water meter box, utility 

pole, sanitary sewer, storm or water line; or 
c. Twenty (20) feet of street light standards or street intersections. 
 

10. All street trees shall be a minimum of two (2) inches in caliper measured at six (6) inches above 
grade. All trees shall be healthy grown nursery stock with a single straight trunk, a well-
developed leader with tops and roots characteristic of the species cultivar or variety. All trees 
must be free of insects, diseases, mechanical injury, and other objectionable features when 
planted.  
 

11. The applicant shall schedule an inspection with the McMinnville Public Works Superintendent 
of the installed root barrier and water tubes prior to any street tree planting. Trees intended for 
planting shall be on-site and available for inspection. The applicant shall contact the McMinnville 
Public Works Superintendent, at (503) 434-7316 to schedule a planting inspection prior to 
backfilling.  
 

12. All approved landscaping and street trees shall be continually maintained,  including necessary 
watering, weeding, pruning, and replacement, by the developer or property owner. Maintenance 
of the street trees shall be the continuing obligation of the abutting property owner. 
 

13. The approved landscape plan shall not expire unless the Planned Development is substantially 
amended, at which time a new landscape plan would be required.  As provided in Section 
17.57.070(C), minor changes in the landscape plan, such as like-for-like replacement of plants, 
shall be allowed, as long as they do not alter the character and aesthetics of the original plan. It 
shall be the Planning Director’s decision as to what constitutes a major or minor change. Major 
changes to the landscape plan shall be reviewed and approved by the Landscape Review 
Committee. 
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III.  ATTACHMENTS:  (on file with the Planning Department) 
 

1. PDA 2-23 Application and Attachments  
2. TML 1-23 Application and Attachments  
3. L 25-23 Application and Attachments  
4. Comments from Fire Marshal 
5. September 11, 2023 Memo and Revised Landscape Plan Submitted by Applicant 
6. Memo from Staff re: Parking and Parking Easement  
7. Written Public Testimony 

a. August 15, 2023 E-Mail from Willard and Jamie Baker 
b. August 17, 2023 Memo from Tegan Enloe 
c. September 20, 2023 Letter from Cozette Tran-Caffee, Miller Nash, on Behalf of HAYC 
d. September 20, 2023 Letter from Frank Roberti and Vickie Ybarguen 

8. Minutes of August 17, 2023 Planning Commission Meeting  
9. Minutes of September 21, 2023 Planning Commission Meeting  

 
IV.  COMMENTS: 
 
Agency Comments 
 
This matter was referred to the following public agencies for comment: McMinnville Fire Department, 
Police Department, Engineering Department, Building Department, Parks Department, Public Works 
Department, Waste Water Services, City Manager, and City Attorney; McMinnville Water and Light; 
McMinnville School District No. 40; Yamhill County Planning Department; Frontier Communications; 
Comcast; Recology; Oregon Department of State Lands; and Northwest Natural Gas.  The following 
comments were received: 
 

• ODOT 
We have reviewed the proposal materials and have no additional comments.  The applicant has 
been working with ODOT and is aware of the need for continued coordination to receive a 
construction permit for work in the state right‐ of‐way.  

 

• McMinnville Engineering Department 
Suggested Conditions of Approval 

• The applicant will enter into a Construction Permit Agreement with the City’s Engineering 
Department. 

• The onsite Stormwater detention system will be designed to a 10 and 25-year storm event. 
The applicant shall submit stormwater report and design for the detention system that 
meets Oregon drainage law to the City Engineer.  

• Provide the City with ODOT approval of Stratus Avenue frontage Improvements. 

• Provide the City with an approved 1200C Permit from DEQ. 

• ADA Sidewalk and Driveway Standards are now being applied to all new construction and 
remodels. These standards are intended to meet the current ADA Standards as shown in 
the "PROWAG" Design Guidelines. The standards can be found at the following webpage: 
https://www.access-board.gov/files/prowag/PROW-SUP-SNPRM-2013.pdf prior to final 
occupancy, the applicant shall construct new driveways and sidewalks in the right-of way 
that conform to these standards. 

• Provide ODOT approval for ADA curb ramps at the intersection of the “Private Road” and 
Stratus Ave. The Receiving ramp on the SE corner of this intersection shall be constructed 
to meet current PROWAG as well as the curb ramp on the SW corner of the intersection. 
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• Street grades and profiles shall be designed and constructed to meet the adopted Land 
Division Ordinance standards and the requirements contained in the Public Right-of-Way 
Accessibility Guidelines (PROWAG). Additionally, corner curb ramps shall be constructed 
to meet PROWAG requirements. 

• That the street improvements shall have the City’s typical “teepee” section. 

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

• The applicant shall secure all required state and federal permits, including, if applicable, 
those related to construction of the storm drain outfalls, the federal Endangered Species 
Act, Federal Emergency Management Act, and those required by the Oregon Division of 
State Lands, and U.S. Army Corp of Engineers. Copies of the approved permits shall be 
submitted to the City. 

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

• A detailed, engineered sanitary sewage collection plan, which incorporates the 
requirements of the City's adopted Conveyance System Master Plan, must be submitted to 
and approved by the City Engineering Department.  

• Provide any necessary recorded survey documents to the City Engineering Department.  
 

• McMinnville Fire Department 
The Fire District has no comments for TML 1‐23 or L 25‐23.  We do have conditions as noted 
below for PDA 2‐23:  (See Attachment) 
 

• McMinnville Water & Light 
McMinnville Water & Light has the following comments:  
 

Water – Extension Agreement will be required for public water for this project.  L25‐23 
landscape plan will need to adhere to MW&L clearances around water facilities.  
 
Power ‐ This project will require an extension agreement. Final power design still to be 
coordinated and approved by McMinnville Water and Light. Landscape plan needs to 
allow for all McMinnville Water and Light clearance requirements around electrical 
equipment.  
 

• Comcast 
After reviewing the project, Comcast has no conflict or comment.  
 

Public Comments 
 
Written public comments are listed in Section III and are attached as Attachment 7.  Oral testimony is 
summarized in the minutes.   
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V.  FINDINGS OF FACT - PROCEDURAL FINDINGS 
 

1. The applicant mailed notice of a neighborhood meeting dated March 12, 2023 and held a 
neighborhood meeting on April 4, 2023. 

 
2. The applicant submitted the applications with payment made on April 18, 2023 (PDA 2-23) and 

May 26, 2023 (TML 1-23 and L 25-23).   
 

3. PDA 2-23 was deemed incomplete on May 18, 2023.  The applicant submitted additional 
information and submitted the applications for TML 1-23 and L 25-23 on May 26, 2023.  
Additional information for the applications was submitted on June 21, 2023.  The three 
applications were deemed complete on July 13, 2023.  

 
4. On July 18, 2023, notice of the applications was referred to the following public agencies for 

comment in accordance with Section 17.72.120 of the Zoning Ordinance:  McMinnville Fire 
Department, Police Department, Engineering Department, Building Department, Parks 
Department, Public Works Department, Waste Water Services, City Manager, and City Attorney; 
McMinnville Water and Light; McMinnville School District No. 40; Yamhill County Planning 
Department; Frontier Communications; Comcast; Recology; Oregon Department of State 
Lands; and Northwest Natural Gas.   

 
 Comments received from agencies are addressed in Section IV of this Decision Document.   

 
5. On July 20, 2023, notice of the applications and the August 17, 2023 Planning Commission 

public hearing was mailed to property owners within 300 feet of the subject property in 
accordance with Section 17.72.120 of the Zoning Ordinance. 

 
6. Notice of the application and the August 17, 2023 Planning Commission public hearing was 

published in the News Register on Friday, August 11, 2023, in accordance with Section 
17.72.120 of the Zoning Ordinance.   

 
7. On August 17, 2023, the Planning Commission held a duly noticed public hearing to consider 

the applications.  The hearing was continued to September 21, 2023. 
 

8. The applicant submitted a memo and revised landscape plan on September 11, 2023. 
 

9. On September 21, 2023, the Planning Commission held the continued public hearing. 
 
VI. FINDINGS OF FACT  - GENERAL FINDINGS 
 

1. Location:    
a. Address:  235 SE Norton Lane 
b. Map & Tax Lot:  R4427 400, 404, and 405 

 
2. Size:  Approximately 6.5 acres  

 
3. Comprehensive Plan Map Designation:  Commercial 

 
4. Zoning:   C-3 PD (General Commercial with Planned Development Overlay, Ordinance 5095) 

  
5. Overlay Zones/Special Districts/Area Plans:   
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a. Three Mile Lane Planned Development Overlay 
b. Airport Overlay Zone, Horizontal Surface 
c. Three Mile Lane Area Plan  

 
6. Current Use:  Undeveloped 
 
7. Inventoried Significant Resources: 

a. Historic Resources:  None 
b. Other:  None identified 

 
8. Other Features: 

a. Slopes: The site is generally flat. 
b. Easements: No public easements identified.  Numerous private cross access and utility 

easements.     
 

9. Utilities:  Water and sewer extensions will be necessary to serve the property.     
 

10. Transportation: The subject property has frontage on Stratus Avenue and has access to Norton 
Lane via a shared private access.  Stratus Avenue and Norton lane are minor collectors.   
 

VII.  CONCLUSIONARY FINDINGS: 
 
The Conclusionary Findings are the findings regarding consistency with the applicable criteria and 
standards for the application.  
 
McMinnville Zoning Ordinance 
 
The following Sections of Title 17, Zoning Ordinance, of the McMinnville Municipal Code provide criteria 
and standards applicable to the requests: 
 
Planned Development Amendment PDA 2-23 - Criteria 
 
The applicable criteria for a Planned Development Amendment are specified in Section 17.74.070 of 
the Zoning Ordinance.  
 
17.74.070 Planned Development Amendment - Review Criteria.  An amendment to an existing 
planned development may be either major or minor.  Minor changes to an adopted site plan may be 
approved by the Planning Director.  Major changes to an adopted site plan shall be processed in 
accordance with Section 17.72.120, and include the following: 

▪ An increase in the amount of land within the subject site; 
▪ An increase in density including the number of housing units; 
▪ A reduction in the amount of open space; or 
▪ Changes to the vehicular system which results in a significant change to the location of 

streets, shared driveways, parking areas and access. 
 
An amendment to an existing planned development may be authorized, provided that the proposal 
satisfies all relevant requirements of this ordinance, and also provided that the applicant demonstrates 
the following: 
 
FINDING:  SATISFIED WITH CONDITIONS.  This is a major amendment to the existing Planned 
Development.  It is being processed per Section 17.72.120 and consistent with the provisions of the 
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Planned Development Ordinance 5095 which applies to the property.   As addressed under the 
respective relevant provisions of the Zoning Ordinance below, findings have been made that, with 
conditions,  the application satisfies all relevant provisions of this ordinance and the provisions of 
17.74.070(A)-(F) below.   
 
The criteria for a Planend Development Amendment in 17.74.070(A)-(F) are the same as the 
provisions of Section 17.51.030(C)(1)-(7).  Findings are made regarding the criteria in this section.  
The applicant has provided responses in both sections.   
 

A. There are special physical conditions or objectives of a development which the proposal 
will satisfy to warrant a departure from the standard regulation requirements;  

 
APPLICANT’S RESPONSE:  This request is to an existing Planned Development per 
Ordinance #5095. Specifically, Condition #3: 
 

3. No building shall exceed the height of 35 feet, with the exception that tax lot 401 may 
be developed with a hotel with a maximum height of 45 feet, consistent with the drawing 
and plan submitted to the City as part of Docket ZC 10-05. The applicant may request 
additional building height in excess of 35 feet for any future building on Parcel 1, Parcel 
2, or Parcel 3 of Partition Plat 2007-12, if the request is made at the time of the submittal 
of the updated master plan and detailed building plans described in Condition 2 and 
Condition 22. The applicant's request for additional building height shall include an 
analysis and survey of the height and setback of surrounding buildings in the Three Mile 
Lane Planned Development Overlay District. The height and setback of any proposed 
building on Parcel 1, Parcel 21 or Parcel 3 of Partition Plat 2007-12 shall be similar to 
and consistent with the height and form of other buildings in the Three Mile Lane corridor 
and Three Mile Lane Planned Development Overlay District. The Planning Commission 
shall review and make a decision on the request for additional building height. The 
Planning Commission shall also take into consideration the proposed architectural and 
building form, and its compatibility with the architecture and building form of other 
buildings in the Three Mile Lane Planned Development Overlay District.  

 
This application has requested a height increase to 41’-10” to the ridge of the residential 
buildings roof and 48’-2” to the top of the ridge at the cupolas. This is an increase of 
approximately six feet for the residential buildings and 13 feet for the appurtenance. 
 
As per the requirements of the condition, this request for increased height includes an 
analysis and survey of the height of surrounding buildings in the Three Mile Lane Planned 
Development Overlay District. No changes to the standards for setbacks are being 
proposed.  
 
As noted on the Sheet G1.31, Elevations, the height requested for this project is similar 
and consistent with the heights of the surrounding buildings.  
 
For the criteria, ‘special objectives of the development which the proposal will satisfy….’, 
this project looks to the following: 
 
The increase in height meets the ‘objectives of the development’ in that the Three Mile 
Lane Plan calls for agrarian design, and both the requested height and the roof element 
reflects the design characteristics noted in the Three Mile Area Plan for 
agrarian/agricultural elements. 
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Additionally, the increase in height enables smaller building footprints, allowing for larger 
areas of landscaping and open space for residents including a community garden. The 
provision of landscaping and open space is a tenant of both the City’s policies around 
housing and the standards in the Residential Design of Chapter 17.11.  
 
The smaller building footprints provide for additional area for off-street parking, pathways 
and connection to the community. The resulting benefits to the site, including open space 
and landscaping benefits the entire community, as envisioned by the references to the 
purpose statement within Section 17.57, Landscaping, as “McMinnville cares about its 
appearance.” 
 
FINDING, SUBSECTION (A):  SATISFIED WITH CONDITIONS.  The subject properties 
are subject to a previously approved Planned Development Master Plan for medical office 
development, so a planned development amendment  is necessary to replace that master 
plan with an amended master plan for the proposed apartment development.   
 
In addition, the applicable Planned Development Ordinance 5095 contains some 
provisions which are more restrictive than the standard regulation requirements.  Part of 
the requested planned development amendment is to address those more restrictive 
Planned Development provisions, where the proposal would otherwise comply with 
standard regulation requirements of the C-3 zone for the proposed use.  For example the 
standard height provisions of the C-3 zone specify a maximum height of 80 feet.  The C-3 
zone also references the standards of the R-4 zone when developing apartments in the C-
3 zone, and the R-4 zone specifies a maximum height of 60 feet.  The additional height 
requested is to address the provisions of Condition #3 of Ordinance 5095, not to deviate 
from a standard of the base zone.   
 
Some of the additional height request is to address objectives of the Three Mile Lane Area 
Plan to include taller non-habitable architectural elements consistent with the agricultural 
architectural theme.   
 
As part of the planned development amendment, the applicant is also requesting some 
flexibility to some provisions of the multi-dwelling standards in MMC 17.11, consistent with 
a Planned Development.  The applicant has addressed those issues, which are addressed 
under findings for Section 17.51 in this decision document.    
 

B. Resulting development will not be inconsistent with the Comprehensive Plan objectives of 
the area;  
 
APPLICANT’S RESPONSE:  For the height request, one of the policies associated with 
this area are the Great Neighborhood criteria, specifically, the Human Scale Design: 
 
8. Human Scale Design. Great Neighborhoods have buildings and spaces that are 
designed to be comfortable at a human scale and that foster human interaction within the 
built environment. 
 
a. The size, form, and proportionality of development is designed to function and be 
balanced with the existing built environment. 
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The inclusion of additional height to portions of the buildings creates buildings that are 
functional and balanced within the existing built environment---As shown on the Sheet 
G1.31, Elevations, many buildings in the immediate vicinity have increased height.  
 
Another policy referenced in the Great Neighborhood Principles is the Urban-Rural 
Interface: 
 
10. Urban-Rural Interface. Great Neighborhoods complement adjacent rural areas and 
transition between urban and rural uses. 
 
a. Buffers or transitions in the scale of uses, buildings, or lots shall be provided on urban 
lands adjacent to rural lands to ensure compatibility. 
 
As noted, this site is at the edge of the Urban Growth Boundary. As such, it is a transitional 
use from the agricultural uses to the south and the existing development. The scale 
proposed for this project, associated with the entire project, as well as with individual 
buildings, will function as a transition to the rural and urban areas. The increase in height 
will assist with that transition as it will create a site context that is more in line with design 
and context suggested by Three Mile Lane Plan. 
 
Another policy referenced in the Great Neighborhood Principles is the Housing Variety: 
 
12. Housing Variety. Great Neighborhoods have a variety of building forms and 
architectural variety to avoid monoculture design. 
 
b. Similar housing types, when immediately adjacent to one another, shall provide variety 
in building form and design. 
 
This increase in height, especially for the cupolas, provides for additional character and 
variety by varying the heights of the elements of the building.  
 
FINDING:  SATISFIED WITH CONDITIONS.  In the respective sections below, findings 
have been made regarding consistency with the Goals and Polices in Volume II of the 
Comprehensive Plan and the objectives of the area provided in the Three Mile Lane Area 
Plan and the Three Mile Lane Planned Development Overlay Ordinance.   
 

C. The development shall be designed so as to provide for adequate access to and efficient 
provision of services to adjoining parcels;   

 
APPLICANT’S RESPONSE:  The request for height will not preclude access to, or 
provision of services to adjoining parcels. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The planned development amendment 
would replace the previously approved master plan for medical office development with 
the proposed master plan for the apartment development.  Other than the property to the 
south, other adjoining properties are already developed.   
 
The proposal would not preclude access to any of the adjoining parcels.  The proposal 
would not preclude efficient provision of services to the adjoining parcels.  Developed 
properties would continue to use existing access and services.  Easements would provide 



Decision Document:  PDA 2-23, TML 1-23, L 25-23 Page 22 

Attachments: 

Attachments 1, 2, 3 – Application and Attachments; Attachment 4 - Fire Marshal Comments Attachment; Attachment 5 – 
September 11, 2023 Memo and Revised Landscape Plan Submitted by Applicant;  Attachment 6 – Memo from Staff re: 
Parking and Parking Easement; Attachment 7 – Written Public Testimony; Attachments 8, 9 – Minutes of August 17, 2023 
and September 21, 2023 Planning Commission Meetings  

for continued access to shared private circulation of the subject properties and adjoining 
properties.   
 
This development proposal will not impact the adequate access or efficient provision of 
services for the undeveloped property to the south.   Access to that property is available 
to Norton Lane.  Issues of serviceability were also reviewed with that property owner and 
the applicant for the current proposal to evaluate and resolve potential coordination 
regarding provision of services.     
 

D. The plan can be completed within a reasonable period of time; 
 

APPLICANT’S RESPONSE:  APPLICANT RESPONSE: The expected timeline for this 
project is as follows: Construction is to begin in Q4 2023. The construction duration is 19 
months. Time is of the essence to contain construction cost pressure and uncertainty in 
the financial markets. The requested modifications from the City’s code will not cause to 
lengthen the above-noted timeline. 
 
FINDING:  SATISFIED.  The applicant’s timeline demonstrates completion within a 
reasonable period of time.   
 

E. The streets are adequate to support the anticipated traffic, and the development will not 
overload the streets outside the planned area;  

 
APPLICANT’S RESPONSE:  The requested modification to increase the building’s height 
will not adjust the ability of the project to comply with City or other regulating agency’s 
compliance with street standards.  
 
FINDING:  SATISFIED WITH CONDITIONS.  The currently approved master plan for tax 
lots 400, 404, and 405 is for the remaining 84,648 square feet of the total 115,624 square 
feet that was part of the approved master plan that included the developed TL 402 to the 
east.  The proposed amendment would replace the currently approved master plan for TLs 
400, 404, and 405 with the proposed master plan for apartments which is 175 units.   
 
The difference between the currently approved master plan and the proposed master plan 
is a net reduction of trips.  
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The proposed master plan utilizes the same access points to public streets and to existing 
shared private access drives as the previously approved master plan. 
 
The applicant is proposing frontage improvements on the Stratus Avenue frontage road 
consistent with applicable standards, including sidewalk improvements.  Right-of-way 
dedication and frontage improvements are addressed as conditions of approval.  In 
addition, as a condition, the applicant will obtain applicable permits from ODOT for the 
proposed access to Stratus Avenue.   
 

F. Proposed utility and drainage facilities are adequate for the population densities and type 
of development proposed;  

 
APPLICANT’S RESPONSE:  APPLICANT RESPONSE: As described, the site’s utilities 
will be upgraded accordingly in order to provide for the project as proposed. The request 
for increased height will not adjust the project’s ability to provide adequate utilities to the 
site.  
 
FINDING:  SATISFIED WITH CONDITIONS.  Affected agencies and departments have 
reviewed the proposed development plans.  Subject to conditions of approval, including 
requirements for provision of utilities and requirement addressing drainage, the 
development will have adequate utility and drainage facilities.        

 

G. The noise, air, and water pollutants caused by the development do not have an adverse 
effect upon surrounding areas, public utilities, or the city as a whole. 

 
APPLICANT’S RESPONSE:  As described in the previous section, the approval of multi-
family as a use at this site, in comparison with the previous use of agricultural uses, the 
provision of multifamily housing has much less external noise, particulates in the air or 
direct pollutants. This project and the requested increase in height from Ordinance #5095 
will not increase either the noise, air or water impacts associated with the multifamily 
project. 
 
FINDING:  SATISFIED.  There are no aspects of this apartment development as a Planned 
Development that are substantively different than would otherwise occur if the site was 
developed without a Planned Development overlay as a permitted use in the underlying 
C-3 zone for this property.  There are no unique noise, air, or water pollutants associated 
with this residential development.  

 
Planned Development Overlay Ordinance 5095: 
 
1. That landscape plans be submitted to and approved by the McMinnville Landscape Review 
Committee. A minimum of 14 percent of the site must be landscaped with emphasis placed at the street 
frontages. An arborvitae hedge or some similar type of planted visual screen shall be required along 
the property lines adjacent to residentially zoned lands. Street tree planting, as required by the City's 
tree ordinance, shall be provided as well. 
 
APPLICANT RESPONSE: Landscape plans have been provided in conjunction with this application 
and a minimum of 14% of the site has been landscaped. This is greater than the 10% required by 
Condition #7, noted below. Site area calculations are included on Sheet G1.14 for reference.  
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FINDING:  SATISFIED WITH CONDITIONS.  This was a condition of the original Planned Development 
Ordinance 4667 which applies to the subject properties as well as the properties in the PD Overlay area 
to the east and northeast that have already developed.  At the time those adjacent properties developed, 
they addressed landscaping along their respective frontage of Norton Lane and Stratus Avenue.  With 
this application, the remaining street frontage is along Stratus Avenue.  
 
With the current requests, the applicant submitted a landscape plan for review.  Since there are 
concurrent applications, the application is processed together with the Planned Development and Three 
Mile Lane Review, and reviewed by the Planning Commission rather than Landscape Review 
Committee.  Compliance with the criteria for landscape plan review is addressed in respective section 
of this decision document.   
 
In addition to the landscaping requirements for multi-dwelling development in Chapter 17.57 of the 
Zoning Ordinance, there are additional requirements for landscaping and open space in Ordinance  
5095 and in the multi-dwelling development standards in Chapter 17.11 of the Zoning Ordinance.  The 
plans submitted by the applicant demonstrate compliance with each of these requirements.  The 
findings regarding each standard are addressed in the respective section of this decision document and 
calculations are provided on Sheet G1.14 of the plans submitted with the application.   
 
The plans and calculations demonstrate compliance with the 14% landscaping requirement of Condition 
1, the 10% open space and 25% landscape provisions of Condition #7 below, and the 25% landscaping 
provision for multi-dwelling development of Chapter 17.57, which section also addresses the potential 
to reduce the landscape percentage to no less than 15%. 
 
The property to the west is zoned residential and developed with residential use.  The property to the 
south is zoned commercial and expected to develop in residential use.  The landscape plan specifies 
arbor vitae along those property lines. 
 
Due to the presence of a high pressure gas line behind the curb, street tree planting will occur behind 
the sidewalk within the public right-of-way per conditions of approval. 
 
2. Detailed plans showing building elevations, site layout, signage, landscaping, parking, and lighting 
must be submitted to and approved through the Three Mile Lane Development Review application 
process before actual development may take place. To the extent possible, the site and building design 
should be compatible with surrounding development. The provisions of Chapter 17.51 of the 
McMinnville Zoning Ordinance may be used to place conditions on any development and to determine 
whether or not specific uses are permissible.  
 
APPLICANT RESPONSE: This application includes detailed plans illustrating the proposed building 
elevations, site layout, landscaping, parking and lighting. The application narrative (this document) 
affirms the application’s compliance with the applicable sections of the City’s Zoning Code including the 
base zone of C-3 PD/R-4; the Residential Design and Development criteria in Chapter 17.11, and the 
applicable provisions of Chapter 17.51, Landscaping, Chapter 17.60 Off Street Parking, Chapter 17.61 
Solid Waste and Recycling Enclosure Plan. Signage in accordance with Chapter 17.62 will be provided 
in a separate permit and plan set. 
 
Procedurally, Condition #22 of Ordinance #5095 and Chapter 17.74 have been followed.  
 
FINDING:  SATISFIED WITH CONDITIONS   The applicant has submitted the application for Three 
Mile Lane review for concurrent review with this application.  Findings regarding the provisions of the 
Three Mile Lane Planned Development Overlay Ordinance are addressed in the respective section of 
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this decision document below.  As a condition, the applicant shall provide information regarding the 
proposed lighting to ensure it is downcast/shielded from the street and adjacent properties.   
 
3. No building shall exceed the height of 35 feet, with the exception that tax lot 401 may be developed 
with a hotel with a maximum height of 45 feet, consistent with the drawing and plan submitted to the 
City as part of Docket ZC 10-05.  
 
The applicant may request additional building height in excess of 35 feet for any future building on 
Parcel 1, Parcel 2, or Parcel 3 of Partition Plat 2007-12, if the request is made at the time of the submittal 
of the updated master plan and detailed building plans described in Condition 2 and Condition 22. The 
applicant's request for additional building height shall include an analysis and survey of the height and 
setback of surrounding buildings in the Three Mile Lane Planned Development Overlay District. The 
height and setback of any proposed building on Parcel 1, Parcel 2, or Parcel 3 of Partition Plat 2007-12 
shall be similar to and consistent with the height and form of other buildings in the Three Mile Lane 
corridor and Three Mile Lane Planned Development Overlay District. The Planning Commission shall 
review and make a decision on the request for additional building height. The Planning Commission 
shall also take into consideration the proposed architectural and building form, and its compatibility with 
the architecture and building form of other buildings in the Three Mile Lane Planned Development 
Overlay District. 
 
APPLICANT RESPONSE: A request for additional height has been requested in a very limited manner 
in order to preserve the site for open space and to include a design element, a cupola roof element. 
Both the requested height and the roof element reflects the design characteristics noted in the Three 
Mile Area Plan for agrarian/agricultural elements. A further description of this request and its justification 
can be found in Section IV for the responses to the Planned Development criteria in response to this 
request. Sheet G1.31, Elevations, included with this application denotes the analysis of the surrounding 
buildings in regards to height.  
 
FINDING:  SATISFIED.  The applicant has requested additional building height in excess of 35 feet at 
the time of submittal of this updated master plan and detailed building plans.   
 
For Buildings 1-4, the majority of the eave lines remain less than 35 feet in height. Predominant ridge 
lines are approximately 38 feet tall and approximately 42 feet tall.  The cupolas are the tallest features, 
which are approximately 48 feet to the highest point.  Where present, they add approximately 6.5 feet 
to the overall height above the tallest ridgelines.  These are not continuous elements.  Those features 
are added to address the architectural character of the buildings per the Three Mile Lane Area Plan 
policies, adding elements that represent agricultural architecture similar to grain elevators.    The cupola 
elements are stepped back from surrounding properties.   
 
Building 5 is less than 35 feet in height.   
 
The applicant has provided a graphic showing the height relative to some other buildings in the Three 
Mile Lane area which are taller than the proposed buildings, including the 3-story Comfort Inn and Suites 
to the east, which is approximately 45 feet to the top of the predominant ridgeline and the Evergreen 
Museum which is approximately 100 feet tall.  Other existing three-story buildings in the Three Mile 
Lane area include Chemeketa Community College and Evergreen Valley Apartments.  The Willamette 
Valley Medical Center includes a 4-story section which is approximately 60 feet in height and also has 
additional rooftop mechanical equipment .   Some of the buildings on the south side of the highway near 
the airport include similar heights to their primary ridgelines, with additional height for similar 
architectural elements above the main ridgelines.  
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4. That if outside lighting is to be provided, it must be directed down and away from residential areas 
and public streets.  
 
APPLICANT RESPONSE: Information regarding outside lighting in its locations and typology is 
provided on Sheet L1.01, Preliminary Site Lighting Plan.   
 
FINDING:  SATISFIED WITH CONDITIONS.  Sheet L1.01 provides the lighting legend below.  As a 
condition of approval, prior to issuance of the building permits, the applicant shall provide 
documentation indicating the type of cut-off, downcast shielding or characteristics associated with the 
lighting, including the 18’-20’ L1 light poles around the perimeter of the parking area near residential 
uses.  In addition, the applicant shall provide documentation regarding the shielding and downcast 
directional nature of any wall-mounted lighting, such that it won’t be directed outward toward streets or 
residential areas.   
 

 
 
5. That the subject site, for purposes of signage, shall be redesignated to be a zone 3 property on the 
Three Mile Plan Map as contained in City Ordinance No. 4572. The entire parcel shall be entitled to two 
"monument" signs - one serving the entrance to the office complex and one serving the commercial 
area at the northeast corner of the site. These signs shall conform to the standards as set forth in the 
City Ordinance No. 4572. 
 
APPLICANT RESPONSE: This is understood by the Applicant. A signage plan and permit will be 
applied for separately from this process.  
 
FINDING:  SATISFIED WITH CONDITIONS.  The subject properties are subject to the sign provisions 
MMC 17.62, Ordinance 5095, and Zone 3 of the Three Mile Lane Planned Development Overlay 
Ordinance 4131 as subsequently amended by Ordinance 4572 and subsequent ordinances.   At the 
time of sign permit application, the application shall be reviewed for consistency with these provisions.   
 
6. All business, storage, or displays shall be conducted wholly within an enclosed building; except for 
off-street parking and loading. No drive up food service or beverage facility or facilities shall be permitted 
on the subject site.  
 
APPLICANT RESPONSE: This is understood by the Applicant. No drive up food or beverage facility is 
proposed as part of this application.  
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FINDING:  SATISFIED WITH CONDITIONS. The proposed use is residential and complies with this 
requirement.  This also remains an applicable condition of approval of all properties subject to Planned 
Development Ordinance 5095.   
 
7. That the subject site, outside of that area identified for "future development" is limited to professional 
office use, medical office use, multiple-family dwellings, community buildings appurtenant to residential 
uses, or other compatible, small-scale commercial uses such as a delicatessen, florist, or day care 
facility. Uses other than professional office use, medical office use, multiple-family dwellings, or 
community buildings appurtenant to residential uses may not exceed fifteen (15) percent of the total 
floor area proposed to be constructed within the subject site. 
 
If the site is developed as multiple family dwellings, a minimum of 10 percent of the gross area of the 
site shall be reserved for usable open space for residents of the multiple-family development site. The 
open space area shall be contained within the boundaries of the parcel or parcels being developed and 
shall be contiguous. The open space area may be non-contiguous if approved by the Planning 
Commission at the time of the review of the updated master plan, as described in Condition 22. Area 
calculated and included as part of the 10 percent open space requirement shall have dimensions of at 
least 25 feet in length and shall be located outside of the front yard setback area. All usable open space 
areas may be counted towards the minimum 25 percent of the site area that must be landscaped. 
 
APPLICANT RESPONSE: Landscape plans have been provided in conjunction with this application. 
There are a variety of standards within the City’s code for ensuring that multifamily developments 
provide adequate landscaping and green space as part of the project. A detailed description of the site’s 
landscaping provisions and percentages has been included with this application. See G.1.14, Site Area 
Calculations for details.  
 
FINDING:  SATISFIED WITH CONDITIONS.  The proposed use is multi-dwellings with a community 
building appurtenant to the residential uses.  The plans on Sheet G1-14 demonstrate compliance with 
these provisions addressing open space percentage and contiguity, as well as more stringent 
requirements of other ordinance provisions which are addressed under the respective findings.   
 
8. That this zone change shall not take effect until and unless CPA 3-98 is approved by the City Council. 
 
APPLICANT RESPONSE: This is understood by the Applicant. 
 
FINDING:  NOT APPLICABLE.  This condition was carried over into Ordinance 5095 from the original 
PD overlay ordinance.  The referenced comprehensive plan map amendment and zone change were 
previously approved.   
 
9. That the conceptual master plan for that portion of the applicant's property identified for "future 
development" shall in no way be binding on the City. 
 
APPLICANT RESPONSE: This is understood by the Applicant. 
 
FINDING:  NOT APPLICABLE.  This condition was carried over into Ordinance 5095 from the original 
PD overlay ordinance.  The “future development” area was the property where Comfort Inn and Suites 
and The Diner were developed.  This doesn’t apply to the subject property or current request.   
 
10. That if restrictive covenants are proposed for the development they must meet with the approval of 
the Planning Director. 
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APPLICANT RESPONSE: This is understood by the Applicant. There will be a Land Use Restrictive 
Agreement (LURA) for affordability, but no other covenants are proposed at this time. 
 
FINDING:  SATISFIED WITH CONDITIONS.  As a condition if approval, a copy of the affordability 
covenant shall be provided to the Panning Director.  
 
11. That the Planning Director shall be granted authority to amend the submitted site plan as may be 
necessary to accommodate the requirements of the Oregon Department of Transportation. All 
amendments shall be consistent with the City's development codes. 
 
APPLICANT RESPONSE: Understood by the Applicant.  
 
FINDING:  SATISFIED WITH CONDITIONS.  ODOT responded that they have no comments and they 
have been working with the applicant, and the applicant will need to obtain a permit for the driveway 
approach on Stratus Avenue.  This condition/provisions remains applicable as part of the Planned 
Development Ordinance.   
 
12. That a drainage and grading plan be submitted to the City Engineer for review and approval prior to 
the issuance of any development permits. At a minimum, the plan should include the finished grades of 
proposed public streets, and the nature and extent of street and utility construction. Where any cut or 
fill will exceed three feet in depth, a cross section shall also be submitted. 
 
APPLICANT RESPONSE: Understood by the Applicant. Documentation associated with grading and 
erosion control is noted on sheets: C1.40 - Erosion Control North; C1.41 - Erosion Control South; C1.50 
- Erosion Control Details, which have been submitted as part of this application.  
 
FINDING:  SATISFIED WITH CONDITIONS.  Drainage and grading plans shall be submitted for review 
and approval prior to issuance of development permits.   
 
13. That utilities shall be extended to the property (or project) boundaries by the applicant, as may be 
required by the City Engineer or McMinnville Water and Light. 
 
APPLICANT RESPONSE: Understood by the Applicant. Proposed utility improvements are provided 
on the Engineering-related plans in this application and are as follows for reference: 
 
Sanitary sewer services currently do not exist within the surrounding public or private right-of-way, thus 
proposed is a short extension of the public sewer system located within SE Stratus Avenue, extending 
from the existing manhole to a point adjacent to the proposed driveway access in the northwest corner 
of the development site.  From this point, the sewer system extends as a private main onto the site and 
within the west drive lane, providing for a downstream connection point for all proposed building sewer 
laterals. 
  
Domestic, fire sprinkler and irrigation water services are proposed to be served from the existing 
termination point of the public 10-inch diameter water main located at the bend in the private access 
drive along the east property boundary.  Services will include backflow prevention assemblies and water 
meter, to provide for domestic water and fire sprinkler supply to all buildings including onsite fire 
hydrants, along with landscape irrigation supply. 
 
Stormwater management for the proposed site and building improvements will include collection 
systems for roof water and all parking lot surfaces via catch basins. All pipes will convey runoff from the 
new impervious surfaces to one of many points of connection to the existing private storm main that is 
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located on/through the development site, refer to the Existing Conditions Plan for the location and 
routing of this existing pipe located within an easement as it traverses the development site.  The storm 
drain design will include assemblies sized to detain site runoff, releasing at a rate at or below the pre-
development conditions, so as to not overflow the downstream pipe and/or ditch system, which will 
convey runoff from the development site, as well as runoff from upstream developments located east 
of the project site, to an eventual outfall into the South Yamhill River. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The applicant shall provide utility plans for review and 
approval prior to issuance of building permits, and shall complete construction of required utilities 
consistent with approval plans and extension agreements.   
 
14. That any and all fill in areas of proposed construction of buildings shall be engineered and shall 
meet the approval of the Building Department. 
 
APPLICANT RESPONSE: Understood by the Applicant.  
 
FINDING:  SATISFIED WITH CONDITIONS.  This shall be addressed as a condition of approval.   
 
15. That areas identified on the submitted site plan for future development shall be subject to the 
requirements of this zone change approval. 
 
APPLICANT RESPONSE: Understood by the Applicant. This application and the associated 
documentation is in response, in part, to these approval criteria.  
 
FINDING:  NOT APPLICABLE.  This condition carried over from the original Planned Development 
Ordinance and applied to the “”Future Development” area that has already developed with Comfort Inn 
and Suites and The Diner.  It is not applicable to the subject property or current request.   
 
16. That the final master plan shall be placed on file with the Planning Department and become a part 
of the zone and binding on the owner and developer. 
 
The developer will be responsible for requesting permission of the Planning Commission for any major 
change of the details of the adopted master plan. Minor changes to the details of the adopted plan may 
be approved by the City Planning Director. It shall be the Planning Director's decision as to what 
constitutes a major or minor change. An appeal from a ruling by the Planning Director may be made 
only to the Commission. Review of the Planning Director's decision by the Planning Commission may 
be initiated at the request of any one of the commissioners. 
 
APPLICANT RESPONSE: Understood by the Applicant. This application and the associated 
documentation is in response, in part, to these approval criteria.  
 
FINDING:  SATISFIED WITH CONDITIONS. As a condition of approval, the Planned Development 
master plan, as revised,  shall be placed on file with the Planning Department and will become part of 
the zone and binding on the owner and developer.   
 
17. That the applicant secure from the Oregon Department of Transportation (ODOT) a permit for 
access to Highway 18, and the south frontage road, pursuant to OAR 734-50 (Highway Approach 
Roads, Crossings, Access Control, and Weight Restrictions). Evidence of such permit shall be required 
prior to release of any permits for this project. 
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18. That improvements to the Highway 18 frontage, as required by ODOT and the City of McMinnville, 
be done at the applicant's expense and be finalized prior to occupancy. 
 
APPLICANT RESPONSE(S): Understood by the Applicant. Per previous coordination with ODOT, it 
was determined the existing highway driveway approach onto Norton Lane approved by ODOT in 2007, 
will not trigger a “change of use” and can continue to be used with the existing permit.  The proposed 
new driveway approach onto SE Stratus, near the northwest corner of the site, will require a State 
Highway Approach, which will be completed and submitted to ODOT for review and approval.  Frontage 
improvements, including new 10-foot wide sidewalk and single corner ramp at the intersection of Stratus 
and the private access drive, will be submitted to ODOT and the city of McMinnville for review and 
approval.  [Staff Note:  Due to existing gas line, sidewalks will be narrower and curb-tight with 
street trees planted in the right-of-way behind the sidewalk.]   
 
FINDING:  SATISFIED WITH CONDITIONS.  This condition is carried over from the original Planned 
Development ordinance, and some of it is not applicable.  No direct access to Highway is proposed, 
and there aren’t improvements to the highway frontage.  Instead, a new approach is proposed to the 
Stratus Avenue frontage road, and the applicant shall obtain an access permit from ODOT for that 
access.  The applicant shall complete required frontage improvements including sidewalk along the 
Stratus Avenue frontage, including applicable right-of-way dedication.    
 
19. That the subject site is subject to the provisions of the Three Mile Lane Planned Development 
Ordinance, as amended. 
 
APPLICANT RESPONSE: Understood by the Applicant. This application and the associated 
documentation is in response, in part, to these approval criteria.  
 
FINDING:  SATISFIED WITH CONDITIONS.  The applicant submitted the necessary application TML 
1-23.  Findings regarding the provisions of the Three Mile Lane Planned Development Overlay 
Ordinance are provided below in the applicable section of this decision document.   
 
20. The applicant shall agree to in the future close the proposed southern access to Norton Lane, if 
warranted by the development of the property to the south. 
 
APPLICANT RESPONSE: This is understood by the Applicant.  
 
FINDING:  SATISFIED WITH CONDITIONS.  This condition carried over into Ordinance 5095 from the 
original Planned Development Ordinance and shall continue to apply to properties subject to the 
Planned Development Overlay Zone. Closure of that access is not required for the proposed 
development of the subject properties (tax lots 400, 404, and 405) as part of this proposal.   
 
21. That the owner must grant to the Willamette Valley Medical Center and the City of McMinnville the 
right to cause all airspace above the surface of the subject site such noise, vibrations, fumes, dust, fuel 
particles, and all other effects as may be caused by the operation of aircraft landing at or taking off from 
or operating at or on the Medical Center property and the McMinnville Municipal Airport. The owner 
must fully waive any right or cause of action which he may now or in the future raise against the 
Willamette Valley Medical Center and the City of McMinnville due to such circumstances noted above. 
 
APPLICANT RESPONSE: Understood by the Applicant. 
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FINDING:  SATISFIED WITH CONDITIONS.  The applicant shall provide evidence that these 
documents have already been provided for the subject properties or shall complete and submit the 
executed documents as a condition of approval.  
 
22. That an updated master plan shall be submitted to the Planning Commission for review and approval 
prior to any development of Parcel 1, Parcel 2, or Parcel 3 of Partition Plat 2007-12. The updated master 
plan shall replace the previously approved master plan and shall identify existing developed portions of 
the Planned Development Overlay District. The master plan shall incorporate necessary shared access, 
parking, and utility easements to allow the existing developed portions of the Planned Development 
Overlay District to continue to operate without disruption. 
 
The review of the updated master plan shall be processed as a Planned Development Amendment. but 
the Planning Commission shall make the final decision on the updated master plan. The updated master 
plan shall be reviewed against the Planned Development Amendment review criteria in Section 
17.74.070 of the McMinnville Municipal Code, and also against the Great Neighborhood Principles in 
Policy 187.50 of the McMinnville Comprehensive Plan. 
 
APPLICANT RESPONSE: Understood by the Applicant. This application and the associated 
documentation is in response, in part, to these approval criteria. Section IV of this application includes 
responses to the criteria in Section 17.74.070. The Great Neighborhood Principles are reviewed in this 
Section of the application.  
 
FINDING:  SATISFIED WITH CONDITIONS.  The proposed Planned Development Amendment is 
approved with conditions to satisfy the above requirements.  Findings regarding the criteria in Section 
17.74.070 are provided in this decision document.  Findings regarding the goals and policies of the 
Comprehensive Plan include findings regarding the Great Neighborhood Principles in Policy 187.50.   
 
Three Mile Lane Review (TML 1-23), Subject to Ordinance 4131, as amended 
 
Section 4. Policies. The following policies shall apply to the property described on the map in Exhibit 
“A”: 
 
A. The goals and policies of the McMinnville Comprehensive Plan, Volume II, applicable regulations 

and standards in Volume III, and other City codes shall be adhered to. 
 
APPLICANT RESPONSE: The concurrent application, PDA 2-23, responded to the applicable 
Comprehensive Plan policies and the City’s Zoning Ordinance. 
 
FINDING:  SATISFIED WITH CONDITIONS.  Findings regarding the Goals and Policies in Volume II 
of the Comprehensive Plan are addressed in the respective sections of this decision document.  
Findings regarding applicable implementing regulations and standards that comprise Volume III of the 
Comprehensive Plan are also addressed in the respective sections of this decision document.   
 

B. A one hundred twenty (120) foot setback from the centerline of Highway 18 shall be established 
both north and south of the highway. 

 
APPLICANT RESPONSE: This has been met. Please see attached Site Plan, Centerline for the front 
setback distance to the centerline of Highway 18/Three Mile Lane. 
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FINDING:  SATISFIED WITH CONDITIONS.  The applicant shall show the location of the 120-foot 
centerline setback on the site plan.  Note:  This is estimated to be approximately 40 feet south of the 
existing property line.    
 
C. Access requirements adopted hereafter in an access plan for this area shall be adhered to. 

Provisions of the plan shall include: 
 

1. The minimization of entrances onto Three Mile Lane; 
 
APPLICANT RESPONSE: No access plan is being proposed or modified as part of this request. Access 
to Highway 18/Three Mile Lane will continue to be taken from SE Stratus. As part of this application’s 
review with the Oregon Department of Transportation (ODOT), the proposed new driveway approach 
onto SE Stratus, near the northwest corner of the site, will require a State Highway Approach, which 
will be completed and submitted to ODOT for review and approval. Frontage improvements, including 
new 10-foot wide sidewalk and single corner ramp at the intersection of Stratus and the private access 
drive, will be submitted to ODOT and the city of McMinnville for review and approval.  [Staff Note:  Due 
to location of gas line, the sidewalk will be narrower and curb-tight with street trees behind the 
sidewalk within the right-of-way.] 
 
FINDING:  SATISFIED.  No direct access is proposed to Three Mile Lane for the subject property.  
Access to the proposed street system is proposed onto the Stratus Avenue frontage road and via an  
existing private shared access onto Norton Lane at the same locations as in the existing Planned 
Development master plan.  
 

2. The development of on-site circulation systems, connecting to adjoining properties, including 
public frontage roads; 

 
APPLICANT RESPONSE: A greater, on-site circulation system exists for this site and adjoining 
properties as part of the previously approved Planned Development Application. For context and the 
general vicinity of the project, see G1.11 Vicinity Maps as provided with the Planned Development 
Amendment concurrent submittal of this application. The proposed Planned Development 
Application/Three Mile Lane/Landscape Plan application is refining this existing circulation system to 
reflect multifamily housing development. See Sheet G1.12, Site Plan for the entire site’s layout. 
 
FINDING:  SATISFIED WITH CONDITIONS.   No direct access is proposed to Three Mile Lane for the 
subject property.  Access to the proposed street system is proposed onto the Stratus Avenue frontage 
road and via an  existing private shared access onto Norton Lane at the same locations as in the existing 
Planned Development master plan.  As a condition, the applicant shall obtain a permit from ODOT for 
the northwesterly approach on to Stratus Avenue.    
 

3. The provisions of acceleration-deceleration lanes and left-turn refuges when and where 
necessary and practicable. 

 
APPLICANT RESPONSE: The site accesses Three Mile Lane via SE Stratus. No new access to Three 
Mile Lane is being requested as part of this application. 
 
FINDING: SATISFIED.  The proposed master plan has a net reduction in trips compared to the existing 
master plan for the subject properties.  New acceleration-deceleration lanes were not identified as 
necessary or practicable.   
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4. The provision of bikeways along frontage roads or on-site circulation systems. Bikeway 
connections accessing Three Mile Lane shall be provided so that the frontage road or on-site 
circulation system can serve as an alternative route for cyclists traveling along Three Mile Lane. 

 
APPLICANT RESPONSE: The site accesses Three Mile Lane via SE Stratus. No new bicycle access 
to Three Mile Lane is being requested as part of this application. 
 
FINDING:  SATISFIED WITH CONDITIONS.  Stratus Avenue is currently a 2-lane frontage road with 
curb and gutter, with approximately 14 feet of width from the centerline to the face of curb in each 
direction. There is no sidewalk along the frontage of the subject property.  6-foot curb tight sidewalk is 
present along the south side of the Stratus Avenue frontage of the property to the east.  The Three Mile 
Lane Area Planned Development Ordinance specifies the 120-foot setback from the centerline of the 
highway.  The Three Mile Lane Area Plan identifies action items for future enhanced design to 
accommodate a frontage road design with suitable provisions for pedestrians and bicycles.  The current 
14-foot paved width of Stratus isn’t currently enough to accommodate dedicated bike lanes.  
 

D. Landscaping and buffer strips along the highway frontage may be required including noise buffering 
methods, such as berms and/or plantings. 

 
APPLICANT RESPONSE: As described previously in the concurrent Planned Development 
Application, landscaping has been provided along all property frontages, including SE Stratus. Plantings 
provided include ample landscaping along SE Stratus and include trees and a variety of plantings to 
help buffer the site from the proximity to Three Mile Lane. Landscape plans have been provided in 
conjunction with this application. There are a variety of standards within the City’s code for ensuring 
that multifamily developments provide adequate landscaping and green space as part of the project. A 
detailed description of the site’s landscaping provisions and percentages has been included with the 
plans associated with the concurrent Planned Development application. See Sheet G.1.14, Site Area 
Calculations for details. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The proposed landscaping plan proposes landscaping 
along the Straus Avenue frontage. As a condition of approval, the applicant shall demonstrate the 
proposed landscaping addresses parking lot screening and also addresses vison clearance height limits 
near driveway approaches.      
 
E. Mixed housing-type residential developments shall be allowed and encouraged in those areas 

designated as residential. 
 
APPLICANT RESPONSE: This project provides a multifamily housing type with various bedroom sizes 
at a scale that respects the area. Several Comprehensive Plan policies for the City reflect the need and 
interest in providing a diversity of housing types at a variety of price points, including families, including: 

• Policy 58: City land development ordinances shall provide opportunities for the development of 
various housing types and densities. 

• Policy 59. Opportunities for multiple dwelling 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 city's land 
development regulations. 

• Policy 64. The city of McMinnville shall cooperate with other governmental agencies, including 
the Mid-Willamette Valley Council of Governments and the Yamhill County Housing Authority, 
and private groups to determine housing needs, provide better housing opportunities and 
improve housing conditions for low and moderate-income families. 
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This evaluation of the use of this site for multifamily was affirmed with the approval of Planned 
Development Application, Ordinance #5095. Additionally, this project is located in an area of 
McMinnville that provides the infrastructure and public facilities to support the density of multifamily 
development. 
 
FINDING:  SATISFIED.  The subject property is zoned C-3 PD, and the Planned Development 
Ordinance 5095 and underlying C-3 zone permit apartment/multi-dwelling development.   
 
F. Temporary signage shall be allowed as per Section 17.62.060(B) (3) of the McMinnville Zoning 

Ordinance.   
 
APPLICANT RESPONSE: This application is not requesting any temporary signage. The team 
understands that the site is located in Signage Zone #3 per Ordinance #4131. At the time of any (future) 
signage application, the team understands that multiple criteria exist from the associated Ordinances 
for this site and the City’s Zoning Ordinance. 
 
FINDING: SATISFIED/NOT APPLICABLE.  No temporary signage is proposed, but would be 
authorized as specified in the Zoning Ordinance.    
 
Section 5.  Signs.   
… 
Section 6.  Procedures for Review 
… 
 
FINDING:  SATISFIED WITH CONDITIONS.  The applicant isn’t proposing signage at this time.  The 
applicant will need to submit a sign permit application prior to any signage.  The Planning Director will 
review signage for consistency with the provisions of Zone 3 of the Three Mile Lane Planned 
Development Ordinance as well as the provisions of Ordinance 5095 and Chapter 17.62 of the Zoning 
Ordinance.   
 
Landscape Plan (L 25-23) 
 
17.57.050(C) 
The landscaping plan shall be approved if it is found to be compatible with the purpose, intent, and 
requirements of this chapter.   
 
17.57.010. Purpose and intent.  The purpose and intent of this Chapter is to encourage and, where 
appropriate, require the use of landscape elements, particularly plant materials, in proposed 
developments in an organized and harmonious manner that will enhance, protect and promote the 
economic, ecological and aesthetic environment of McMinnville.  Landscaping is considered by 
McMinnville to be an integral part of a complete comprehensive development plan.  The City recognizes 
the value of landscaping in achieving the following objectives: 
 

A.  Provide guidelines and standards that will: 
1.  Reduce soil erosion and the volume and rate of discharge of storm water runoff. 

2.  Aid in energy conservation by shading structures from energy losses caused by weather 

and wind. 

3.  Mitigate the loss of natural resources. 

4.  Provide parking lot landscaping to reduce the harmful effects of heat, noise and glare 

associated with motor vehicle use. 

5.  Create safe, attractively landscaped areas adjacent to public streets. 
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6.  Require the planting of street trees along the City’s rights-of-way. 

7.  Provide visual screens and buffers that mitigate the impact of conflicting land uses to 

preserve the appearance, character and value of existing neighborhoods. 

8.  Provide shade, and seasonal color. 

9.  Reduce glare, noise and heat. 

B.  Promote compatibility between land uses by reducing the visual noise and lighting impacts of 

specific developments on users of the site and abutting properties. 

C.  Unify development and enhance and define public and private places. 

D.  Preserve existing mature trees. 

E.  Enhance the urban forest and tree canopy. 

F.  Encourage the use of plants native to the Willamette Valley to the maximum extent feasible, in 

order to reduce watering requirements and agricultural chemical applications, and to provide a 

sense of regional identity with plant communities unique to the area. 

G.  Establish and enhance a pleasant visual character and structure to the built environment that 

is sensitive to safety and aesthetic issues. 

H.  Support McMinnville as a community that cares about its appearance. 

 
It is further recognized that landscaping increases property values, attracts potential residents and 
businesses to McMinnville, and creates safer, more pleasant living and working environments for all 
residents and visitors to the city.  

 
The guidelines and standards contained in this chapter serve to help McMinnville realize the objectives 
noted above.  These guidelines and standards are intended as minimum standards for landscape 
treatment.  Owners and developers are encouraged to exceed these in seeking more creative solutions 
both for the enhanced value of their land and for the collective health and enjoyment of all citizens of 
McMinnville.  The landscaping provisions in Section 17.57.070 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.  The landscaping objectives shall also seek to accomplish the 
purposes set forth in Section 17.03.020.  (Ord. 5027 §2, 2017; Ord. 4128 (part), 1981; Ord. 3380 (part), 
1968). 

 
APPLICANT’S RESPONSE:  No response. 
 
FINDING:  SATISFIED.  The proposed landscape plan is reviewed against the standards of Chapter 
17.57 to address consistency with, and demonstrate compliance with the purpose, intent, and objectives 
identified in Section 17.57.010.  There are no existing trees on site to be preserved.   

 
17.57.070 Area Determination—Planning factors.   

A. Landscaping shall be accomplished within the following ranges: 
… 
 
2.  Multiple-dwelling, twenty-five percent of the gross area. This may be reduced to not 

less than fifteen percent upon approval of the 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.) 

… 
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APPLICANT’S RESPONSE:  This project is not providing Industrial or Commercial 
development. This is not applicable to this project.  
 
This project is providing Multiple dwelling development. The project is providing landscaping in 
compliance with this standard. See Sheet G1.14 Site Area Calculations for area calculations 
associated with landscaping and open space. 

 
FINDING:  SATISFIED.  The analysis and plan provided by the applicant on Sheet G1.14 of the 
application demonstrates compliance with this factor for the multi-dwelling development.   

 
17.57.070 Area Determination—Planning factors (cont.)   
B. 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. Screening 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.  

4. The development and use of islands and plantings therein to break up parking areas.  
5. The use of suitable street trees in the development of new subdivisions, shopping 

centers and like developments.  Certain trees shall be prohibited in parking areas: 
poplar, willow, fruit, nut, birch, conifer, and ailanthus.  

6. Suitable watering facilities or irrigation systems must be included in or near all planted 
areas;  

 
APPLICANT’S RESPONSE:   
 

(1)  The proposed landscape design provides planting to integrate the project with its 
context, both in terms of native and adapted plants, and in harmony with the Architectural 
intent and inspiration from the site’s agricultural history and character. The neighboring 
properties are also being considered through landscape treatments at the parking lots: 
Screening for neighboring properties to the west and south, and integration with the 
shared parking to the east. See Sheet L5.00, Planting Plan Overall for details associated 
with the landscaping design. 
 
(2) In addition to the parking screening, the West and South property edges will include 
a sight obscuring fence. At the north parking lot, a vegetated buffer engages with Stratus 
Ave. while the north-east corner completes the existing private road landscape with 
plantings trees and building articulation to create a streetscape harmonious with its 
context. [Staff Note:  The revised submittal includes vegetative screening, but not 
a solid fence along the west property line as described in the memo and revised 
landscape plan submitted by the applicant]. 
 
(3)  There are no existing trees on site. The approach for site grading and site-work is to 
intend to respond to the existing grades and minimize earthwork mobilization and 
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modifications of the existing drainage patterns. The excavation from the building pads 
may be used in the open space between Buildings #3 and #4 to create subtle mounding 
that will help articulate the space sequences and provide a sense of privacy to the patios 
facing the interior open space. 
 
(4) The parking lot design considers planting islands with trees and plantings throughout, 
providing a rhythm of vegetation and legibility for circulation and wayfinding. See Sheet 
L5.00, Planting Plan Overall for details associated with the landscaping design.  
 
(5) This project is not a subdivision or shopping center. However, this planting design 
incorporates native and adapted species. The plant choices have been chosen as 
particularly tried-and-true species for the parking lot and street trees to avoid issues with 
superficial roots. To reiterate, no species from the prohibited tree list will be used. See 
Sheet L5.00, Planting Plan Overall for tree species choices.  
 
(6) The landscape design will include an automated irrigation system, designed under 
best practices for water conservation and proper zoning for the plant material to establish 
and thrive. See Sheet L4.00, Design Build Irrigation Plan for information about the 
proposed irrigation system.  

 
FINDING:  SATISFIED WITH CONDITIONS.  The applicant’s landscape plan and responses 
above demonstrate these factors are addressed with the proposal landscape plan.  However, 
some Ponderosa Pines in part of the parking area,  As described above, conifers are prohibited 
in parking areas, and the plan shall be revised to substitute for those trees, selecting trees that 
aren’t conifers or prohibited trees for the parking areas. In addition, as a condition of approval, 
the spacing of the arborvitae hedge shall be reduced from 8-foot on-center to 6-foot on-center.   

 
17.57.070 Area Determination—Planning factors (cont.)   
C. All landscaping approved through the Landscape Review Committee shall be continually 

maintained, including necessary watering, weeding, pruning, mowing, and replacement.  
Minor changes in the landscape plan, such as like-for-like replacement of plants, shall be 
allowed, as long as they do not alter the character and aesthetics of the original plan. It 
shall be the Planning Director’s decision as to what constitutes a major or minor change. 
Major changes to the landscape plan shall be reviewed and approved by the Landscape 
Review Committee. (Ord. 5027 §2, 2017; Ord. 4128 (part), 1981; Ord. 3380 (part), 1968). 

 
APPLICANT’S RESPONSE: N/A. 

 
FINDING:  SATISFIED WITH CONDITIONS.  A condition of approval is included to ensure 
compliance with this requirement.   

 
Comprehensive Plan Volume II:  
 
The implementation of the goal, policy, and proposal statements in Volume II of the Comprehensive 
Plan shall occur in one of two ways. First, the specific goal, policy, or proposal shall be applied to a land 
use decision as a criterion for approval, denial, or modification of the proposed request. In this case the 
goal, the policy, or the proposal is directly applied. The second method for implementing these 
statements is through the application of provisions and regulations in ordinances and measures created 
to carry out the goals and policies. This method involves the indirect application of the statements. 
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Certain Goals, Policies, and Proposals from Volume II of the Comprehensive Plan provide criteria 
applicable to this request.  The implementation of many of the goals, policies, and proposals as they 
apply to quasi-judicial land use applications are accomplished through the provisions, procedures, and 
standards in the city codes and master plans, which are sufficient to adequately address applicable 
goals, polices, and proposals as they apply certain applications, and are not addressed below.   
 
The following findings are made relating to specific Goals and Policies: 
 
CHAPTER V.   HOUSING AND RESIDENTIAL DEVELOPMENT 
 
GOAL V.1:   TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL 

CITY RESIDENTS. 
 
General Housing Policies 
 
Policy 58.  City land development ordinances shall provide opportunities for development of a variety 

of housing types and densities. 
 
Policy 59.  Opportunities for multiple dwelling 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. 

 
APPLICANT RESPONSE: This project provides for multi-family development in compliance with the 
Planned Development Amendment #5095 and the applicable elements of the City’s zoning code.  
 
FINDING:  SATISFIED.  Ordinance 5095 amended the original Planend Development Ordinance to 
include multi-dwelling development as a permitted use of the property.  The applicant’s proposal will 
meet needs for lower cost renter housing.   
 
Low-Cost Housing Policies: 
 
Policy 64.  The city of McMinnville shall work in cooperation with other governmental agencies, 

including the Mid-Willamette Valley Council of Governments and the Yamhill County 
Housing Authority, and private groups to determine housing needs, provide better housing 
opportunities and improve housing conditions for low and moderate income families. 

 
Policy 65.  The city of McMinnville shall coordinate with the Mid-Willamette Valley Council of 

Governments to develop a “fair share” plan to allocate low-cost housing throughout the 
tri-county region. 

 
Policy 66.  The city of McMinnville shall continue to allow development of its fair share of the region’s 

low-cost housing. The share accepted will be based on quantifiable studies which take 
into account the amount of the low-cost housing already in the community and the overall 
housing opportunities in the city and region. 

 
Policy 67.  Subsidized low-cost housing shall be dispersed throughout the McMinnville urban area. 

Dispersal plans shall be coordinated with appropriate agencies. 
 
APPLICANT RESPONSE: Oregon’s Statewide Housing Plan defines a shortage of 4,945 units of 
affordable housing in Yamhill County. The Owner is a “housing authority” defined by ORS Chapter 456, 
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operating in Yamhill County for the purpose of providing, “To provide decent, safe and sanitary urban 
or rural housing for persons or families of lower income.” The Housing Authority of Yamhill County 
(HAYC) is the Owner and will be the Developer of this project. 
 
There are some housing options in the area, these include the Affordable Mid-Coast Housing, the Olde 
Stone Village Mobile Home Park and the Evergreen Mobile Home Park-as noted on the Three Mile 
Lane Plan (2022). Although these options are within the area, none of them are subsidized or are 
managed as income-restricted housing. Therefore, the addition of this project to the area does not 
create a significant collection of affordable housing as to create a detractor on the neighborhood or its 
character.  
 
FINDING:  SATISFIED.  Ordinance 5095 permits multi-dwelling development of the subject properties, 
and the proposal would develop housing designed to address the needs consistent with the above 
policies.   
 
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. 

 
Planned Development Policies: 
 
Policy 72.  Planned developments shall be encouraged as a favored form of residential development 

as long as social, economic, and environmental savings will accrue to the residents of the 
development and the city. 

 
APPLICANT RESPONSE: The existing amendments, Ordinance #5095 and Ordinance #4667 includes 
development standards to ensure a residential development. Condition #2 requires “to the extent 
possible, the site and building design should be compatible with the surrounding development.” This 
application will demonstrate compatibility with the surrounding development applying the base zone 
standards; the standards of Chapter 17.11 and the design of the Three Mile Area Plan (2022).  
 
Policy 73.  Planned residential developments which offer a variety and mix of housing types and 

prices shall be encouraged. 
 
APPLICANT RESPONSE: This proposal will provide for a variety of housing type as Multi-Family at a 
variety of price points, with an emphasis on providing affordable residential apartments.  
 
FINDING (Policies 72 and 73):  SATISFIED.  Ordinance 5095 authorizes multi-dwelling development 
as part of the Planned Development Overlay of the property.  The affordability provisions will offer new 
housing construction not readily being supplied as market rate housing.   
 
Policy 74.  Distinctive natural, topographic, and aesthetic features within planned developments shall 

be retained in all development designs. 
 
APPLICANT RESPONSE: There are no distinctive natural, topographic or aesthetic features 
associated with the site. The property is flat, and currently abuts farm land to the south, a mobile home 
part to the west, and office and hospitality to the east. 
 
FINDING:  SATISFIED.  As noted by the applicant, the site is generally level without distinctive features 
to be retained.   
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Policy 75.  Common open space in residential planned developments shall be designed to directly 

benefit the future residents of the developments. When the open space is not dedicated 
to or accepted by the city, a mechanism such as a homeowners association, assessment 
district, or escrow fund will be required to maintain the common area. 

 
APPLICANT RESPONSE: The proposed Common Open Space areas will directly benefit the future 
residents in the following manner: the open space areas are programmed for a variety of outdoor 
activities including passive and active spaces for recreation, gardening and other pursuits.  
 
The entire property will be controlled and operated by HAYC. Maintenance, repairs, ground keeping, 
and overall operations will be performed by HAYC. No condominium or associations will be part of this 
ownership as the property will be owned and managed by the Housing Authority of Yamhill County. See 
Sheet G1.12, Site Plan for information about the locations of the common open space areas.  
 
FINDING:  SATISFIED.  As described by the applicant, the property will be a single parcel that includes 
the residential buildings, common open spaces, and amenities.  The common open spaces will be 
commonly owned and maintained to benefit the future residents of the development.   
 
Policy 76.  Parks, recreation facilities, and community centers within planned developments shall be 

located in areas readily accessible to all occupants. 
 
APPLICANT RESPONSE: A Community Center is proposed for this project. It will be located in an area 
that is readily accessible to all occupants.  
 
FINDING.  SATISFIED.  As described above, the property will be a single parcel that includes the 
residential buildings, common open spaces and building, and amenities.  These are located to be readily 
accessible to all occupants.    
 
Policy 77.  The internal traffic system in planned developments shall be designed to promote safe 

and efficient traffic flow and give full consideration to providing pedestrian and bicycle 
pathways. 

 
FINDING.  SATISFIED WITH CONDITIONS.  The internal traffic system generally separates pedestrian 
circulation from vehicular traffic, providing sidewalk around the perimeter of the residential and open 
space areas and providing internal connections within those areas where there are amenities, open 
space, and gathering space.   The proposal provides two points of connection between the on-site 
sidewalks and pedestrian paths to Stratus Avenue.   
 
Policy 78.  Traffic systems within planned developments shall be designed to be compatible with the 

circulation patterns of adjoining properties. 
 
APPLICANT RESPONSE: Traffic system improvements have been developed in the immediate 
neighborhood, including the Highway 18/Three Mile Lane intersection with Norton Lane, and the SE 
Norton Lane intersection with SE Stratus Avenue. These improvements provide basic and adequate 
circulation into, out of, and throughout the immediate neighborhood. These street improvements were 
made to meet the anticipated development within the area. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The proposed development accesses Stratus and Norton 
at locations consistent with the previous master plan.  The applicant will need to obtain an approach 
permit from ODOT for the new approach on Stratus.  The proposed development continues to provide 
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the shared access and parking arrangements with the properties to the east.  The letter submitted by 
Vickie Ybarguen and Frank Roberti describes the updated agreement terms between the parties.  In 
addition, Condition 20 of Ordinance 5095 remains in place which states, “the applicant shall agree to in 
the future close the proposed southern· access to Norton Lane, if warranted by the development of the 
property to the south.” 
 
Multiple Dwelling Development Policies: 
 
Policy 86.  Dispersal of new multi-dwelling housing development will be encouraged throughout the 

city in areas designated for residential and mixed-use development to encourage a variety 
of housing types throughout the community and to avoid an undue concentration of multi-
dwelling development in specific areas of the community leading to a segregation of multi-
dwelling development in McMinnville from residential neighborhoods. Dispersal policies 
will be consistent with the Great Neighborhood Principles. 

 
In areas where there are the amenities, services, infrastructure and public facilities to 
support a higher density of multi-dwelling development, and the area is commensurate 
with a higher concentration of multi-dwelling development without creating an unintended 
segregation of multi-dwelling development, such as McMinnville’s downtown, the area 
surrounding Linfield University and neighborhood activity centers, a higher concentration 
of multi-dwelling development will be encouraged. 

 
APPLICANT RESPONSE: As provided for in the adoption of Ordinance #5095, this project is located 
in an area of McMinnville that provides the infrastructure and public facilities to support the density of 
Multi-Family development, while not supporting an unintended monoculture of Multi-Family 
development.  
 
As described above, housing options do exist in the general area, including manufactured housing. The 
addition of this project to the area does not create a significant collection of affordable housing as to 
create a detractor on the neighborhood or its character. The Housing Authority of Yamhill County 
(HAYC) manages a number of properties within the City of McMinnville, however, these properties are 
all located outside of the immediate vicinity of this project. 
 
This project will also support the Great Neighborhood Principles. See response to these Principles in 
Section II. 
 
FINDING:  SATISFIED.  The C-3 PD zoning applicable to the property allows multi-dwelling 
development as a permitted use.   This policy is addressed when designating land, not when reviewing 
a specific development proposal for a use which is specified as a permitted use of the property.    
 
Policy 89. Zoning standards shall require that all multiple-dwelling housing developments provide 
landscaped grounds. 
 
APPLICANT RESPONSE: Landscape plans have been provided in conjunction with this application. 
There are a variety of standards within the City’s code for ensuring that multifamily developments 
provide adequate landscaping and green space as part of the project. A detailed description of the site’s 
landscaping provisions and percentages has been included with this application on the associated 
Landscaping plans and in conjunction with responses to the various criteria throughout this application 
narrative. 
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FINDING:  SATISFIED.  This policy is implemented through ordinance provisions that require 
landscaped grounds.  This policy is addressed through compatibility with the applicable standards.   
 
Policy 90.  Greater residential densities shall be encouraged to locate along collectors and minor 

arterials, within one-quarter mile from neighborhood and general commercial shopping 
centers or within neighborhood activity centers, and within a one-half-mile-wide corridor 
centered on existing or planned public transit routes. 

 
Policy 91.  Multiple-dwelling housing developments, including condominiums, 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. 

 
Policy 92.  High-density housing developments shall be encouraged to locate along existing or 

potential public transit routes. 
 
APPLICANT RESPONSE: This project is located off of SE Stratus Lane, which obtains direct access 
via Highway 18. Highway 18 is a Collector roadway and as such, contains a carrying capacity suitable 
to support Multi-Family development. See Figure 19 from Three Mile Lane Plan, March 2022: 
 

 
 
FINDING.  SATISFIED.  Stratus Avenue and Norton Lane are designated as minor collectors.  The 
highway is designated as a major arterial.  YCTA transit serves this area.   
 
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. 

 
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.  

 
APPLICANT RESPONSE: This project is not located in an area which contains railroad lines or heavy 
industrial uses. The project is located within walking distance of a number of amenities including the 
Willamette Valley Medical Center and the Chemeketa Community College. 
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FINDING:  SATISFIED.  In addition to the items noted in the applicant’s response, there will also be on-
site amenities and proximity to public transportation.   
 
Urban Policies.  
 
Policy 99.  An adequate level of urban services shall be provided prior to or concurrent with all 

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

 
1. Sanitary sewer collection and disposal lines. Adequate municipal waste treatment plant 
capacities must be available. 
2. Storm sewer and drainage facilities (as required). 
3. Streets within the development and providing access to the development, improved to 
city standards (as required). 
4. Municipal water distribution facilities and adequate water supplies (as determined by 
City Water and Light). 

 
APPLICANT RESPONSE: Domestic, fire sprinkler and irrigation water services are proposed to be 
served from the existing termination point of the public 10-inch diameter water main located at the bend 
in the private access drive along the east property boundary.  Services will include backflow prevention 
assemblies and water meter, to provide for domestic water and fire sprinkler supply to all buildings 
including onsite fire hydrants, along with landscape irrigation supply. 
 
FINDING:  SATISFIED WITH CONDITIONS.  Subject to the conditions of approval, the property will be 
served with adequate public facilities described above.    
 
CHAPTER IX URBANIZATION 
 
GOAL IX 1:  TO PROVIDE ADEQUATE LANDS TO SERVICE THE NEEDS OF THE PROJECTED 

POPULATION TO THE YEAR 2023, AND TO ENSURE THE CONVERSION OF THESE 
LANDS IN AN ORDERLY, TIMELY MANNER TO URBAN USES.  

 
GOAL IX 2:  TO ESTABLISH A LAND USE PLANNING FRAMEWORK FOR APPLICATION OF THE 

GOALS, POLICIES, AND PROPOSALS OF THE McMINNVILLE COMPREHENSIVE 
PLAN 

 
GREAT NEIGHBORHOOD PRINCIPLES: 
 
Note:  The Great Neighborhood Principles are addressed in the applicant’s narrative under the heading 
of Ordinance 5066, which was the ordinance that amended the Comprehensive Plan to adopt the Great 
Neighborhood Principles.  The Great Neighborhood Principles are codified in Policy 187.50 in Volume 
II of the Comprehensive Plan.  Staff has incorporated the applicant’s responses here, and the 
numbering has also been updated below consistent with the Comprehensive Plan.   
 
Policies:   
 
187.50 The McMinnville Great Neighborhood Principles are provided below. Each Great Neighborhood 
Principle is identified by number below (numbers 1 – 13), and is followed by more specific direction on 
how to achieve each individual principle 
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APPLICANT RESPONSE: These have also been responded to in light of the Guiding Principles in 
Planned Development Residential Design and Development, Section 17.11.110.A.1 through 5.  
 

1. Natural Feature Preservation. Great Neighborhoods are sensitive to the natural conditions 
and features of the land. 
 

a. Neighborhoods shall be designed to preserve significant natural features including, but not 
limited to, watercourses, sensitive lands, steep slopes, wetlands, wooded areas, and 
landmark trees. 

 
APPLICANT RESPONSE: Although there are no distinctive natural, topographic or aesthetic features 
associated with the site, the improvements for the stormwater and site’s drainage respond to the natural 
topography and will improve the site and the surrounding area.  
 
FINDING:  SATISFIED WITH CONDITIONS.  The site is generally level without distinctive natural 
features such as those described above.   
 

2. Scenic Views. Great Neighborhoods preserve scenic views in areas that everyone can 
access. 
 

a. Public and private open spaces and streets shall be located and oriented to capture and 
preserve scenic views, including, but not limited to, views of significant natural features, 
landscapes, vistas, skylines, and other important features. 

 
APPLICANT RESPONSE: There are no significant views of natural features or skylines in the vicinity 
of the project area, however, the open spaces have been designed to provide accessible natural areas, 
while ensuring that the spaces are not overwhelmed by the parking areas or other utilitarian features.  
 
FINDING:  SATISFIED WITH CONDITIONS.  The site development will provide opportunities for views 
into the centrally located common open space area.  The site plan provides opportunities for views from 
the buildings to the distant terrain, predominantly from the site to the south and east.   
 

3. Parks and Open Spaces. Great Neighborhoods have open and recreational spaces to walk, 
play, gather, and commune as a neighborhood. 
 

a. Parks, trails, and open spaces shall be provided at a size and scale that is variable based 
on the size of the proposed development and the number of dwelling units. 
b. Central parks and plazas shall be used to create public gathering spaces where 
appropriate. 
c. Neighborhood and community parks shall be developed in appropriate locations consistent 
with the policies in the Parks Master Plan. 

 
APPLICANT RESPONSE: There is a large area identified as Open Green/Commons area that is 
centrally located, behind the Community Building. This area is to benefit all residents, but is in closest 
proximity to Buildings #1 and #2. There is also the Meadow open space area located between Buildings 
#3 and #4. There are also community garden areas at the Eastern edge of the site. See Sheet G1.12, 
Site Plan for information about the locations of the common open space areas. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The property will be developed as a single property with 
apartments and on-site amenities described by the applicant above.    The amenities include a variety 
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of features consistent with this policy which provide opportunities to walk, play, gather, and commune 
as a neighborhood.   
 

4. Pedestrian Friendly. Great Neighborhoods are pedestrian friendly for people of all ages and 
abilities. 
 

a. Neighborhoods shall include a pedestrian network that provides for a safe and enjoyable 
pedestrian experience, and that encourages walking for a variety of reasons including, but 
not limited to, health, transportation, recreation, and social interaction. 
 
b. Pedestrian connections shall be provided to commercial areas, schools, community 
facilities, parks, trails, and open spaces, and shall also be provided between streets that are 
disconnected (such as cul-de-sacs or blocks with lengths greater than 400 feet). 

 
APPLICANT RESPONSE: The site layout for this project includes a variety of pedestrian-friendly 
amenities: 

• There are internal pedestrian walkways leading from the residential unit entrances to the 
common areas (buildings and open space) to the parking and utilitarian areas; 

• There are also pedestrian walkways which lead to the private drive, and; 

• There is a pedestrian walkway which connects the site to the public sidewalk on SE Stratus. 
 
See Sheet L1.00, Materials Plan for detailed information about the hardscaped areas associated with 
the project. 
 
APPLICANT RESPONSE: Although no streets will be constructed as a result of this project, the overall 
site area connects to the greater McMinnville area in the following manner: The project is providing low-
traffic connections to the surrounding area by way of pathways within the project that connect to the 
greater street network. This network will help to improve options for those getting around by bicycle and 
as a pedestrian. The pedestrian connection to SE Stratus from the front of the site will also facilitate use 
of the bus service Route #2 from the Yamhill County Transit Authority (YCTA) as a connection to Three 
Mile Lane/Highway 18. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The property will be developed as a single parcel.  As 
described above, the design provides for internal pedestrian circulation as well as connections from the 
site to external pedestrian facilities and connections to Stratus Avenue and Norton Lane.  The on-site 
circulation provides multiple pedestrian routes to and through the site and its amenities and pedestrian 
gathering places.  As a condition of approval, the applicant will construct sidewalk frontage 
improvements along Stratus Avenue.  
 

5. Bike Friendly. Great Neighborhoods are bike friendly for people of all ages and abilities. 
 

a. Neighborhoods shall include a bike network that provides for a safe and enjoyable biking 
experience, and that encourages an increased use of bikes by people of all abilities for a 
variety of reasons, including, but not limited to, health, transportation, and recreation. 
 
b. Bike connections shall be provided to commercial areas, schools, community facilities, 
parks, trails, and open spaces. 

 
APPLICANT RESPONSE: As described in the Three Mile Area Plan, March 2022, the area has very 
limited bicycle facilities and suggests that ……creating attractive, low-stress bicycle facilities on key 
routes within the study area will require examining traffic calming design adaptations and lower speed 
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limits, and implementing buffered bike lanes or separated pathways will make cycling more attractive 
and safe. 
 
Although this project is not developing any new streets, the project is providing low-traffic connections 
to the surrounding area by way of pathways within the project and connecting outward. This will provide 
opportunities for cyclists in the way of off-road connections.  
 
FINDING:  SATISFIED.  The property will be developed as a single site.  The applicant’s response 
addresses this principle.   
 

6. Connected Streets. Great Neighborhoods have interconnected streets that provide safe travel 
route options, increased connectivity between places and destinations, and easy pedestrian and 
bike use. 
 

a. Streets shall be designed to function and connect with the surrounding built environment 
and the existing and future street network, and shall incorporate human scale elements 
including, but not limited to, Complete Streets features as defined in the Comprehensive Plan, 
grid street networks, neighborhood traffic management techniques, traffic calming, and safety 
enhancements. 
 
b. Streets shall be designed to encourage more bicycle, pedestrian and transit mobility with a 
goal of less reliance on vehicular mobility. 

 
APPLICANT RESPONSE: Although no streets will be constructed as a result of this project, the overall 
site area connects to the greater McMinnville area in the following manner: The project is providing low-
traffic connections to the surrounding area by way of pathways within the project that connect to the 
greater street network. This network will help to improve options for those getting around by bicycle and 
as a pedestrian. The pedestrian connection to Three Mile Lane/Highway 18 from the front of the site 
will also facilitate use of the bus service Route #2 from the Yamhill County Transit Authority (YCTA). 
 
FINDING:  SATISFIED WITH CONDITIONS.  The site will develop as a single property and will continue 
to have access to the north and east, connecting to the frontage road and collector system of the area.  
The public street system standards are not at the discretion of the applicant; they will need to comply 
with adopted standards for the street system.   The interim improvement will provide sidewalk 
improvements along the Stratus Avenue frontage. The Three Mile Lane Area Plan identifies future 
action items for the frontage roads and collector system in the area to enhance bicycle and pedestrian 
facilities.   
 

7. Accessibility. Great Neighborhoods are designed to be accessible and allow for ease of use 
for people of all ages and abilities. 
 

a. To the best extent possible all features within a neighborhood shall be designed to be 
accessible and feature elements and principles of Universal Design. 
 
b. Design practices should strive for best practices and not minimum practices. 

 
APPLICANT RESPONSE: This project will comply with all federal and state building requirements for 
accessible design.  
 
FINDING:  SATISFIED WITH CONDITIONS.  The applicant shall clarify accessibility features of outdoor 
play areas, outdoor fitness areas, and other amenities.   
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8. Human Scale Design. Great Neighborhoods have buildings and spaces that are designed to 
be comfortable at a human scale and that foster human interaction within the built environment. 
 

a. The size, form, and proportionality of development is designed to function and be balanced 
with the existing built environment. 
 
b. Buildings include design elements that promote inclusion and interaction with the right-of-
way and public spaces, including, but not limited to, building orientation towards the street or 
a public space and placement of vehicle-oriented uses in less prominent locations. 
 
c. Public spaces include design elements that promote comfortability and ease of use at a 
human scale, including, but not limited to, street trees, landscaping, lighted public areas, and 
principles of Crime Prevention through Environmental Design (CPTED). 

 
APPLICANT RESPONSE:  Human-scaled design is an important consideration of this project, as the 
entire site is nearly 7 acres, which is a large site. The site’s overall context is one of larger, development 
projects (medical facilities, commercial uses across Three Mile Lane/Highway 18; and even Highway 
18 itself. Therefore, bringing the entire project’s elements to a human-scale is important to ascertain 
and has been accomplished as follows.  
 
For human scale design, this has been addressed in the following manner.  

• Using the context of the giant aviation, farm, and industrial buildings as a start to inform the 
character of the project but also incorporating human scale elements with details along the 
ground floor like porch elements pieces that create the spaces that are livable and enjoyable for 
residents.  

 
For a balance of design within the overall built environment, this was addressed in the following way: 

• Maintain the site’s parking out to the perimeter to create a collection of walkable outdoor spaces 

• The site’s design also ensures that these same parking areas are buffered from the neighboring 
properties to the west and south with a 10' landscape buffer, trees and plantings. 

• The parking areas also include a landscape buffer along Stratus Lane, which will both buffer 
pedestrians walking along Stratus and also provides a pleasant pedestrian connection mid-block 
to Stratus from this project; 

• The buildings themselves are located to create a variety of outdoor spaces and the layering of 
the entries and their context help create the idea of home (front yard, front porch, and backyard); 

 
For provisions of comfortability, the project has created the following: 

• A variety of inclusive spaces to create community—these are echoed with the community 
buildings and outdoor spaces; and move to the quasi-public porches. There are a variety of 
visual and physical pedestrian connections between open spaces and the buildings which also 
promote safe, enjoyable experiences, health, recreation, and social interaction. 

 
See Sheet G0.21, Renderings for overall views of the buildings and see Sheet G1.12, Site Plan for 
information regarding the entire site’s layout.  
 
FINDING:  SATISFIED.  The conditions of Ordinance 5095 address a unique site-specific requirement 
of contiguous open space.  To accomplish this, parking is provided around the perimeter of the site, 
dispersing parking while providing for a contiguous open space with buildings oriented to these interior 
common area and open spaces.  That results in a trade-off where there is a row of parking between the 
buildings on the Stratus Avenue frontage road, but that is minimized, and the buildings are dual-facing 
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toward Straus Avenue and the on-site open spaces, but are abutting the open space, providing an 
outdoor patio and gathering space.  Pedestrian connections are also provided between Stratus and the 
on-site pedestrian circulation paths and sidewalks. The applicant’s response further addresses this 
principle.   
 

9. Mix of Activities. Great Neighborhoods provide easy and convenient access to many of the 
destinations, activities, and local services that residents use on a daily basis. 
 

a. Neighborhood destinations including, but not limited to, neighborhood-serving commercial 
uses, schools, parks, and other community services, shall be provided in locations that are 
easily accessible to surrounding residential uses. 
 
b. Neighborhood-serving commercial uses are integrated into the built environment at a scale 
that is appropriate with the surrounding area. 
 
c. Neighborhoods are designed such that owning a vehicle can be optional. 

 
APPLICANT RESPONSE: This project is within a variety of a mix of activity centers including the 
Willamette Valley Medical Center, Chemeketa Community College, and a variety of neighborhood-
serving commercial. See G1.11, Vicinity Maps for an aerial illustrations of the surrounding areas. 
 
FINDING:  SATISFIED.  The property itself will be a single property of approximately 6.5 acres in one 
ownership developed with 175 apartments and amenities for the residents.  Currently, there are limited 
amenities nearby, but the Three Mile Lane Area Plan includes opportunities for additional mixed-use 
development opportunities and public spaces in proximity to the property.   
 

10. Urban-Rural Interface. Great Neighborhoods complement adjacent rural areas and 
transition between urban and rural uses. 
 

a. Buffers or transitions in the scale of uses, buildings, or lots shall be provided on urban lands 
adjacent to rural lands to ensure compatibility. 

 
APPLICANT RESPONSE: As noted, this site is at the edge of the Urban Growth Boundary. As such, it 
is a transitional use from the agricultural uses to the south and the existing development. The scale 
proposed for this project, associated with the entire project, as well as with individual buildings, will 
function as a transition to the rural and urban areas.  
 
FINDING:  SATISFIED.  The subject property is surrounded on all sides by properties within the Urban 
Growth Boundary with C-3 and R-4 zoning.   
 

11. Housing for Diverse Incomes and Generations. Great Neighborhoods provide housing 
opportunities for people and families with a wide range of incomes, and for people and families 
in all stages of life. 
 

a. A range of housing forms and types shall be provided and integrated into neighborhoods 
to provide for housing choice at different income levels and for different generations. 

 
APPLICANT RESPONSE: The project will provide affordability for households earning less than 60% 
of the Area Median Income.  Oregon Housing and Community Services, Yamhill County, Confederated 
Tribes of Grand Ronde support the project and the Oregon Health Authority. Each of these partners 
have provided development capital to aid in achieving affordability.  
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FINDING:  SATISFIED.  This development will contribute additional housing forms and types to the 
neighborhood and surrounding area further diversifying the housing in the area.   
 

12. Housing Variety. Great Neighborhoods have a variety of building forms and architectural 
variety to avoid monoculture design. 
 

a. Neighborhoods shall have several different housing types. 
 
b. Similar housing types, when immediately adjacent to one another, shall provide variety in 
building form and design. 

 
APPLICANT RESPONSE: This application will provide for a multi-family housing type using a variety 
of building forms and variety within its design. The responses to the criteria for 17.11 Residential Design 
and Development Standards, noted below, illustrate how this project is in compliance with the design 
criteria for residential housing as required by this section of the code.  
 
FINDING:  SATISFIED.  This development introduces additional housing types into the neighborhood.  
The development provides for 175 units of rental housing.  The structures have complementary 
architectural themes, but the buildings have variation in shape, features, materials, color, and design 
treatments.  Therefore, they provide a variety of forms and architectural variety.  The site is not being 
developed with the repeating “cookie cutter” building design repeated multiple times on the site.   
 

13. Unique and Integrated Design Elements. Great Neighborhoods have unique features, 
designs, and focal points to create neighborhood character and identity. Neighborhoods shall 
be encouraged to have: 
 

a. Environmentally friendly construction techniques, green infrastructure systems, and energy 
efficiency incorporated into the built environment. 
 
b. Opportunities for public art provided in private and public spaces. 
 
c. Neighborhood elements and features including, but not limited to, signs, benches, park 
shelters, street lights, bike racks, banners, landscaping, paved surfaces, and fences, with a 
consistent and integrated design that are unique to and define the neighborhood.  

 
APPLICANT RESPONSE: There are a variety of unique and integrated design elements provided as 
part of this project. 

• For item a. regarding environmentally friendly and energy efficiency, this project is targeting 
Earth Advantage certification; 

• For item b., this project is providing a custom art mural in the common building; and 

• In regards to item c., this project is providing a number of neighborhood elements, including 
outdoor lighting, outdoor seating, bicycle ribbon racks, and a variety of amenities throughout the 
site which will create a cohesive neighborhood. Amenities also include a community garden 
which, in addition to planting areas, will include seating and storage areas. Although not 
determined yet, project signage will be unified and will be limited to reflect the requirements of 
the previous Ordinance #5095, Criterion #5 and the applicable sections of Chapter 17.62, Signs. 
See Sheet L1.00 Materials Plan for information on locations of these amenities. 

• There is also variety in the architecture building massing, materials and colors which also will 
contribute to the project’s unity and consideration as a neighborhood. See Sheet G0.21, 
Renderings for information about colors and materials of the proposed buildings. 



Decision Document:  PDA 2-23, TML 1-23, L 25-23 Page 50 

Attachments: 

Attachments 1, 2, 3 – Application and Attachments; Attachment 4 - Fire Marshal Comments Attachment; Attachment 5 – 
September 11, 2023 Memo and Revised Landscape Plan Submitted by Applicant;  Attachment 6 – Memo from Staff re: 
Parking and Parking Easement; Attachment 7 – Written Public Testimony; Attachments 8, 9 – Minutes of August 17, 2023 
and September 21, 2023 Planning Commission Meetings  

 
FINDING:  SATISFIED.  While this will be a single property, the common elements for the residents 
serve to provide a sense of community and create a unique sense of character and identity.  The 
applicant’s responses further address specific unique and integrated design elements.   
 
CHAPTER X:  CITIZEN INVOLVEMENT AND PLAN AMENDMENT 
 
GOAL X.1.   TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 

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

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

 
APPLICANT’S RESPONSE:  N/A 
 
FINDING:  SATISFIED.  The proposal includes a proposed amendment to a Planned Development 
and master plan, which requires a Planning Commission decision.  The Zoning Ordinance provides 
for a concurrent consolidated review process when there are multiple applications associated with a 
development proposal, using the procedure that provides the greatest opportunity for public 
involvement.  The Three Mile Lane Review and Landscape Plan Review are included in this 
concurrent review which provides greater opportunity for public involvement.   
 
In addition, the procedures require the applicant to conduct a neighborhood meeting prior to 
submitting the application.  The applicant conducted the required  neighborhood meeting and 
submitted the required documentation with the application.    
 
Three Mile Lane Area Plan (Ordinance 5126) – Policies and Urban Design Elements 
 
Note: The applicant’s narrative referenced the March 2022 draft document.  The final plan was adopted 
in November 2002 by Ordinance 5126.  Policies 1-21 cited by the applicant are the same as the adopted 
language.  Policies 22-24 are also cited below.   
 
APPLICANT’S RESPONSE:  As described in the Three Mile Lane Area Plan: “The [Area] is a unique 
district in the southeast portion of the City of McMinnville. The area contains approximately 1,340 acres 
of land with a variety of existing land uses and several large vacant parcels. The Three Mile Lane Area 
Plan is intended to create an implementable vision for the area’s future land uses and multi-modal 
transportation system.” 
 
As this project site is located within the Area Plan, identified as the “New mixed-use and health care-
related uses have been identified near the existing hospital. Housing, especially senior housing, is a 
very strong market opportunity. Building forms are expected to be horizontal mixed-use, rather than 
vertical mixed-use.”  
 
Three Mile Lane Policies  
As described in the Plan: “The following policies are intended to guide development and future planning 
decisions in the Three Mile Lane area. These policies implement the Three Mile Lane Area Plan goals 



Decision Document:  PDA 2-23, TML 1-23, L 25-23 Page 51 

Attachments: 

Attachments 1, 2, 3 – Application and Attachments; Attachment 4 - Fire Marshal Comments Attachment; Attachment 5 – 
September 11, 2023 Memo and Revised Landscape Plan Submitted by Applicant;  Attachment 6 – Memo from Staff re: 
Parking and Parking Easement; Attachment 7 – Written Public Testimony; Attachments 8, 9 – Minutes of August 17, 2023 
and September 21, 2023 Planning Commission Meetings  

and describe how Great Neighborhood Principles are expected to be expressed in the future growth 
and development of the Three Mile Lane Area.” 
 
The responses to how this project is in agreement with the 21 policies of this Plan are noted below. 
 

1. Require future development to be consistent with the design elements of the Three Mile Lane 
Area Plan.  
 
APPLICANT RESPONSE: This project is located within the area identified as the Health Care 
Area and the applicable design elements of the Three Mile Lane Area Plan are as follows: 
 
The Plan notes Transitions between uses such as Health care facilities and surrounding 
residential areas and Health care facilities and other commercial uses.  
 
This project provides for multifamily housing with ample amount of site landscaping and 
buffering from the transportation generators of the nearby medical facilities. The project provides 
affordable housing for those who may work at the nearby medical facilities as well.  
 
The Plan notes Walkability between uses, and reflects convenient, safe connections between a 
variety of uses in this area will be important to current and future users. 
 
This project provides for increased pedestrian connections in the form of a walkway system that 
connects residents throughout the site area as well as to the greater neighborhood. 
 
Lastly, the Plan references, Visual quality of buildings facing OR 18 and that new development 
should avoid placing loading docks or creating blank walls visible from passing vehicles. 
 
For this project, the buildings have been oriented to create some visual activity along OR 18, 
while understanding that this is balanced with the need to provide residents with an internal 
courtyard and open space amenities to create a neighborhood feeling. The visual quality of the 
site along Three Mile Lane/Oregon Highway 18 has been enhanced by the use of landscaping 
and building colors and materials. See G0.21, Renderings and G1.31, Elevations for views of 
the development and its visual quality along Three Mile Lane/Oregon Highway 18. 
 
FINDING:  SATISFIED.  The Health Care Area, referenced by the applicant, states the key 
urban design elements listed below.  Apartments are a permitted use on the subject property.  
The relationship to surrounding land uses and the internal design of the site addresses these 
elements as described by the applicant.  The visual quality of the buildings facing the highway, 
including the 1-story building and the two residential structures have “faces” toward the highway, 
with architectural features, windows and openings, and landscaping, which are appealing from 
passing vehicles.   
 
Health Care Area 
 
Key Urban Design Elements  

• Transitions between uses: Health care facilities and surrounding residential areas. Health 
care facilities are often active around the clock with bright lighting and they generate 
significant vehicle traffic. They also require a lot of delivery traffic and, in the case of a major 
medical center, helicopter use. Buffering between uses should be considered, particularly 
senior housing or market-rate apartments with trees, landscaping and other treatments. 
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Assisted living or nursing care facilities, however, would benefit from close proximity to the 
hospital.  
 

• Transitions between uses: Health care facilities and other commercial uses. The scale and 
orientation of existing uses, as related to future uses should be considered. For example, 
while Senior Housing might benefit from a location within walking distance of a retail center, 
there should be careful site planning to ensure the housing isn’t directly adjacent to loading 
or parking facilities. It may be most feasible to place health-care related housing with an 
orientation south towards views and the river.  
 

• Walkability between uses. Convenient, safe connections between a variety of uses in this 
area will be important to current and future users.  

 

• Visual quality of buildings facing OR 18. New development should avoid placing loading docks 
or creating blank walls visible from passing vehicles. 

 
2. Public improvements and private development shall strive to protect tree groves and mature 
individual trees.  
 
3. Riparian corridors and adjacent native landscape shall be protected. 
 
APPLICANT RESPONSE(S): Although this site does not contain any significant trees or groves 
or riparian corridors, or native landscaping; the project is providing improved stormwater facilities 
which will benefit this site. The project’s landscaping plan elevates native and indigenous 
plantings as part of the plant selection. 
 
FINDING:  (Policies 2 and 3):  SATISFIED.  There are no existing tree groves, mature individual 
trees, riparian corridors, or adjacent native landscaping.   
 
4. The built environment will be designed to provide and protect views to rolling hills and 
volcanoes and to enhance visual and physical access to the North Yamhill River. New streets 
and open spaces will be oriented to capture views. 
 
APPLICANT RESPONSE: The project’s overall height and vertical units/balcony areas will 
provide views to the common open space areas and the greater view corridor.  
 
FINDING:  SATISFIED.  No new streets ae proposed.  The structures are setback on the site 
such that existing views from the public right-of-way are maintained to the extent practical.  
Internally, the residential units have internal views of the common open space and landscaped 
areas, while external facing windows face toward the distant terrain to the south and east.   
 
5. Enhancing connections to existing trails and open space, such as connections into Joe 
Dancer Park and McBee Park, and creating a public greenway along South Yamhill River with 
trails and connections to the Three Mile Lane Area is a priority.  
 
APPLICANT RESPONSE: This project provides for increased pedestrian connections in the 
form of a walkway system that connects residents throughout the site area as well as the greater 
neighborhood. This increase in pedestrian connections assists with the connections to the 
overall trail system.  
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FINDING:  SATISFIED.  This site doesn’t have direct connections to the parks or river, but 
provides pedestrian connectivity to multiple street frontages that would provide relatively direct 
pedestrian routes to connect to a greenway system as described in this policy.   
 
6. New gathering spaces will be designed to incorporate natural areas and views.  
 
APPLICANT RESPONSE:  The project’s design includes a variety of common open space 
areas which will create gathering spaces for residents.  
 
FINDING:  SATISFIED  With surrounding development (existing and future), there are limited 
ground-level views from the site, but there are opportunities for views from upper story 
structures.  There are no existing unique natural areas on the site to be incorporated into the 
gathering spaces, but the site includes a variety of natural elements into the gathering spaces 
and common areas, including a nature play area.   
 
7. Require native landscape plantings with seasonal variation and tree plantings that include 
shade streets with mature tree canopy.  
 
APPLICANT RESPONSE: In regards to native landscape plantings, the overall planting palette 
will be comprised of native and adapted species within the Willamette Valley, per the design 
team’s professional best sustainability practices, and as a way to celebrate the identity and 
character of this local environment. Additionally, the design team is in contact with the 
Confederated Tribes of Grand Ronde to determine ways to incorporate first food and culturally 
significant plant species throughout the project, which will provide educational value and a sense 
of connection with the land. See Sheet L5.00, Planting Plan Overall for details on the types of 
plants and their location.  
 
In response to tree canopy, the project will provide a tree canopy at the perimeter of the buildings 
and along the main pedestrian walkways, as well as in the Meadow area and gathering spaces 
throughout the site. The street trees along the SE Stratus frontage will be per the City of 
McMinnville’s approved tree list. The specific species selection for all trees will be chosen to 
enhance the overall tree canopy in the region. See Sheet L5.00, Planting Plan Overall for details 
on the types of trees and their location.  
 
FINDING:  SATISFIED WITH CONDITIONS.  The landscape plan and applicant’s response 
demonstrate consistency with this policy.   There are some Ponderosa Pines in parking lot 
islands and adjacent to parking, some of which may need to be substituted or provided 
elsewhere on site as conifers are not permitted parking lot trees.   
 
8. A network of sidewalks and trails will connect people to key locations within the Three Mile 
Lane Area.  
 
APPLICANT RESPONSE: This project provides for increased pedestrian connections in the 
form of a walkway system that connects residents throughout the site area as well as the greater 
neighborhood. This increase in pedestrian connections assists with the connections to the 
overall trail system. See L1.00 Materials Plan, for details on the site’s hardscape treatments. 
 
FINDING:  SATISFIED.  The internal site design and connectivity to the adjacent street network 
provide opportunities for linkages to the sidewalk and trails system.   
 
9. The Three Mile Lane Area will have safe bicycle routes for residents and touring cyclists.  
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10. Proposed new streets will connect to the existing local street grid, consistent with the 
conceptual designs in the Three Mile Lane Area Plan and in compliance with Transportation 
System Plan standards.  
 
APPLICANT RESPONSE(S): The site design does not include any new streets; however, the 
increased amount of site connections will assist with providing options for bicycling off-of the 
greater street network which has higher speeds and is less conducive to bicycle travel. See 
L1.00 Materials Plan, for details on the site’s hardscape treatments. 
 
FINDING:  SATISFIED WITH CONDITIONS.  No new streets are proposed.  The applicant will 
need to comply with the provisions of the Three Mile Lane Planned Development Ordinance, 
including requirements for frontage improvements and right-of-way along the Stratus Avenue 
frontage/collector road, which is intended to provide a safe network for all modes including 
pedestrians and bicycles.  The current improvement will be an interim improvement that retains 
the current curb line and provides sidewalks along the Stratus Avenue frontage.   
 
11. New commercial developments should be designed to be at a walkable, human scale and 
for ease of use by all ages and abilities. 
 
APPLICANT RESPONSE: No commercial development is being included with this project. 
 
FINDING:  NOT APPLICABLE.  The proposal is not a commercial development.   
 
12. New commercial, office, mixed-use, and multi-family developments should be designed to 
reflect the micro-climate and enhance outdoor life through the incorporation of features such as 
porches, balconies, courtyards, plazas, etc. 
 
APPLICANT RESPONSE: As a multi-family project on a large site, special considerations have 
been made to also adapt to different conditions within the site as it relates to natural lighting, 
aspect, and micro-climates around the buildings. Specifically, this has been accomplished with 
more shade tolerant species on the north side of the buildings, and plants that thrive and require 
sun on the south sides and more exposed areas. The project has been designed with thoughtful 
open space areas at a variety of scales to encourage and enhance the resident’s connections 
to nature and the outdoors. Information on the site’s porches and balconies can be found on 
Sheet G1.13 and the site’s overall features can be found on G1.12, Site Plan. 
 
FINDING:  SATISFIED.  The plans and applicant’s response demonstrate compliance with this 
policy.   
 
13. New commercial, office, mixed-use, and industrial campus developments should promote 
inclusion and interaction within the right-of-way. 
 
14. Encourage mixed-use development where feasible.  
 
APPLICANT RESPONSE(S): No commercial, office or mixed use, industrial development is 
being included with this project.  
 
FINDING:  NOT APPLICABLE.  The proposal doesn’t include these uses.   
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15. Proposed site landscape for new development should strive to reflect patterns of wine 
industry—eg, rows of vines, southern orientation, shelter belts of trees – and consider functional 
site planning of vineyard and farm complexes as conceptual models.  
 
APPLICANT RESPONSE: This project’s landscaping is providing special attention to the 
agricultural history of the McMinnville area. It is doing so by providing a community garden—a 
community garden is a direct link to the agrarian heritage and will create community by providing 
opportunities for recreation and will enable residents to grow and eat locally grown food. Plants 
chosen for the community garden will be part of discussions with the Owner and the residents, 
but it could include plants such as raspberries, blueberries and table grapes that provide 
seasonal interest and edible fruit to the community. Additionally, the location of the plots is based 
on maximizing sun exposure, ease of access and visibility as a site amenity that celebrates 
community. See Sheet L5.00, Planting Plan Overall for details on the types of plants and their 
location. 
 
FINDING:  SATISFIED. Policy 7 above provides, “7. Require native landscape plantings with 
seasonal variation and tree plantings that include shade streets with mature tree canopy.”  Policy 
15 addresses site landscape to reflect patterns of wine industry and consider functional site 
planning of vineyard and farm complexes as conceptual models.   
 
The proposed landscape plan includes elements of both native plantings and design elements 
informed by agricultural patterns, both aesthetically and functionally.  
 
16. New development should consider adjacency to agricultural fields and respect this heritage 
through careful transitions.  
 
17. Architectural building design that includes simple roof forms (industrial and agricultural) is 
encouraged in the Three Mile Lane Area.  
 
APPLICANT RESPONSE(S): This project provides a variety of responses in regards to the 
project’s adjacency, both physically (site’s proximity to the Urban Growth Boundary) and in a 
reflective manner (Three Mile Lane Plan and associated design framework), to the proximity 
and importance of agriculture within the City’s context. These include the following: 
 

• The project provides simplified buildings and gable roof forms that directly relate to the 
vernacular from the agricultural McMinnville context; 

• The roof forms for the private open space porch and balcony elements are a simple, single-
slope lean-to, reflecting agrarian forms; 

• The materials for the patios, balconies and the common building incorporate natural materials 
like wood and metal (roofs). These materials connect, and draw inspiration from the agrarian 
architecture of the region; and, 

• The decision to use a metal roof was important for the overall view the residents have from 
their apartment in the units above the ground level. 

 
See G0.21, Renderings, for overall views of the project and the architectural forms which have 
been developed for this project. 
 
FINDING:  SATISFIED.  The plans and applicant’s response address this policy.  In addition, 
the site isn’t directly adjacent to agricultural lands outside the UGB.  Surrounding properties are 
developed or planned for development.   Note:  Metal roofing is proposed for the community 
building, but not for all structures on the site.   
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18. Encourage a diversity of future housing forms, types, and design that respect the current 
character of the area. 
 
APPLICANT RESPONSE(S): This project provides a multifamily housing type at a scale that is 
respectful of the area. This scale is evident in G1.31, Elevations and how the proposed height 
is respectful of the variation in surrounding buildings. The project’s location, between larger 
institutional uses and residential uses, bridges this transition using moderate sized buildings, 
ample open space and agrarian transitional forms.  
 
FINDING:  SATISFIED.  The plans and applicant’s response address this policy. 
 
19. Ensure that new commercial and industrial campus development creates a welcoming and 
visible interface with Three Mile Lane.  
 
APPLICANT RESPONSE(S): No commercial or industrial development is being included with 
this project, however, this project’s location and scale helps to create a welcoming and visible 
interface setback along Highway 18/Three Mile Lane. 
 
FINDING:  NOT APPLICABLE.  This project is not commercial or industrial campus 
development.   
 
20. Encourage site design and architecture that visibly convey the historic or current industry on 
the site (e.g., aviation, wine-making).  
 
APPLICANT RESPONSE(S): This project provides a variety of both site design and 
architectural responses that reflect the proximity and importance of agriculture within the City’s 
historical and current context. These include the following: 
 

• The project’s simple building forms, gable roofs, and a variety of windows and porches.  
All these elements are used to create a neighborhood that is a comfortable place to come 
home and relates to the agricultural vernacular found in the City of McMinnville. 

• The material palette is inspired by the agricultural architecture of the region and it achieves 
this by incorporating natural materials that are both timeless and durable. 

 
FINDING:  SATISFIED.  The plans and applicant’s response address consistency with this 
policy.   
 
21. New commercial, mixed-use, office, and industrial campus development should consider 
using local materials for cladding and building structure (timber, corrugated steel cladding, red 
brick), and incorporating vibrant color.  
 
APPLICANT RESPONSE(S): Although this project is not a mixed-use project, the color choices 
have been selected to reflect vibrancy in response to this attribute and to provide for a ‘Unique 
and Integrated Design Element’ as described in Great Neighborhood Principle #13. Each 
building has been selected for a different, yet, complementary color. The overall color palette 
was chosen to reflect to the local materials in the following manner: 
 

• The residential buildings will have a color palette inspired by the weathered look of 
barnwood, and the red that is sometimes traditional in old barns. The result of the warm 
earthy tones derived from this palette ensures that each building will have its own unique 



Decision Document:  PDA 2-23, TML 1-23, L 25-23 Page 57 

Attachments: 

Attachments 1, 2, 3 – Application and Attachments; Attachment 4 - Fire Marshal Comments Attachment; Attachment 5 – 
September 11, 2023 Memo and Revised Landscape Plan Submitted by Applicant;  Attachment 6 – Memo from Staff re: 
Parking and Parking Easement; Attachment 7 – Written Public Testimony; Attachments 8, 9 – Minutes of August 17, 2023 
and September 21, 2023 Planning Commission Meetings  

color to create variety and interest, both from a site-wide perspective and to provide 
individual building character.  

• The common building will be all stained fiber cement (Woodtone) to bring some warmth 
and complement the solid color material of the residential buildings. Stained fiber cement 
will also be used on the back wall at the recessed balconies of the residential buildings 
to create a connection with the common building, establishing a cohesive and unified 
design.   

 
See G0.21, Renderings, for overall views of the project and the architectural forms which have 
been developed for this project. 
 
FINDING:  NOT APPLICABLE.  The proposal doesn’t include these uses.   
 
22. Public safety services shall be considered as part of the master planning, including access, 
response times, and opportunity for substations if needed.    
 
FINDING:  SATISFIED WITH CONDITIONS.  While this policy appears to address larger master 
planning aspects of Three Mile Lane, this application has been reviewed by the Fire Marshal, 
and the site development will need to be consistent with applicable fire codes.   
 
23. Ensure that no incompatible heavy industrial uses are allowed along Highway 18 in the 
Three Mile Lane Area or as part of the Innovation Campus.   
 
FINDING:  NOT APPLICABLE.  No industrial use is proposed.   
 
24. Significant natural features shall be inventoried and protected as much as possible within 
new development plans.   
 
FINDING:  NOT APPLICABLE.  No significant natural features are present.   
 

ZONING ORDINANCE  
 
Chapter 17.11. Residential Design and Development Standards. 

 
APPLICANT RESPONSES: 
 

A. Chapter 17.11 Residential Design and Development Standards 
 
17.11.012 Introduction to Housing Types.  
 
17.11.090 Apartments  
… 
B. Types of Apartments. 
… 
B.3. Apartment Block. 
a. Description: Stacked dwelling units in a single building or groups of buildings on a single lot. 
Parking is shared, and entrance to units is typically accessed through a shared lobby. 
b. Appropriate Context: Apartments vary widely in size and design but typically have large 
footprints and fit in well to the edges of single dwelling neighborhoods and on major streets. 
c. Also Named: Flats, multi-dwelling, apartments 
d. Variations: Flats, lofts, two-level flats, split-level flats, through-building flats. 
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e. Lot Sizes: Vary widely, from7,200 to 320,000 square feet. 
f. Density Range: 10 - 200 units per acre. (Note, maximum density will be governed by 
McMinnville’s municipal code.) 
g. Building Height: 2-5 stories, if adjacent to or within a single dwelling neighborhood context. 
Can be much taller in central city areas. (Note, maximum height will be governed by 
McMinnville’s Municipal Code.) 
h. Construction Type and Building Code Issues: Type V frame construction for buildings under 
5 stories. Type V frame construction over Type I, for 6 or 8 stories, or Type I for taller buildings. 
Sprinklers for fire suppression are required. Elevators needed if over 3 stories. 
 
Applicant Response: The use for this site is an Apartment Block, which, was evaluated and 
approved for this site per the approval of Planned Development Amendment #5095, Condition 
#7.  
 
e. Lot size. The lot size for this project is approximately 7 acres/304,920 square feet.  
 
f. Density: The proposed density for the project is 175 units; with a 7 acre site, this project site 
could support a higher density based on the applicable standard of the R-4 zone (the allowable 
residential density of the C-3 zone) in 17.21.060, Density requirements:  
 

17.21.060 Density requirements. 
In an R-4 zone, the maximum density for single attached dwelling may not exceed four 
dwelling units per 5,000 square feet. Density maximum may not apply to any other 
permitted housing types, including accessory dwelling units. 

 
Four dwelling units per every 5,000 square feet would equate to 243 units based on the site size 
of 304,920 square feet. As a result, this project is under the maximum density for the site.  
 
[Staff Note:  As cited above, the maximum density provision only applies to single-
attached dwellings, i.e. common-wall townhouse units where each dwelling is on a 
separate lot.  “Density maximum may not apply to any other permitted housing types.”] 
 
g. Building height: The proposed height is at its highest point, approximately 48 feet tall. The 
project is proposing a modest three story building height for all buildings.  
 
h. Construction type: The proposed construction type is 5B.  
 
C. Development Standards. 
 
Applicant Response: Responses to the code criteria for 17.11.090.B.3 Apartment Block are 
noted in Table 1 below. See Sheet G1.12, Site Plan for all dimensions noted in Table 1.  
 
TABLE 1. MULTI-DWELLING DEVELOPMENT STANDARDS  

Code Requirement Requirement for site without 
Alley 

Applicant Response 

a) Lot width (feet) 50 feet minimum The existing lot(s) each contain a 
minimum of 50 feet of lot width. 
The resulting lot dimension after 
consolidation will be at least 50 
feet at the street frontage of SE 
Stratus.  
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Code Requirement Requirement for site without 
Alley 

Applicant Response 

b) Lot depth (feet) 100 feet minimum The existing lot(s) each contain a 
minimum of 100 feet of lot depth. 
The resulting lot dimension after 
consolidation will be at least 100 
feet at the street frontage in 
parallel with SE Stratus.  

c) Lot size 5,000 feet minimum The existing lot(s) each contain a 
minimum of 5,000 square feet The 
resulting lot dimension after 
consolidation will be at least 5,000 
square feet.  

d) Front Setback 
(feet)  

15 feet minimum  The minimum front setback of 15 
feet has been met along the 
frontage of SE Stratus.  

e) Side Setback 
(feet) 

Interior: Min. 3 or 5 feet  
Exterior: 10 feet 

The minimum side setbacks of 10 
feet (exterior) has been met along 
all property lines.  

f) Rear setback (feet)  20 feet minimum  The minimum rear setbacks of 10 
feet (exterior) has been met along 
all property lines.  

g) Building height 
(feet) 

Varies, See underlying zone  A request to modify the building’s 
height from 35 feet (Condition #2) 
to 48 feet is noted in Section IV of 
this application. 

h) Parking Zone  For lots without an alley: Parking is 
permitted to be located on the 
surface or in a garage. The front 
setback for garages is specified in 
Parking Development and Design 
Standards, Garage Setback.  

No garages have been proposed 
as part of this design.  

i) Driveways  Driveway spacing and width 
requirements are specified in 
Street Frontage, Frontage Types.   

Proposed driveway locations 
have been noted on Sheet G1.12, 
Site Plan. 

j) Off-street Parking  As per Chapter 17.60.060.A. 
The mix of units includes 1, 2 and 
3 bedroom units and office space. 
The parking calculation references 
affordable housing for the 2-
bedroom or less units and the 
multifamily requirement for the 
three-bedroom units and office for 
the areas devoted to staff.  
 
3. One and one-half spaces per 
dwelling with less than three 
bedrooms, two spaces per dwelling 
unit with three or more bedrooms, 
and one space per dwelling unit 

Total required: 
141 spaces: 
145 units * 0.5 = 72.5 spaces 
(round up)  
30 units * 2 = 60 spaces 
Office/Common Building: 8 
spaces based on square footage. 
 
The project is providing 5 required 
loading spaces per 17.60.070 Off-
street loading requirements. 
 
Total provided: 
211 parking and loading spaces + 
41 shared parking spaces with the 
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Code Requirement Requirement for site without 
Alley 

Applicant Response 

which is expressly reserved for 
senior or handicapped persons. 
 
8. Affordable Housing – Two - 
bedroom or less, serving 
households of 80% Area Median 
Income (AMI) or less (AMI is 
calculated per Yamhill County as 
determined by the State Housing 
Council based on information from 
the United States Department of 
Housing and Urban Development.) 
Income levels will need to be 
certified. 
 
0.5 spaces per dwelling unit for 
units 2 bedroom or less.  
 
17. Professional office (non-
medical or dental): 1 per 300 
square feet. 

adjacent medical office per private 
agreement. 
Grand total: 252 spaces 
 
  

 
 
D. Design Standards.  
The Apartment Design Standards for multi-dwelling housing are standards that apply to 
apartment housing types. These standards are related to site design and building frontage, 
parking, compatibility with neighboring homes, open space, and private space. 
 
1. Context and Site Design.  
Site design standards are intended to facilitate the development of attractive multi-dwelling 
housing. They encourage good site and building design, which contributes to livability, safety, 
and sustainability; helps create a stronger community, and fosters a quality environment for 
residents and neighbors. 
 
1a. Mirror the scale of blocks and the block-like structure of the surrounding neighborhood. 
 
APPLICANT RESPONSE: The site’s location is at a transition point from suburban to rural, (at 
the edge of the Urban Growth Boundary) and, therefore, the project is trying to create the 
neighborhood and scale which begins developing this urban context while responding 
appropriately to the surrounding context of the larger area. The surrounding buildings are mostly 
commercial or industrial, and so there is not a lot of residential context to relate to. However, the 
project is responding to this transition by having a finer grain than these existing institutional 
buildings. The project is keeping with the larger, simpler, building forms while bringing the human 
scale, applying residential elements, such as porches and open space areas. The project is 
seeking to create a neighborhood within the larger context of the City of McMinnville and being 
of this larger place while still maintaining its own unique identity. 
 
1b. Connect the internal network of streets and paths to those of the surrounding area where 
possible. 
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APPLICANT RESPONSE: Although no streets will be constructed as a result of this project, the 
overall site area connects to the greater McMinnville area in the following manner: The project 
is providing low-traffic connections to the surrounding area by way of pathways within the project 
that connect to the greater street network. This network will help to improve options for those 
getting around by bicycle and as a pedestrian. The pedestrian connection to Three Mile 
Lane/Highway 18 from the front of the site will also facilitate use of the bus service Route #2 
from the Yamhill County Transit Authority (YCTA). 
 
1c. Configure apartments, parking areas, and common open space in clusters that mirror the 
scale of blocks of the surrounding neighborhood or are no more than 10,000 square feet in area 
per cluster. 
 
APPLICANT RESPONSE: As described above, the surrounding sites and their buildings are 
mostly commercial or industrial and as such, have a very large scale. It is important to note that 
there is not a lot of residential context to relate to, however, the configuration of the site has 
been approached in the following manner: 
 

• The project started by using the context of the larger aviation, farm, and industrial 
buildings to inform the character of the project. 

• The site design divides the project into a north and south portion with a pedestrian 
connection in between that aligns with the surrounding road to the east of the site. This 
helps to set the scale for the buildings, while also responding to the expected scale of 
the neighborhood and establishing a relationship that makes it fit with the neighborhood; 

• Similarly, the large site is divided east/west with a pedestrian path that connects with all 
the buildings through a variety of common open spaces that also helps to set the scale 
for the buildings; and 

• The buildings are positioned on the site to create a variety of outdoor spaces which are 
both visually and physically accessible from each building. 

 
See G1.12, Site Plan, for additional detail on the layout of the site.  
 
1d. Residential units must be oriented to a common open space, including a common green, a 
plaza, or a pocket park. 
 
APPLICANT RESPONSE: There is a large area identified as Open Green/Commons area that 
is centrally located, behind the Community building. This area is to benefit all residents, but is in 
closest proximity to Buildings #1 and #2. There is also the Meadow open space area located 
between Buildings #3 and #4. There are also community garden areas at the Eastern edge of 
the site. 
 
1e. Orient all buildings around a shared open space that meets the requirements of a Common 
Open Space. 
 
APPLICANT RESPONSE: As described above, the site is comprised of multiple buildings and 
each building has access to two large common open spaces which meet the requirements of a 
Common Open Space. Both of these areas, the Open Green/Commons and the Meadow, 
include areas with clear functionality that serve as the focus to the surrounding buildings; they 
also area accessible to all residentials and provide opportunities for both active and passive 
activities.  
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1f. Align buildings to surrounding streets. 
 
APPLICANT RESPONSE: The buildings have been designed to align to the surrounding public 
street (SE Stratus) and also the private access drive. 
 

• The site design divides the project into a north and south portion with a pedestrian 
connection in between that aligns with the surrounding road to the east of the site. This 
helps to set the scale for the buildings, while also responding to the expected scale of 
the neighborhood and establishing a relationship that makes it fit with the neighborhood; 
and 

• Similarly, buildings along SE Stratus are arranged to create a variety of scales: the large 
site is divided east/west with a pedestrian path that connects with all the buildings 
through a variety of common open spaces that also helps to set the scale for the 
buildings. 

 
1g. Connect to surrounding neighborhoods, schools, parks, and other neighborhood 
destinations. 
 
APPLICANT RESPONSE: Connections to surrounding destinations have been made at a 
variety of scales: from the automobile scale, providing access onto SE Stratus and the private 
access road and from a pedestrian and cyclist scale with a series of pedestrian connections to 
these roadways and throughout the site.  
 
2. Large Site Design Requirements. 
 
2a. Break up parking into smaller areas and access from side streets when possible 
 
APPLICANT RESPONSE: The parking has been divided into multiple areas at the perimeter of 
the site. This has been done to create a collection of walkable outdoor spaces connected 
throughout the site. The access to the site is from SE Stratus and from the private access drive—
both are lower-scale streets than the adjacent Three Mile Lane/Highway 18. Additionally, the 
building’s and the associated parking areas are oriented so that each building has access to 
parking near residential units for convenience. The project has minimized the associated widths 
of the overall parking so that it functions more like a road than a parking lot. This also works to 
minimize the less-sightly views of an expanse of automobile parking. 
 
2b. Connect parking areas, building entries, and open spaces with paved walkways. 
 
APPLICANT RESPONSE: The site has connected all areas of the site with a hierarchy of hard-
scaped walkways enabling residents, building users and visitors to circulate around the site and 
its amenities. See Sheet L1.00, Materials Plan for information about the hardscaped areas.  
 
2c. Buffer parking areas with landscaping 
 
APPLICANT RESPONSE: As described, a variety of landscaped buffers are provided: this 
includes a large buffered area at the west of the site which includes a fence and landscaping as 
well as along SE Stratus, which provides a large buffered area. Landscaping has also been 
used throughout the parking areas on an internal basis to help reduce the heat-island effect, 
manage stormwater and create a pleasant walking environment. See Sheet G1.14 Site Area 
Calculations for information on the quantities of landscaping throughout the site.  
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As a result of existing site conditions (an existing access/parking and maintenance easement, 
this project is requesting a modification for one area of required landscaped buffer. See Section 
IV of this application. 
 
2d. Minimize the width and number of driveways and curb cuts 
 
APPLICANT RESPONSE: There are a minimal number of driveways and curb cuts for the site. 
There is one access provided on SE Stratus and two along the private access drive. The 
dimensions and locations of these driveways are minimized to the required access needed for 
fire access, trash, parking and loading.  
 
2e. Provide different types of open space throughout site, both active and passive, including 
playgrounds, trails, volleyball courts, bocce ball courts, community gardens, etc. 
 
APPLICANT RESPONSE: As described, there are multiple locations throughout the site where 
residents may be able to have access to open space in a variety of formats. This includes two 
large common open spaces which meet the requirements of a Common Open Space. Both of 
these areas, the Open Green/Commons and the Meadow, include areas with clear functionality 
that serve as the focus to the surrounding buildings; they also area accessible to all residents 
and provide opportunities for both active and passive activities. There are also areas for a 
community garden as well. 
 
2f. Align buildings to surrounding streets 
 
APPLICANT RESPONSE: The buildings have been designed to align to the surrounding public 
street (SE Stratus) and also to the private access drive. 
 
2g. Centrally locate common buildings and spaces 
 
APPLICANT RESPONSE: A Common Building has been provided in a centrally located place 
on the site. There is also a complementary open space area adjacent to this Building. Additional 
open spaces have been provided throughout the site as well. These spaces all work together to 
create places for the community to come together and they are physically separated from the 
surrounding utilitarian uses of parking, enabling a safe, human-scale design.  
 
2h. Group apartments, parking, and open space into smaller clusters 
 
APPLICANT RESPONSE: As described above, the configuration of the site has been 
approached in the following manner to create smaller clusters at a residential-scale: 

• The site design divides the project into a north and south portion with a pedestrian 
connection in between that aligns with the surrounding road to the east of the site. This 
helps to set the scale for the buildings, while also responding to the expected scale of 
the neighborhood and establishing a relationship that makes it fit with the neighborhood; 

• Similarly, the large site is divided east/west with a pedestrian path that connects with all 
the buildings through a variety of common open spaces that also helps to set the scale 
for the buildings; and 

• The buildings are positioned on the site to create a variety of outdoor spaces which are 
both visually and physically accessible from each building. 

 
See G1.12, Site Plan, for additional detail on the layout of the site.  
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3. Pedestrian Access. On-site pedestrian circulation system shall include: 
 
3a. Continuous connections between the primary buildings, streets abutting the site, ground-
level entrances, common buildings, common open space, and vehicle and bicycle parking areas. 
3b. At least one pedestrian connection to an abutting street frontage for every 200 linear feet of 
street frontage. 
3c. Pedestrian walkways shall be separated from vehicle parking and maneuvering areas by 
physical barriers such as planter strips, raised curbs, or bollards. 
3d. Walkways shall be constructed with the hard surface material, shall be permeable for 
stormwater, and shall be no less than 3 feet to 5 feet wide. If adjacent to a parking area where 
vehicles will overhang the walkway, a 7-foot-wide walkway shall be provided. The walkways 
shall be separated from parking areas and internal driveways using curbing, landscaping, or 
distinctive paving materials. 
3e. Spacing requirement: No further than 200 feet apart, on center. At least 1 pedestrian 
connection to an abutting street frontage for every 200 linear feet of street frontage. 
3f. May be co-located with a common green. 
 
APPLICANT RESPONSE: The front setback of the site fronts SE Stratus and as this distance 
exceeds 200 linear feet, a direct pedestrian connection is provided near mid lot to SE Stratus. 
See G1.12, Site Plan, for additional detail on the layout of the site.  
 
4. Parking Lot Location and Design.  
4a. Characteristics. 

1. A parking lot is a storage space for cars and should provide secure storage. 
2. It is also a place where everyone is a pedestrian while getting to or from their car. 
Therefore, it should be designed primarily for the ease, safety and comfort of a person 
rolling or on foot. 
3. Clearly defined pathways through parking lots and garages to building entrances, 
surrounding sidewalks, and transit stops enhance pedestrian safety. These pathways 
also provide an opportunity to improve the appearance of parking lots. 
4. Design parking lots and garages so that vehicles are not the dominant feature. 
5. To encourage bicycling as a mode choice, bike parking areas should include bike 
repair, maintenance, and cleaning stations. 

 
APPLICANT RESPONSE: Although this is not a criterion, the parking lot design and the 
corresponding parking lot location and criteria have responded to these criteria in a.1-5.  
 
4b. Universal Design Standards for Nine Parking Spaces or More. 

1. Parking lot pathways should be designed as part of the seamless accessibility network 
described in Apartment Standards, particularly the required Through Connection.  
2. Driveways to shared parking areas are: 

1. Limited to one driveway per street frontage. 
2. Parallel parking is permitted on a driveway that crosses a front, side or rear 
yard abutting a street, but not within the required yard setback.  

 
4c. Parking Lots For Small Multi-Dwelling Sites - Containing More Than Nine Parking Spaces 
but Fewer Than 16 Parking Spaces. 
 
APPLICANT RESPONSE: This project is providing more than 16 parking spaces; this 
subsection is not applicable.  
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4d. Parking Lots For Medium-to-Large Multi-Dwelling Sites-Containing More Than 16 Parking 
Spaces. 
 

1. Interior landscaping, minimum area 
2. Interior landscaping shall be required for off-street parking areas 5,000 square feet or 
greater in size. 
3. For parking lots less than 50,000 square feet, the minimum landscaped area is 5 
percent. 
4. For parking lots 50,000 square feet and greater, the minimum landscaped area is 8 
percent. 

 
APPLICANT RESPONSE: The site’s parking area is greater than 50,000 square feet and as 
such, is providing at least 8% in landscaping. Details on the percentage of landscaping can be 
found on Sheet G1.14, Site Area Calculations. 
 

5. Planted areas may take the form of landscape areas and planter bays. 
 
APPLICANT RESPONSE: The planting areas proposed do include smaller landscaped areas 
and planter bays distributed throughout the parking area. Details on the percentage of 
landscaping can be found on Sheet G1.14, Site Area Calculations. 
 

6. Landscaped areas along a through connection count toward required interior 
landscaping. 

 
APPLICANT RESPONSE: Understood by the Applicant. 

 
7. Landscaped islands and peninsulas shall be evenly distributed throughout all parking 
areas and separated no more than 60 feet from another. Such islands shall be provided 
with raised curbs, be a minimum of five feet in width, and shall each contain at least one 
deciduous tree. To achieve the maximum canopy coverage, all trees shall be non-
columnar and have root systems that form deep before spreading to decrease the 
episodes of buckled pavement. 

 
APPLICANT RESPONSE: The parking lot design considers planting islands with trees and 
plantings throughout, providing a rhythm of vegetation and legibility for circulation and 
wayfinding. Details on the plantings within the parking area can be found on Sheet L1.00, 
Materials Plan. 

 
8. Trees may line the required Through Connection, and/or be clustered within landscape 
islands or planter bays, and/or shall be distributed throughout the off-street parking area 
to create a canopy effect and to break up expanses of paving and long rows of parking 
spaces. 

 
APPLICANT RESPONSE: As noted on the associated landscaping plans, trees appropriate for 
the location have been included in the parking areas and planter bays. Details on the plantings 
within the parking area can be found on Sheet L1.00, Materials Plan. 
 

9. When a parking area abuts property in a residential zone, a site-obscuring fence or 
wall, either permanent or of living material, shall be placed along the affected property 
line. 
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APPLICANT RESPONSE: A parking area is located adjacent to residentially-zoned (R-4) 
property directly to the west of this site. As a result, a landscaping buffer, coupled with a site-
obscuring fence has been provided along this length of the property. Details on the plantings 
within the parking area can be found on Sheet L1.00, Materials Plan.  [Staff Note:  With the 
applicant’s revised proposal, the sight-obscuring screening along the west property line 
will be achieved with a vegetative hedge and not a solid fence]. 
 
4e. Parking Lot Setbacks Adjacent to Buildings and Structures. Where an off-street parking or 
vehicular use area is located adjacent to a building or structure, the off-street parking or vehicular 
use area shall be set back from the exterior wall of the building or structure by a minimum five-
foot-wide landscape strip, or by a minimum five-foot- wide paved pedestrian walkway. 
 
4f. Parking Lot Location. Off-street parking spaces and vehicle maneuvering areas shall not be 
located: 

1. Within of 20 feet from any street property line, except alley property lines; 
2. Between a street property line and the front façade of cottages located closest to the 
street property line. This standard does not apply to alleys. 
3. Off-street parking spaces shall not be located within 10 feet of any other property line, 
except alley property lines. Driveways and drive aisles are permitted within 10 feet of 
other property lines. 

 
APPLICANT RESPONSE: The project meets the f.1 portion of this requirement: the parking 
area is not located within 20 feet of a street (SE Stratus) property line. Parking spaces are 
setback in order to meet this requirement. See Sheet G1.12, Site Plan for detail on this 
requirement.  
 
This project is not providing cottage development, and therefore, criterion f.2 is not applicable. 
 
For f.3, an existing and shared by easement parking area is located within 10 feet of another 
property line. This parking area is part of an existing access/maintenance/parking easement 
with the adjacent property owner. This situation is addressed as part of a modification for a 
reduced landscape buffer at this portion of the site. See Section IV for additional information 
regarding this request.  
 

4. Landscaping, fencing, or walls at least three feet tall shall separate clustered parking 
areas and parking structures from common courtyards and public streets. 

 
APPLICANT RESPONSE: The project is providing landscaping along SE Stratus to separate 
the parking from the public street of SE Stratus. Details on the plantings within the parking area 
can be found on Sheet L1.00, Materials Plan. 
 

5. Garages and carports (whether shared or individual) must not abut common 
courtyards. 
6. Individual attached garages up to 200 square feet shall be exempted from the 
calculation of maximum building footprint for cottages. 
7. Individual detached garages must not exceed 400 square feet in floor area. 
8. Garage doors for attached and detached individual garages must not exceed 20 feet 
in width. 

 
APPLICANT RESPONSE: Garages and carports are not provided with this project. These 
criteria are not applicable. 
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4g. Parking Lot Required Through Connections. Through Connections may be multi-modal or 
used exclusively for bicycle and pedestrian access and need to meet the standards in Table 1 
below. 
 
APPLICANT RESPONSE: As described, connections through the parking area(s) have been 
provided at a variety of points along the site, both to connect the site for pedestrian and cyclist 
convenience and for auto access as well. This includes two connections along the private access 
drive and one auto connection along SE Stratus. A pedestrian-only connection has been made 
mid-block at SE Stratus to the site as well.  
 
5. Common Open Space. 
 
5a. Characteristics. 

1. Provide opportunities for formal and informal recreational use by residents of all ages. 
This could be a shared recreational facility including sports fields, play structures, bike 
tracks, courts, swimming pool, or other options. 
2. Provide tall deciduous trees for summer shade and winter solar access. When 
possible, preserve and incorporate large existing trees at least 9 inches in diameter as a 
focal point of open spaces. 
3. Enhance the usability of the space through the inclusion of elements including seating, 
outdoor lighting, weather protection and/or shade structures, and art, among other 
features. 
4. Incorporate landscaping that receives at least 50 percent of its irrigation from 
harvested rainwater. 
5. Provide opportunities for food cultivation including a community garden and/or 
incorporating cultivated species into the landscaping. 
6. A maximum of 50 percent of common open space may be provided in a rooftop deck 
that includes shared amenities, weather protection, and landscaping, and is accessible 
to all residents. 
7. A shared outdoor courtyard or shared street/woonerf that is fronted by individual 
entrances, windows, and balconies There should be a combination of hardscape and 
landscaped space and/or planters. 

 
APPLICANT RESPONSE: These characteristics are not requirements, however the responses 
to the Required Elements noted below have been informed by these characteristics.  
 
5b. Required Elements, General. 
 

1. A common open space shall be provided that is centrally located and designed with a 
clear function that enhances the livability of residents. These functions shall include 
passive and active uses. The open space shall be accessible to all residents and if 
possible be fronted by clearly defined unit entrances. The common open space shall 
serve as the focus of surrounding buildings. Entries and windows shall face the common 
open space to provide informal surveillance. Common open spaces shall be accessible 
to all residents. 

 
APPLICANT RESPONSE: There are two common spaces proposed in the development. On 
the north side, between buildings 1, 2 and the Common building, an open green will provide a 
focal point for community activities, both active and passive, events and open play, and 
accessible to all. The north edge of the open green engages with the porch area of the common 
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building to act as a potential stage; the south edge includes zones for nature play, with paths 
that connect with the rest of the development.  
 
For Buildings 3 and 4, a meandering path with a meadow inspired landscape will provide a place 
for strolling, sitting and contemplation. The character of the landscape will create ties to the 
regional landscape and strengthen a sense of place. 
 
Individual units will have plenty of visibility towards these spaces, and in some instances building 
access/entry doors as well. 
 
Information on the layout of these areas can be found on Sheet G1.12, Site Plan. Information 
on the details of the site furnishings can be found on Sheet L1.00 Materials Plan. 
 

2. Common open space shall be a minimum of 15 percent of the site. 
 
APPLICANT RESPONSE: This project will exceed a minimum of 15% of the site in common 
open space. Calculations are provided in conjunction with the landscaping plans provided with 
this application on Sheet G1.14, Site Area Calculations. 
 
5c. Required Elements, Clustered Housing. Clustered housing, including cottage clusters and 
garden apartments, must share a common courtyard in order to provide a sense of openness 
and community of residents.  
 
APPLICANT RESPONSE: This project is not providing Clustered housing. This subsection is 
not applicable. 
 
6. Private Open Space.  
6a. Characteristics. 

1. Every dwelling needs private open space for relief from indoors and to provide access 
to fresh air, light, and nature. Private open space may take many forms based on the 
size of unit. 
 
2. They should translate into a perception of an increase in living space and the ability 
to invite the outdoors in. Additionally, these open spaces can provide environmental 
benefits with plants that consume carbon dioxide and help reduce stormwater runoff. 
Spaces should be adequate to be usable, allowing space for a chair to sit in, a place to 
barbecue or hang clothes to dry, or for a pet to curl up. 
 
3. Private open space should enhance the residential function of the building while also 
improving the appearance of the building. They should be integrated into the overall 
architectural form and add detail to the façade. 
 
4. Placement can vary based on privacy concerns. It can be combined across multiple 
floors. 

 
APPLICANT RESPONSE: The provision of private open space for residents has taken into 
consideration the characteristics of private open space noted above in conjunction with the 
required elements noted below. See Section IV regarding request for modification in conjunction 
with the Planned Development Review.  
 
6b. Required Elements. 
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1. All units shall have a minimum of 36 square feet of private open space that allows for 
personalization and private use of the space and contributes to the livability and function 
of the dwelling. Any exterior private open spaces shall be supplemented with operable 
windows to allow for cross-ventilation, increase airflow and provide the ability to control 
access to the outdoors. 

 
APPLICANT RESPONSE: All ground-floor units meet this requirement. A request for a 
modification to this standard for the upper-floor units is requested in Section IV of this 
application. See Sheet G1.13, Open Space Diagrams for details of this design element. 
 

2. At least 50 percent of upper units shall have a balcony that is accessible from the 
interior of the unit that is a minimum of 60 square feet with no dimension less than 6 feet. 
These balconies can be designed to be up to the full width of the apartment in order to 
provide adequate space for use and allow greater indoor/outdoor flow. Balconies can be 
cantilevered, semi- recessed, or fully recessed. They should be located based on privacy 
and environmental concerns. If balconies are transparent, adequate storage should be 
provided within the unit or the larger building so that balconies do not become informal 
storage spaces. 

 
APPLICANT RESPONSE: A request for a modification to this standard is requested in Section 
IV of this application. See Sheet G1.13, Open Space Diagrams for details of this design element. 
 

3. Private outdoor space at the ground level must meet the requirements of Universal 
Standards: Front Yard regardless of whether the private outdoor space is in the front, 
side, or rear of a building. 

 
APPLICANT RESPONSE: The project meets the private outdoor space at the ground level, all 
units at the ground level provide a patio that serves as outdoor space and meets the 
requirements of Type 2 front yard per 17.11.90.D.10. wherever they are in the building (front, 
side, or back). See Sheet G1.13, Open Space Diagrams for details of this design element. 
 
6c. Supplemental Elements. In addition to meeting the required elements above, projects must 
provide private open space in the form of one of the options listed below. 
 

1. A “Juliet-style” balcony of 12-inch dimension that allows residents to bring a sense of 
the outdoors into the unit. Must have doors that can open inwards or full-height sliding 
glass doors to allow the introduction of fresh air and sunlight. If this item is selected, units 
must also include operable windows to increase airflow/ability to control access to the 
outdoors. 
 
2. An upper story roof-top deck or terrace that may include space for outdoor seating, 
dining, and planters for cultivation. This terrace may be stepped back on structures over 
two stories so as to reduce the visual impact of upper floors. 
 
3. Alternative option that meets the concept and guiding principles. 

 
APPLICANT RESPONSE: As part of this application, the project is providing an option in 
compliance with c.3: ‘an alternative option’ which meets the concept and guiding principles. See 
Section IV for additional detail regarding the alternative option(s) proposed. See Sheet G1.13, 
Open Space Diagrams for details of this design element. 
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7. Alleys. 
 
APPLICANT RESPONSE: Alleyways are not required to be provided and have not been 
provided as part of this project. This subsection is omitted.  
 
8. Landscaping 
8a. Characteristics. 

1. Use landscape elements, particularly plant materials, in an organized and harmonious 
manner that will enhance, protect and promote the economic, ecological, and aesthetic 
environment of McMinnville. 
 
2. Landscaping is considered by McMinnville to be an integral part of a complete 
comprehensive development plan. The City recognizes the value of landscaping in 
achieving the following objectives: 

a. Reduce soil erosion and the volume and rate of discharge of stormwater runoff. 
b. Aid in energy conservation by shading structures from energy losses caused 
by weather and wind. 
c. Mitigate the loss of natural resources. 
d. Provide parking lot landscaping to reduce the harmful effects of heat, noise, 
and glare associated with motor vehicle use. 
e. Create safe, attractively landscaped areas adjacent to public streets. 
f. Require the planting of street trees along the City’s rights-of-way. 
g. Provide visual screens and buffers that mitigate the impact of conflicting land 
uses to preserve the appearance, character, and value of existing 
neighborhoods. 
h. Provide shade, and seasonal color. 
i. Reduce glare, noise, and heat. 
j. Promote compatibility between land uses by reducing the visual noise and 
lighting impacts of specific developments on users of the site and abutting 
properties. 
k. Unify development and enhance and define public and private places. 
l. Preserve existing mature trees. 
m. Enhance the urban forest and tree canopy. 
n. Encourage the use of plants native to the Willamette Valley to the maximum 
extent feasible, in order to reduce watering requirements and agricultural 
chemical applications, and to provide a sense of regional identity with plant 
communities unique to the area. 
o. Establish and enhance a pleasant visual character and structure to the built 
environment that is sensitive to safety and aesthetic issues. 
p. Support McMinnville as a community that cares about its appearance. It is 
further recognized that landscaping increases property values, attracts potential 
residents and businesses to McMinnville, and creates safer, more pleasant living 
and working environments for all residents and visitors to the city. 

 
APPLICANT RESPONSE: Response to the standards below, in Required Elements reflect 
these characteristics in a thorough manner. 
 
8b. Required Elements. 

1. All areas of the site not occupied by the structures or paved areas shall be landscaped 
in an attractive and functional manner. 
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APPLICANT RESPONSE: The landscaped areas will provide seasonal and year-long appeal, 
readability and wayfinding for building access, definition of common and private areas, as well 
as human scale relatability through trees, open space proportions, etc. From a functional aspect, 
the common green will support resident programming and in some cases the planting can also 
serve as an educational touch point with the use of native and culturally significant species. In 
addition to the planted areas, a community garden on the east portion of the site will provide 
food and plant production as a way to forge relationships with the land and the community.  
 

2. A minimum of 20 percent of the net site shall be landscaped. Paved pedestrian paths, 
when integrated within the landscaped area, may satisfy up to 5 percent of this 
requirement. Landscaped setback areas, landscaped common open spaces, eco-roofs, 
vegetated stormwater facilities, preserved natural areas, and planter areas can be 
credited toward the minimum landscape standard. 

 
APPLICANT RESPONSE: This project will exceed a minimum of 20% of the net site in common 
open space. Calculations are provided in conjunction with the landscaping plans provided with 
this application. See Sheet G1.14, Site Area Calculations. 
 
9. Privacy and Screening. 
9a. Characteristics. Low walls or fences are encouraged to provide separation between private 
open space and common open space, streets, or internal circulation paths. Fences should be 
designed to integrate with the architecture of the building and add visual interest through the 
use of materials, color, and detail. 
 
APPLICANT RESPONSE: The responses to the standards of the four Required Elements 
reflect this characteristic. 
 
9b. Required Elements. 

1. All fences on the interior of the development shall be no more than 3 feet high. Fences 
along the rear or side property lines of the development may be up to 6 feet high. Chain-
link fences are prohibited. 

 
APPLICANT RESPONSE: A fence is shown on the west side property line which is not more 
than 6 feet high. The fence is buffered with a landscaping screen. For details on this fence, see 
Sheet L5.00, Planting Plan Overall.  [Staff  Note:  With the applicant’s revised proposal, the 
solid fence is no longer proposed along the west property line.  Sight-obscuring 
screening will be achieved with a vegetative hedge.] 
 

2. Mechanical and communication equipment and outdoor garbage and recycling areas 
shall be screened so they are not visible from streets and common open spaces. 
 
3. Utilities such as transformers, heating and cooling, electric meters, and other utility 
equipment shall not be located within 5 feet of a front entrance and shall be screened 
with sight- obscuring materials. 

 
APPLICANT RESPONSE(S): This project will have very limited mechanical locations. These 
locations will be screening by their location and with thoughtful use of landscaping and site 
layout. The garbage and recycling areas that are provided are located in a manner to be in 
compliance with the service provider (RECOLOGY) along with proximity to the residential 
spaces and access. Further information on the project’s compliance with garbage and recycling 
areas can be found in the responses to Chapter 17.61, noted below. 



Decision Document:  PDA 2-23, TML 1-23, L 25-23 Page 72 

Attachments: 

Attachments 1, 2, 3 – Application and Attachments; Attachment 4 - Fire Marshal Comments Attachment; Attachment 5 – 
September 11, 2023 Memo and Revised Landscape Plan Submitted by Applicant;  Attachment 6 – Memo from Staff re: 
Parking and Parking Easement; Attachment 7 – Written Public Testimony; Attachments 8, 9 – Minutes of August 17, 2023 
and September 21, 2023 Planning Commission Meetings  

 
4. The placement of balconies above the first story shall not create a direct line of sight 
into the living spaces or backyards of adjacent residential properties. 

 
APPLICANT RESPONSE: For context, the balconies are significantly distanced from adjacent 
residential properties and, because of that distance, it would be difficult to see anything clearly 
and, as a result of this distance, there will be not be any sort of ‘looming view’ into adjacent 
residential properties. Additionally, the setbacks of the buildings from adjacent roads and 
parking areas, coupled with the proposed site plantings and fence create adequate separation 
between the balconies and the neighbors to the west and south. Lastly, the design of the 
balconies, with railings that incorporate mesh will help buffer any view that remains. See Sheet 
G1.41, Sections for information on the distances associated with these balconies to the 
residential property.  
 
10. Front Yard. 
10a. Characteristics. 

1. For all housing types the front setback—even when it is small or zero, should be 
designed to provide a transition from the public realm of the street to the private realm 
of the dwelling. 
2. The front setback provides a vital transition between the public area of the street and 
the private spaces within the dwelling. The smaller the front setback is, the more 
important the concept of layering public to private spaces becomes. When multi-dwelling 
units are on the ground floor of the building and face the perimeter of the site and 
surrounding streets, they must meet the standards of this section. 

 
APPLICANT RESPONSE: The responses to the standards noted below as Required Elements 
and reflect the characteristics noted above.  
 
10b. Required Elements. 

1. Dwelling units located on the ground floor of the building and facing the perimeter of 
the site and surrounding streets must meet the requirements of either: 
 

a. Front Yard Type1:Neighborhood (please see figure below) 
b. Front Yard Type 2:Urban (please see figure below) 

 
(Figure Provided in Ordinance of Type 1 and Type 2) 
 
Type 2: Urban Front Yard 
a. Gateway 
b. Front Yard, Courtyard or Doorcourt,  
c. Porch, Stoop or Terrace 

 
APPLICANT RESPONSE: This project is providing a Type 2 Urban Front yard: each dwelling 
unit at the ground floor is provided a design element of a porch, stoop, terrace or other area to 
indicate a change in function and to identify for residents that they have arrived home. See Sheet 
G1.13, Open Space Diagrams for information about these areas. 
 
11. Compatibility. 
11a. Characteristics. New multi-dwelling housing should be compatible with its surrounding 
context while introducing new shape, size, and detail variation, enabling different housing styles 
and types to sit side-by-side harmoniously. 
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APPLICANT RESPONSE: This project provides both required elements and supplemental 
elements which emphasize the characteristic noted in a. 
 
11b. Required Elements. 

1. On a site with multiple buildings of varying scales (or that vary from the surrounding 
context), provide a gradual transition between scales. For example, locate dwellings that 
are similar in scale and density along the street frontage and transition to lower scale 
and density buildings toward the rear of the site. Use rear driveways and landscaping as 
a buffer backing up to adjacent properties of a different scale. 

 
APPLICANT RESPONSE: In response to this criterion, there is variation of scale between 
buildings. This scale is varied between the residential buildings and the common building. This 
variation in scale also provides for the cupola’s and their variety of heights. Overall, this has 
been done in a gradual transition: incorporating human scale elements with details along the 
ground floor like porch elements pieces that create spaces that are livable and enjoyable for 
residents. 
 

2. Arrange building volumes and setbacks in a way that reflects neighborhood patterns 
along street frontages and contributes to the desired character. 

 
APPLICANT RESPONSE: As described above, the surrounding sites and their buildings are 
mostly commercial or industrial and as such, have a very large scale. This existing neighborhood 
pattern may not be one that is desired to be mimicked; however, moving forward, the site design 
divides the project into a north and south portion with a pedestrian connection in between that 
aligns with the surrounding road to the east of the site. This helps to set the scale for the 
buildings, while also responding to the expected scale of the neighborhood while establishing a 
relationship with the surrounding neighborhood. This has also been accomplished with a division 
in the east/west axis, with a pedestrian path that connects with all the buildings through a variety 
of common open spaces that also helps to set the scale for the buildings. See Sheet G1.12, Site 
Plan.  
 

3. Arrange courtyard apartments so that end units reflect a neighborhood context of 
detached units along the street frontage. 

 
APPLICANT RESPONSE: The project is not courtyard apartment by the definition of 17.11.090. 
This criterion is not applicable. 
 

4. Step down taller buildings next to smaller buildings to enable buildings of larger-scale 
but similar proportions to blend in with surroundings. 

 
APPLICANT RESPONSE: In response to this criterion, there is variation of scale between 
buildings. This scale is varied between the residential buildings and the common building. This 
variation in scale also provides for the cupola’s and their variety of heights. Overall, this has 
been done in a gradual transition: incorporating human scale elements with details along the 
ground floor like porch elements pieces that create spaces that are livable and enjoyable for 
residents. 
 

5. Step back upper floors so that the first two stories frame the street and relate to the 
human scale and reduce the visual impact of the third and higher floor. 
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APPLICANT RESPONSE: For this project, the only applicable street frontage is SE Stratus 
Lane. There are two residential buildings located along this frontage. As noted previously, the 
site’s overall layout is to create as much community space within the center of the project and 
this has been accomplished by providing well over the required amount of landscaping and 
common open space to the project. However, on balance, the buildings are located with a 
substantial setback from SE Stratus—this minimizes the need to create a visual impact of the 
upper floors from the street edge, as the street edge is substantially distanced away from the 
building. On balance, the project has provided a large landscaped buffer area along this street 
frontage which reduces the visual impact of the parking area. A request for a modification to this 
standard is requested in Section IV of this application. See Sheet G1.31, Elevations and G1.32 
Overall Elevations for details on the proposal.  
 
11c. Supplemental Elements. In addition to meeting the required elements above, projects must 
respond to the compatibility requirement in the form of three of the options listed below. 

1. Use roof forms and bays to break up the overall mass of larger residential structures. 
2. Walls incorporate vertical wall offsets, projections, or recesses to reduce building 
façades into smaller volumes and define visually distinct living unit modules. 
3. Step back upper floors so that the first two stories frame the street and relate to the 
human scale and reduce the visual impact of the third and higher floor. 
4. Mark a distinct physical transition between the base and upper floors of a building 
through a change in brick pattern, change in materials and/or wall surface pattern, 
articulation of a floor line, or change in window types. 
5. Use horizontal elements the entire width of the front façade to mark a break between 
floors or along the roofline including band course, band molding, bellyband, or belt 
course. 
6. Use a variation in roof forms on all four elevations of a structure to visually break up 
monotony including pitched or sloping roof elements, variations in pitch and height of 
roof planes, dormers, eaves, gale, or dormer end brackets, corbels, or decorative wood 
timbers. 
7. Limit continuous ridgelines to less than 40 feet in length and continuous eaves to 25 
feet in length. 
8. Step down taller buildings next to smaller buildings to enable buildings of larger-scale 
but similar proportions to blend in with surroundings. 

 
APPLICANT RESPONSE: In response to this requirement for supplemental elements, the 
project has chosen 3 criteria which are as follows: 
 

• Roof Forms (Criterion #1) and (Criterion #6). The roof forms provided work to break up 
the masses of the residential buildings;  

• Walls incorporate vertical wall offsets/reduce building facades (Criterion #2). All of the 
walls of the project provide variation in order to reduce façade massing along all of the 
frontages;  

 
See Sheets G1.31, Elevations and G1.32, Overall Elevations as provided with this application. 
 
12.Wall and Roof Design.  
12a. Characteristics. 

1. For buildings that front the street, avoid long, monotonous, uninterrupted walls. 
Modulate buildings walls and roofs to prevent large, uninterrupted walls and building 
mass. 
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2. Differentiate between the base of the building and the top of the building to enhance 
the pedestrian realm. Make base treatment cohesive across façades and integrate with 
the architectural character of the building. 
3. Multi-dwelling development must address the following design objectives: 

a. Articulation – All street-facing buildings shall incorporate design elements that 
break up façades into smaller planes. 
b. Eyes on the street – A certain percentage of the area of each street-facing 
façade must be windows or entrance doors. 
c. Main entrance – On street-facing façades, at least one main entrance must 
meet standards for location, orientation, and visibility. 
d. Detailed Design – All street-facing buildings shall include several features. 

 
APPLICANT RESPONSE: This project provides both required elements and supplemental 
elements which emphasize the characteristic noted in a. characteristics, above along the 
facades of the buildings which front the street. 
 
12b. Required Elements.  

1. Articulation. 
 

a. For multi-dwelling buildings with 30 to 60 feet of street frontage, a minimum of 
one of the following elements shall be provided along the street-facing façades. 
 
b. For buildings with over 60 feet of street frontage, at least one element below 
shall be provided for every 30 feet of street frontage. Elements shall be distributed 
along the length of the façade so that there are no more than 30 feet between 
two elements. 

1. A porch at least 5 feet deep. 
2. A balcony that is at least 2 feet deep and is accessible from an interior 
room. 
3. A bay window that extends at least 2 feet. 
4. A section of the façade that is recessed by at least 2 feet deep and 6 
feet long. 
5. A gabled dormer. 

 
c. Buildings under 30 feet in length are exempt from these requirements. 

 
APPLICANT RESPONSE: This criteria is applicable as the site contains 334 feet of street 
frontage along SE Stratus. To comply with meeting the standard requiring two design elements, 
the project’s design has provided the following: 
 
For Buildings #1, #2, and #5 which front SE Stratus, each entryway contains a porch element 
that is at least 5 feet in depth. Additionally, for Buildings #1, #2 and #5, sections of the facades 
contain recesses of at least 2 feet. These design elements are distributed across multiple 
buildings and multiple building types (residential and common buildings) which are spaced 
across the lengthy street frontage. This variety, along with the design element’s repetition, meets 
the criteria of this standard regarding diversity along with repetition.  
 
See Sheets G1.31, Elevations and G1.32, Overall Elevations as provided with this application. 
 

2. Eyes on The Street. 
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a. At least 15 percent of the area of each street-facing façade must be windows 
or entrance doors. Windows used to meet this standard must be transparent and 
allow views from the building to the street. Glass blocks and privacy windows in 
bathrooms do not meet this standard. 
b. Window area is considered the entire area within the outer window frame, 
including any interior window grid. 
c. Doors used to meet this standard must face the street or be at an angle of no 
greater than 45 degrees from the street. 

 
APPLICANT RESPONSE:  This is applicable as the site contains 334 feet of street frontage 
along SE Stratus. To provide for ground floor activity and interest, there are multiple areas of 
activity which create additional ‘eyes on the street’ on the ground level.  

• Common building. The common building (Building #5) provides for activity at the ground 
floor in the form of office space and resident services; 

• Residential buildings. Building #1 and #2 also provide for activity and glass/window area 
in the form of ground floor entries, porches and doorways.  

 
See Sheets G1.31, Elevations and G1.32, Overall Elevations as provided with this application. 
 
These design components are provided along the site’s frontage along on a very large, lengthy, 
transitional site. The project’s overall layout responds to requirements to create an internal 
community, while not turning its back on a busy street along SE Stratus and the even busier 
Three Mile Lane/Highway 18.  
 
The design components provided meet the requirement of 15% for the street-facing façade.  
 
See G1.31, Elevations and G1.32, Overall Elevations as provided with this application. 
 

3. Main Entrances.  
Main entrances must meet both of the following standards. 

a. Be no further than 8 feet behind the longest street- facing wall of the building. 
b. Face the street, be at an angle of up to 45 degrees from the street, or open 
onto a porch. If the entrance opens up onto a porch, the porch must meet all of 
these additional standards.  

1. Be at least 25 square feet in area with a minimum 4 feet depth. 
2. Have at least one porch entry facing the street. 
3. Have a roof that is no more than 12 feet above the floor of the porch. 
4. Have a roof that covers at least 30 percent of the porch area. 

 
APPLICANT RESPONSE: This is applicable as the site contains 334 feet of street frontage 
along SE Stratus. SE Stratus is a busy street and is visually connected to the even busier Three 
Mile Lane/Highway 18. The provision of a main entrance requirement is to provide additional 
activity along public street frontages, while ensuring that the overall project maintains activity 
along street frontages. In this situation, architectural activity along SE Stratus has to be balanced 
with the provision of auto parking, overall site safety and establishing internal areas which lend 
themselves to community. For this project, each building contains individual main entrances 
along the ground floor. 
 
As a result, a modification request has been included with this application in the form of a request 
in conjunction with the Planned Development Application. A full response to the criteria 
associated with this request is included in Section IV of this application.  
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4. Detailed Design. 

a. For multi-dwelling buildings with up to 30 feet or more of street frontage, a 
minimum of two of the elements shall be provided along the street-facing façade 
or façades. 
 
b. For buildings with over 30 feet of street frontage, at least one element shall be 
provided for every 30 feet of street frontage. Elements shall be distributed along 
the length of the façade so that there are no more than 30 feet between two 
elements.  
 

1. Covered porch at least 5 feet deep, as measured horizontally from the 
face of the main building façade to the edge of the deck, and at least 5 
feet wide. 
2. Recessed entry area at least 2 feet deep, as measured horizontally 
from the face of the main building façade, and at least 5 feet wide. 
3. Offset on the building face of at least 16 inches from one exterior wall 
surface to the other. 
4. Dormer that is at least 4 feet wide and integrated into the roof form. 
5. Roof eaves with a minimum projection of 12 inches from the 
intersection of the roof and the exterior walls. 
6. Roofline offsets of at least 2 feet from the top surface of one roof to the 
top surface of the other. 
7. Horizontal lap siding between 3 to 7 inches wide (the visible portion 
once installed). The siding material may be wood, fiber-cement, or vinyl. 
8. Brick, cedar shingles, stucco, or other similar decorative materials 
covering at least 40 percent of the street-facing façade. 
9. Gable roof, hip roof, or gambrel roof design. 
10. Window trim around all windows at least 3 inches wide and 5/8 inches 
deep. 
11. Window recesses, in all windows, of at least 3 inches as measured 
horizontally from the face of the building façade. 
12. Balcony that is at least 3 feet deep, 5 feet wide, and accessible from 
an interior room. 
13. Bay window at least 2 feet deep and 5 feet long. 
14. One roof pitch of at least 500 square feet in area that is sloped to face 
the southern sky and has its eave line- oriented within 30 degrees of the 
true north/ south axis. 

 
APPLICANT RESPONSE: This is applicable as the site contains 334 feet of street frontage 
along SE Stratus. In response, elements 1, 3, 5 and 7 have been provided as part of this project. 
Each of these elements have been spaced across each of the applicable elevations so as to be 
cohesive across multiple buildings. These different features respond to the larger scale than is 
expected with a single building. For example, element 5 is provided in the main roof of the 
building but not the cupolas. Element 7 is provided on partial portions of the elevation at Building 
#1 and #2. Architectural elements are spaced based on the building spacing. Detailed 
information has been provided on each elevation for each building as part of the series of 
Building Elevations provided with this application plan set.  
 
FINDING (Section 17.11.090, Residential Design and Development Standards:  
Apartments):  SATISFIED WITH CONDITIONS.  The applicant’s plans and narrative address 
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the standards for apartments/multi-dwelling development, except the applicant has requested 
flexibility to certain standards for certain parts of the development.  Consistency with these 
standards is contingent on approval of the master plan, incorporating and authorizing the 
flexibility requested with the Planned Development Amendment.   

 
17.11.100 Universal Design Standards. 
 
APPLICANT RESPONSE: The proposed housing type, Apartment Blocks, are not required to 
respond to this criteria. This subsection is omitted.  
 
NOTE: ADA as per federal standards is still applicable and will be addressed per Building Permit. 
 
FINDING (Section 17.11.100.  Residential Design and Development Standards:  
Residential Universal Design Standards).  NOT APPLICABLE.  This section doesn’t apply 
to apartments.   
 
17.11.110 Planned Development Residential Design and Development Standards. 
Chapter 17.51 of the McMinnville Municipal Code allows for planned development overlays in 
McMinnville as a means of providing greater flexibility and greater freedom of design in the 
development of land than may be possible under strict interpretation of the provisions of the 
zoning ordinance. McMinnville encourages residential planned developments as a means of 
achieving the City’s adopted Great Neighborhood Principles. 
 
A. Guiding Principles. 
A1. Appropriate site size and scale. Small to medium sites (10,000 square feet to 40,000 square 
feet) should act as infill sites and respond to the surrounding neighborhood in scale, character, 
building design, details and materials. Large sites (over 40,000 square feet) should provide a 
variety of housing types, centralized common open space, and an interconnected system of 
streets and pathways that connect to the surrounding neighborhood. 
 
APPLICANT RESPONSE: The site is over 40,000 square feet and provides a variety of 
apartment homes, at 1,2 and 3 bedroom formats. It also provides multiple, centralized common 
open space areas with a connected system of pathways and access points which connect to the 
surrounding neighborhood. See Sheet G1.12, Site Plan.  
 
A2. Livability. Residential Planned Developments should contribute to a livable neighborhood 
by incorporating visually pleasing design, minimizing the impact of vehicles, emphasizing 
pedestrian and bicycle connections, and providing public and private open spaces for outdoor 
use. 
 
APPLICANT RESPONSE: This development creates a livable neighborhood on a transitional 
site: it does this by creating a modest scale, with multiple buildings. These buildings are situated 
across a site layout which focuses on the large central open spaces provided for residents. 
Pedestrians and cyclists are connected to the greater neighborhood at a variety of points and 
vehicle impacts are minimized, by limiting them to the edges of the site. See Sheet G1.12, Site 
Plan.  
 
A3. Compatibility. Residential Developments should have a scale that is appropriate for the 
surrounding neighborhood and maintains the overall residential character of McMinnville. 
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APPLICANT RESPONSE: As shown on the G1.31, Elevations Plan, the scale of the proposed 
project is compatible with the surrounding buildings.  
 
A4. Safety and Functionality. Developments should be safe and functional, by providing visibility 
into and within a residential development and by creating a circulation system that prioritizes 
bicycle and pedestrian safety. 
 
APPLICANT RESPONSE: Access and circulation through the site will be available via three 
auto access points: one on SE Stratus and then three from the private access drive. The project 
will manage site circulation by the residents in the following manner: they will provide signage 
on-site which will lead residents to use the private access drive closest to SE Stratus. The 
circulation patterns for trash and recycling as well as fire access are noted on Sheet G1.12, Site 
Plan and reflect the requirements for access widths for safety and maneuverability.  
 
A5. Enduring quality. Residential Planned Developments should incorporate design and building 
practices that promote the economic, ecological, and aesthetic environment of McMinnville, 
such as energy conservation, preservation of trees and open space, and quality building 
materials. 
 
APPLICANT RESPONSE: This planned development meets the criteria for enduring quality 
based on the following: the project will be energy efficient, based on the project targeting Earth 
Advantage certification. The provision of landscaping, in a variety of formats, including trees and 
native plantings in excess of the City’s requirement of 25% will also provide a sense of quality 
and permeance to the neighborhood. Additionally, the building materials which are chosen to be 
long lasting and which resonate with the agrarian aesthetic will also provide enduring quality to 
the project. Detailed information for the building materials has been provided on each elevation 
for each building as part of the series of Building Elevations provided with this application plan 
set.  
 
B. Required Elements, Great Neighborhood Principles. All residential planned developments 
shall meet the Great Neighborhood Principles as identified below. 
 
B1. Natural Feature Preservation. 
B2. Scenic Views.  
B3. Parks and Open Spaces. 
B4. Pedestrian Friendly. 
B5. Bike Friendly. 
B6. Connected Streets. 
B7. Accessibility. 
B8. Human Scale Design. 
B9. Mix of Activities. 
B10. Urban-Rural Interface.  
B11. Housing for Diverse Incomes and Generations. 
B12. Housing Variety. 
B13. Unique and Integrated Design Elements.  
 
APPLICANT RESPONSE: See response to the standards for the Great Neighborhood 
Principles in Section II of this application.  
 
C. Required Elements, Common Open Space. All Residential Planned Developments over four 
units shall meet the fundamental and supplemental requirements for Common Open Space. 
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C1. Characteristics. 

a. Common open spaces offer residents social and health benefits while also defining 
and bringing character to a development. 
b. Common open spaces may include shared recreational facilities such as play areas, 
sports fields or swimming pools; rooftop decks that prompt interaction and include shared 
amenities such as grills, play space, or seating. 

 
C2. Guiding Principles. 

a. Common open space should be appropriately located so users feel safe and residents 
take ownership and responsibility for the shared space. 
b. The design should take into account its relationship to units, entries, and windows, as 
well as how landscaping or other barriers may impact sight corridors. 
c. Common open spaces should have clear intended uses with visual cues to inform 
users as to the desired function. 
d. Avoid large, hard-surfaced or landscaped areas that lack furnishings or other design 
elements suggesting specific activities. 
e. Break down large spaces into smaller, comfortable outdoor rooms through the use of 
fencing or low walls, furnishings and lighting, building placement, and plantings. 
f. Sensitive design will produce greater benefits than expensive materials or furnishings 
and certainly more options for use than large undefined open areas. 

 
APPLICANT RESPONSE: The responses noted below for meeting the Fundamental 
Requirements reflect these Characteristics and Guiding Principles. 
 
C3. Fundamental Requirements. 

a. A common open space shall be provided that is centrally located and designed with a 
clear function that enhances the livability of residents in the planned development. These 
functions shall include passive and active uses. The open space shall be accessible to 
all residents and if possible be fronted by clearly defined unit entrances. The common 
open space shall serve as the focus of surrounding buildings. Entries and windows shall 
face the common open space to provide informal surveillance. Common open space 
shall be accessible to all residents. 

 
APPLICANT RESPONSE: There are two common spaces proposed in the development. On 
the north side, between Buildings #1, #2 and the Common building, an open green will provide 
a focal point for community activities, both active and passive, events and open play, and 
accessible to all. The north edge of the open green engages with the porch area of the common 
building to act as a potential stage; the south edge includes two zones for nature play, with paths 
that connect with the rest of the development. 
 
For Buildings #3 and #4, a meandering path with a meadow inspired landscape will provide a 
place for strolling, sitting and contemplation. The character of the landscape will create ties to 
the regional landscape and strengthen a sense of place. 
 
Residential units will have plenty of visibility towards these spaces, and in some instances 
building access/entry doors as well. 
 
Information on the areas provided for common open space can be found on Sheet G1.12, Site 
Plan and detailed information on the materials and furnishings of each of the associated 
common open space areas can be found on Sheet L1.00, Materials Plan.  
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b. Common open space shall be a minimum of 15 percent of the planned development. 
Passive open space shall not be more than 5 percent of the planned development. 

 
APPLICANT RESPONSE: This project exceeds the requirements for Common Open Space 
across the project. Quantities and calculations of open space areas are noted on Sheet G1.14, 
Site Area Calculations.  
 

c. When vehicular areas are located between dwellings and common open space, clearly 
defined pathways shall be provided to enhance pedestrian safety. 

 
APPLICANT RESPONSE: Thoughtful consideration has been put into the layout and circulation 
of the site, with no vehicular areas are located between dwellings and common open space.  
 

d. Pathway surface shall be clearly marked and differentiated from the vehicular area 
with paint or alternative paving material. 

 
APPLICANT RESPONSE: All vehicular areas are paved with asphalt, while pedestrian 
circulation is paved with concrete; at crossings and transitions between pedestrian and vehicular 
circulation, the pedestrian corridors create a raised table in addition to tactile warning for added 
awareness. See Sheet L1.00, Materials Plan for details on the hardscaping elements. 
 

e. Common open space shall have a minimum dimension of 20 feet at the narrowest 
part. 

 
APPLICANT RESPONSE:  All Common Open Space areas contain a minimum dimension of 
20 feet. Quantities and calculations of open space areas are noted on Sheet G1.14, Site Area 
Calculations.  
 

f. Walkways are required between dwellings and common open space. 
 
APPLICANT RESPONSE: Walkways are provided around the common green, nature play and 
community gardens. These connect to the site circulation system to provide access between 
buildings, parking and other areas. Of note, is that the Meadow (area) has a meandering path 
across the space, with only visual connections from the units and private patios to provide 
privacy and separation between common and private space. See Sheet L1.00, Materials Plan 
for details on the hardscaping elements. 
 
C4. Supplemental Requirements. Provide at least four of the options listed below. 
 
To comply with this supplemental requirement, four of the options below have been incorporated 
into the design. This includes recreational areas, tree canopy, site amenities for seating and 
weather protection and a community garden. Details are noted as follows:  
 

a. Provide opportunities for formal and informal recreational use by residents of all ages. 
This could be a shared recreational facility including sport fields, play structure, bike 
track, courts, swimming pool, or other options. 

 
APPLICANT RESPONSE: There are multiple recreational activity locations on site. These 
include provisions for common open space, open spaces in conjunction with the Community 
Building and areas identified as the Meadow and Community Gardens. See Sheet L1.00, 
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Materials Plan for details on the various site furnishings which will be used to program the 
common open space areas.  
 

b. Provide tall deciduous trees for summer shade and winter solar access. When 
possible preserve and incorporate large existing trees at least 9 inches in diameter as a 
focal point of open spaces. 

 
APPLICANT RESPONSE: A variety of trees have been provided across the site. They have 
been chosen for their appropriateness and to contribute to the shading and solar access at either 
summer or winter seasons. No existing trees are currently on-site. See Sheet L5.00, Planting 
Plan Overall for tree species details at all site locations. 
 

c. Enhance the usability of the space through the inclusion of elements including seating, 
outdoor lighting, weather protection and/or shade structures, and art, among other 
features. 

 
APPLICANT RESPONSE: The project will include a variety of seating options, appropriate 
lighting and weather protection/shade. See Sheet L1.00, Materials Plan for details on the various 
site furnishings which will be used to program the common open space areas.  
 

d. Incorporate landscaping that receives at least 50 percent of its irrigation from 
harvested rainwater. 

 
APPLICANT RESPONSE: Irrigation has been provided in the form of an automatic irrigation 
system. See Sheet L4.00, Design-Build Irrigation for information about the proposed system. 
 

e. Provide opportunities for food cultivation. Include a community garden and/or 
incorporate cultivated species into the landscaping. 

 
APPLICANT RESPONSE: As described, a community garden has been proposed. The location 
of the plots is based on maximizing sun exposure, ease of access and visibility as a site amenity 
that celebrates community. Additional seating and storage areas are also proposed to enhance 
the functionality and enjoyment of the garden. See Sheet L1.00, Materials Plan for details on 
the various site furnishings provided in conjunction with the community garden.  
 
D. Supplemental Elements, Consideration.  
 
D1. Modular Block Layouts. 

a. An intermix of housing types is possible if blocks are platted with a lot width module 
that can be aggregated. If lots are increments of 25 to 30 feet wide and can be 
aggregated into lots that are 50 or 60 feet wide (or 75 or 90 feet wide), a wide variety of 
dwelling types can occupy the same block. 

1. For example, narrow lot dwellings such as townhouses or tiny houses on 25 
foot lots may sit next to larger lot dwellings such as courtyard apartments or 
cottage clusters on a 50- or 75-foot lot. 

b. In a new planned development, the greatest flexibility for lot variety is provided by 
having an alley serve as parking and driveway to each lot (see Figure “Block with Alley”). 
c. When parking is accessed via a driveway from the front of the lot, the lot width is 
governed by frontage requirements of Universal Design Standards – Street Frontage, 
and the minimum lot width will be 40 feet (see Figure “Block without Alley”). 
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APPLICANT RESPONSE: These are supplemental elements for consideration and are not 
requirements. As described, the site’s area is existing. 
 
D2. Block Lengths 
… 
D3. Partial Alley at End of Block 
… 
D4. Usable Side Yard Setback.   
… 
 

FINDING (Residential Design and Development Standards.  Section 17.11.110.  Planned 
Development Residential Design and Development Standards):  SATISFIED WITH CONDITIONS.   
 

• As specified in Section 17.11.011, the standards in this chapter are applicable to new housing 
construction.   

• The application is subject to the provisions of Section 17.11.090, Apartments.   

• As specified in Section 17.11.100, the Universal Design Standards in that section are not 
applicable to apartments.   

• Because the property is subject to a Planned Development Ordinance, the provisions of Section 
17.11.110, Planned Development Residential Design and Development Standards, apply.  
Some are optional.   

 
The applicant has provided a narrative with responses addressing each of the standards, in addition, 
the plans and elevations submitted by the applicant provide the information needed to determine 
compliance with the applicable provisions of Chapter 17.11.  As part of the Planned Development 
Amendment, the applicant has also requested flexibility regarding certain multi-dwelling standards in 
Chapter 17.11, which are addressed under the provisions for Section 17.51 of this decision document.   

 
Chapter 17.33.  C-3 Zone. 

 
APPLICANT RESPONSE: This site’s base zoning is C-3, General Commercial, however, the Planned 
Development Ordinance #5095 provides the de-facto zoning for the site.  
 
FINDING (Chapter 17.33):  SATISFIED.  The property is subject to the provisions of the C-3 zone, as 
modified by the provisions of the Planned Development Overlay Ordinance 5095.  Apartments are a 
permitted use in the C-3 zone, subject to the provisions of the R-4 zone.  Some of those provisions are 
governed by the provisions of Planned Development Overlay Ordinance 5095, which contains some 
provisions which are more restrictive than those of the C-3 and R-4 zones.  The R-4 zone specifies that 
density maximum may not apply to permitted housing types other than single attached dwellings. In 
addition, some of the multi-dwelling standards in 17.11.090, including some standards for a lot over 
14,000 square feet in size, supersede some provisions of the R-4 zone.   
 
Chapter 17.52.  Airport Overlay Zone 
… 
17.52.030 General Restrictions. No use in the Airport Overlay Zone shall: 

A.  Create electrical interference with navigational signals or radio communication between 
the airport and aircraft; or 

B.  Otherwise endanger or interfere with the landing, takeoff, or maneuvering of aircraft 
intending to use the airport. 

… 
17.52.060 Horizontal Zone Restrictions. The following uses are prohibited in the Horizontal Zone: 
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Any structure which exceeds a height greater than 309 feet above MSL except that a 
structure may be constructed to a vertical height no greater than 35 feet above the ground 
in the Eola Hills. 

… 
 
FINDING (Chapter 17.52):  SATISFIED WITH CONDITIONS.  The subject property is within the Airport 
Overlay Zone, which is comprised of several sub-areas.  The subject property is within the Horizonal 
Zone.  17.52.030, General Restrictions, and 17.52.060, Horizonal Zone Restrictions, apply to the 
subject property.   
 
The general restrictions of the Airport Overlay Zone will continue to be applicable to the property and 
the operation of the use since it is located within the Airport Overlay Zone.  There is nothing related to 
the residential use or development that is expected to create electrical interference or otherwise 
endanger or interfere with the landing, takeoff, or maneuvering of aircraft intending to use the airport.   
 
The proposed structures will not exceed a height greater than 309 feet above mean sea level (MSL).  
The published airport elevation is 163 above MSL, so a building exceeding 309 feet above MSL would 
be approximately 146 feet tall.    
 
Chapter 17.54.  General Provisions 

 
FINDING (Chapter 17.54):  SATISFIED WITH CONDITIONS.  This Chapter includes various 
provisions, including those regarding exceptions to building height, fences (recodified as MMC 
8.10.210), yards, and clear vision areas.  Fences within interior side and rear yards are limited to seven 
feet in height.  Clear vision areas are to be maintained at driveway approaches and street intersections.  
A clear vision area shall contain no planting, fence, wall, structure or temporary or permanent 
obstruction exceeding three (3) feet in height, measured from the top of the curb or, where no curb 
exists, from three and one-half (3.5) feet above the  edge of the pavement, or top of asphalt measured 
at the property line, except that the following may be allowed in a clear vision area. 

1. Trees exceeding this height may be located in the clear vision area provided all branches and 
foliage are removed to a height of eight feet above the grade; 

2. Telephone, power, and cable television pole, electrical junction boxes. 
3. Government issued traffic safety signs. 
4. Telephone switch boxes provided they are less than 10 inches wide at the widest dimension. 

 
Chapter 17.57.  Landscaping 

 
FINDING (Chapter 17.57):  The findings regarding the applicable provisions of this chapter are 
addressed in the findings for the landscape plan review in this decision document.   

 
Chapter 17.58.  Trees 
… 
17.58.080 Street Tree Planting - When Required. All new multi-dwelling development, commercial or 
industrial development, subdivisions, partitions, or parking lots fronting on a public roadway which has 
a designated curb-side planting strip or planting island shall be required to plant street trees in 
accordance with the standards listed in Section 17.58.090.  
 
17.58.100 Street Tree Plans. 

A. Submittal. 
… 
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2. Commercial, Industrial, Parking Lots, and Multi-dwelling Residential Development: 
Landscape plans, to include street tree planting as may be required by this ordinance, shall be 
submitted to the Landscape Review Committee for review and approval prior to the issuance of 
a building permit.   

 
17.58.110 Street Tree Planting. 

… 
B. Commercial, Industrial, Multi-dwelling, Parking Lot Development. 
1. Planting Schedule: Street trees required of a commercial, industrial, multi-dwelling, or parking 
lot development shall be installed at the time all other required landscaping is installed.  
 

FINDING (Chapter 17.58):  The findings regarding the applicable provisions of this chapter are 
addressed in the findings for the landscape plan review in this decision document.   

 
Chapter 17.60.  Off-Street Parking and Loading 
 
Section 17.60.060.A. Spaces, Number required. 
 
Residential land use categories 
 

3. One and one-half spaces per dwelling with less than three bedrooms, two spaces per dwelling 
unit with three or more bedrooms, and one space per dwelling unit which is expressly reserved 
for senior or handicapped persons. 
 
8. Affordable Housing – Two - bedroom or less, serving households of 80% Area Median Income 
(AMI) or less (AMI is calculated per Yamhill County as determined by the State Housing Council 
based on information from the United States Department of Housing and Urban Development.) 
Income levels will need to be certified. 

 
0.5 spaces per dwelling unit for units 2 bedroom or less.  

 
17. Professional office (non-medical or dental): 1 per 300 square feet. 

 
APPLICANT RESPONSE: The mix of units includes 1, 2 and 3 bedroom units and secondary office 
space. The parking calculation references affordable housing for the 2-bedroom or less units and the 
multifamily requirement for the three-bedroom units and office for the areas devoted to staff.  
 
145 units * 0.5 = 72.5 spaces (rounding up)  
30 units * 2 = 60 spaces 
8 spaces for Office/Common Building 
 
Based on these requirements, the total number of required spaces is 141 spaces. However, this project 
has been able to provide a total of 211 parking and loading spaces, plus an additional 41 parking spaces 
that are shared in an easement benefitting the adjacent land owner (medical office) per a private 
agreement, for a site total of 252 spaces. See Sheet G1.12, Site Plan for locations and further details 
on quantities.  
 
17.60.070 Off-street loading requirements. 
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A. Buildings or structures to be built or substantially altered which receive and distribute materials and 
merchandise by trucks shall provide and maintain off- street loading berths in sufficient number and 
size to adequately handle the needs of the particular use. 
B. The following standards shall be used in establishing the minimum number of berths required: 
  
Gross Floor area of the Building in Square Feet  
5,000 to 10,000: 1 Berth 
10,000 and over: 2 Berths 
 
APPLICANT RESPONSE: Five loading spaces have been provided for the project. See Sheet G1.12, 
Site Plan for locations. 
 
17.60.080 Design requirements.  
 
A. All parking lots and driving aisles shall be asphaltic cement concrete or Portland cement concrete 
with driving aisles, maneuvering aisle and parking spaces clearly marked, except that in an industrial 
zone, parking spaces which are in addition to those required by this chapter, may be surfaced with a 
minimum of treated gravel and maintained dust free. 
 
APPLICANT RESPONSE: All parking areas are hard surfaced as required above. 
 
B. In a residential zone, a required front yard or a required side yard adjacent to the street shall not be 
used for any purpose except for off-street parking of motor vehicles, unless otherwise allowed by this 
ordinance, and such parking space shall not be less than twenty feet in depth from the property line. 
 
APPLICANT RESPONSE: An off-street parking area has been noted between the buildings and SE 
Stratus. The parking area is not less than 20 feet in depth from the property line. This dimension is 
referenced on Sheet G1.12, Site Plan. 
 
C. Safe access shall be provided as follows: 

1. Access aisles shall be of sufficient width for all vehicular turning and maneuvering. 
2. Groups of more than four parking spaces shall be so located and served by a driveway that 
their use will require no backing movements or other maneuvering within a street right-of-way 
other than an alley. 
3. Driveways to off-street parking areas shall be designed and constructed to facilitate the flow 
of traffic and to provide for maximum safety of pedestrians and vehicular traffic on the site. 
4. Clear vision areas shall be provided at driveway exits for all uses except single-detached 
dwellings and plexes, shall have minimum dimensions of ten feet measured along the street 
right-of-way and the edge of the driveway. In commercial and industrial zones, buildings and 
signs may be constructed with cantilevers which extend out over the clear vision area at a height 
greater than eight feet when measured from the top of the curb, or where no curb exists, from 
the established centerline grade. Except for existing permanent buildings and structures (other 
than signs), nonconformities shall be made to comply with the provisions of this section within 
seven years from the date of its adoption. 
5. Driveway cuts shall be a minimum of twenty feet from a street intersection. 

 
D. Parking areas shall be made compatible with surrounding uses as follows: 

1. Parking spaces along the outer boundaries of a parking area shall be contained by a curb or 
a bumper rail so placed to prevent a motor vehicle from extending over an adjacent property, 
sidewalk, or street. 
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2. When a parking area in a commercial or industrial zone abuts a property in a residential zone, 
a site-obscuring fence or wall, either permanent or of living material, shall be placed along the 
affected property line. The responsibility for placement of the fence or wall lies with the 
commercial or industrial property. 
3. Artificial lighting which may be provided shall be so deflected as not to shine or create glare 
in any residential zone or on any adjacent dwelling. 
 

E. Space size minimum shall be as follows: 
1. Handicap parking spaces shall be a minimum of twelve feet wide and 19 
feet in length. 
2. Compact and subcompact parking spaces shall be a minimum of eight 
feet by sixteen feet. 
3. Standard parking spaces shall be a minimum of eight feet six inches by nineteen feet. 
 

F. The type of space shall be set as follows: 
1. Handicap spaces shall be required and designated as per current federal, state, and local 
regulations. 
2. Standard spaces shall comprise not less than sixty-five percent of all newly constructed lot 
spaces. 

 
APPLICANT RESPONSE: The parking area spaces and drive aisles meets the dimensions of the 
Parking Maneuvering Room Table.  
 
17.60.125 Shared access: Shared access. 
 
When it is in the public interest, a shared driveway and circulation subject to a shared access easement 
and agreement may be authorized by the Planning Director when it would achieve one or more 
objectives of the Comprehensive Plan or this ordinance, such as reducing access points onto access-
managed streets or reducing the amount of land required for access to parking spaces. Except where 
otherwise provided in this ordinance, a shared driveway to access parking spaces shall not replace the 
requirements for street frontage or other provisions of this code. The Planning Director may require that 
a shared driveway be located on the common property line between properties in certain circumstances, 
such as a situation where access is shared, but parking is not. 
 
APPLICANT RESPONSE: As part of the previous (and existing) private agreements for this site, a 
shared access/parking/maintenance agreement and easements with the adjacent property owner 
exists. Documentation associated with these agreements is included in this application. 
 
Access and circulation through the site will be available via three auto access points: one on SE Stratus 
and then three from the private access drive. The project will manage site circulation by the residents 
in the following manner: they will provide signage on-site which will lead residents to use the private 
access drive closest to SE Stratus. The circulation patterns for trash and recycling as well as fire access 
are noted on the Site Plan and reflect their requirements for access widths for safety and 
maneuverability. See Sheet G1.12, Site Plan for notations regarding site circulation and access. 
 
17.60.140 Bicycle parking.  
 
A. Bicycle parking facilities shall be required as follows:  

1. In any commercial (C-1, C-2, and C-3) or office/residential (O-R) zone, bicycle parking facility 
requirements shall be based on the amount of automobile parking required. The minimum 
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number of bicycle parking spaces provided shall be ten percent of the automobile parking 
spaces required.  
2. The uses exempted from bicycle parking requirements include: residential uses, drive-in 
theaters, mortuaries, motels, hotels, and automobile service stations  
3.  In all zones, for each fifteen automobile parking spaces required, a required automobile 
parking space may be eliminated if five bicycle parking spaces are provided. 

 
APPLICANT RESPONSE: This project is not required to provide bicycle parking; however, as detailed 
on Sheet L1.00, Materials Plan, the project is providing dispersed ribbon racks throughout the site in 
order to provide convenient locations for bicycle parking associated with residents, visitors and staff.  
 
FINDING (Chapter 17.60.  Off-Street Parking and Loading):  SATISFIED WITH CONDITIONS.  The 
plans submitted by the applicant, together with the above responses, demonstrate compliance with the 
off-street parking and loading standards of Chapter 17.60.  The letter from Frank Roberti and Vickie 
Ybarguen includes updated information regarding the terms for use of the parking easement.   

 
Chapter 17.61.  Solid Waste and Recycling Enclosure Plan 

 
17.61.030  Guidelines and Standards (Trash Enclosure) 

 
17.61.030 Guidelines and Standards. 
A. The location of an enclosure must allow for collection agency drive-in access. A fifty-foot (50) 
access approach is recommended. In addition to the approach, either an exit that allows the truck 
to move forward or a turn area with a minimum radius of 46.5 feet is preferred. Both approach and 
location shall be unobstructed and free of over head wires and low hanging trees. An eighteen-foot 
(18) minimum height clearance above the enclosure approach is required and a thirty-two-foot (32) 
vertical clearance is required above the container itself. The enclosure shall be of sufficient size to 
store trash and recycling receptacles, the size of which shall be determined by the collection agency 
and will be based on proposed use. A minimum distance of two-feet (2) is required between the 
container and existing or proposed structures. The enclosure shall be a minimum of six-feet (6) tall 
or six inches (6) higher than the top of the tallest container. 
 
APPLICANT RESPONSE: See Sheet 4-A511, Enlarged Plans, Trash Enclosure for details on the 
size and dimensions of the enclosure. The location of the site’s enclosure can be found on the Sheet 
G1.12, Site Plan along with the provisions for access to this area. 
 
B. Solid waste enclosures shall not be located within twenty-feet (20) of a required front or exterior 
yard and should be placed at the rear of a building whenever possible. Should an enclosure be 
placed within a required landscaped front or exterior yard, additional landscaping must be provided 
elsewhere on the property to compensate for the encroachment into the required landscaped yard. 
Any modifications to required landscaping must meet the approval of the Landscape Review 
Committee. 
 
APPLICANT RESPONSE: The solid waste and recycling location is not located on the front or 
exterior yard. The location is near the parking area on the east side of the site. This portion of the 
site is not adjacent to any residential uses, and is surrounded by parking and utilitarian functions.  
 
C. Any trash or recycling enclosure which is visible from the street must provide landscaping around 
three (3) sides of the structure. Climbing vines and screening shrubs or hedges are appropriate and 
landscaping must be a minimum of three-feet (3) in height at the time of planting. 
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APPLICANT RESPONSE: The solid waste and recycling location is not located in an area where it 
is visible from street frontage.  
 
D. Where a commercial or industrial zone abuts a residential zone, enclosures must be placed a 
minimum of thirty-feet (30) from any residential structure or as otherwise approved by the Planning 
Director. 
 
APPLICANT RESPONSE: The solid waste and recycling enclosure is located on the opposite side 
of the site from the residentially-zoned adjacent property.  
 
E. Generally, the design of the structure should match the exterior surface of the building and can 
be constructed of masonry, wood or concrete blocks in combination with plant material capable of 
forming a complete evergreen hedge. The floor of the enclosure shall be a concrete holding pad 
which must extend eight-feet (8) beyond the gates. 
 
APPLICANT RESPONSE: See Sheet 4-A511, Enlarged Plans, Trash Enclosure for details on the 
size and dimensions of the enclosure. 
 
F. Gates that screen the containers are required and must remain closed at all times except at times 
of service. 
 
APPLICANT RESPONSE: Gates have been provided and are shown on the details for the trash 
enclosure. See Sheet 4-A511, Enlarged Plans, Trash Enclosure for details on the size and 
dimensions of the enclosure. Their closure is understood by the Applicant.  
 
G. Parking is prohibited in front of the enclosure and all parked vehicles must be located at a safe 
distance. A “No Parking” sign must be visibly placed on the gates of the enclosure. 
 
APPLICANT RESPONSE: This is understood by the Applicant. A separate signage application will 
be provided to the City.  
 
H. Solid waste and recycling enclosures must be placed in a location that is compatible with the City 
of McMinnville’s Fire Code. 
 
APPLICANT RESPONSE: The location of the site’s enclosure can be found on the Sheet G1.12, 
Site Plan along with the provisions for access to this area including the standards associated with 
the Fire Code. 

 
FINDING (CHAPTER 17.61. SOLID WASTE AND RECYCLING ENCLOSURE PLAN): SATISFIED 
WITH CONDITIONS.  As provided in Section 17.61.020, this chapter applies to new multi-dwelling 
developments of three or more dwelling units.  The plans and applicant’s responses demonstrate 
compliance with these standards.  The referenced drawing indicates the trash enclosure will be masonry 
with solid gates.   
 
Chapter 17.62.  Signs 
 
APPLICANT RESPONSE: An application for signage associated with this project will be provided 
separately from this application.  
 
FINDING (Chapter 17.62. Signs):  SATISFIED WITH CONDITIONS.  As a condition of approval, the 
applicant shall separately submit an application for a sign permit.  The application will be reviewed for 
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consistency with the applicable sign regulations of this Chapter and the specific provisions of Planned 
Development Overlay Ordinance 5095 which applies to the properties encompassed in the original 
Planned Development Overlay area and which addresses total signage for these properties together.   
The sign permit application will also be reviewed for consistency with the provisions of Zone 3 of the 
Three Mile Lane Planned Development Overlay Ordinance, which is also referenced in Ordinance 5095.    
 
Chapter 17.51 Planned Development Overlay 
 
17.51.010. Purpose.   
The purpose of a planned development is to provide greater flexibility and greater freedom of design in 
the development of land than may be possible under strict interpretation of the provisions of the zoning 
ordinance. Further, the purpose of a planned development is to encourage a variety in the development 
pattern of the community; encourage mixed uses in a planned area; encourage developers to use a 
creative approach and apply new technology in land development; preserve significant man-made and 
natural features; facilitate a desirable aesthetic and efficient use of open space; and create public and 
private common open spaces. A planned development is not intended to be simply a guise to circumvent 
the intent of the zoning ordinance. 
 
In approving a planned development, the Council and the Planning Commission shall also take into 
consideration those purposes set forth in 17.03.020 of {the Zoning Ordinance}… 

 
17.03.020. Purpose. 
The purpose of the ordinance codified in Chapters 17.03 (General Provisions) through 17.74 
(Review Criteria) 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 resources; and to promote in other 
ways public health, safety, convenience, and general welfare. 

 
A planned development shall be considered as an overlay to an existing zone, and the development of 
said property shall be in accordance with that zone’s requirements, except as may be specifically 
allowed by the planning commission. For purposes of implementing these objectives, two means are 
available: 
 

A. The property owner or his representative may apply for a planned development to overlay an 
existing zone and shall submit an acceptable plan and satisfactory assurances it will be carried 
out in accordance with MMC 17.51.030. Such plan should accomplish substantially the same 
general objectives as proposed by the comprehensive plan and zoning ordinance for the area; 
(The fee charged for processing such an application shall be equal to the one charged for zone 
changes.) 

 
APPLICANT RESPONSE: This application is a refinement to an existing Planned Development, 
Ordinance #5095. As shown in Section II. A, this application is in substantial conformance with the 
conditions of approval adopted with this Ordinance and therefore, is accomplishing ‘substantially the 
same general objectives’. In the instances where these vary from what was conditioned previously, this 
application shows compliance with the Comprehensive Plan and zoning ordinance. 
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B. The Council, the Commission, or the property owner of a particular parcel may apply for a 
planned development designation to overlay an existing zone without submitting any 
development plans; however, no development of any kind may occur until a final plan has been 
submitted and approved. (The planning director shall note such properties and direct that no 
building permit be issued in respect thereto.) 
 

1. A planned development overlay may be approved under these circumstances for a property 
which has unique characteristics (e.g., geological, ecological, location, or the nature of the 
surrounding property) and the development of which may have an impact upon the 
surrounding area or the city as a whole. A planned development overlay initiated by the 
council or the planning commission shall address itself to the purposes set forth herein. 
 
2. The council and planning commission shall set forth the reasons for approval and the areas 
of concern that must be addressed when final plan are submitted; 

 
C. The council and planning commission, with the assistance of the planning director, shall 
ensure that no planned development overlay granted under subsection A or B of this section 
which is merely a guise to circumvent the intent of the zoning ordinance shall be approved. A 
denial of such a zone request based upon this principle shall be enunciated in the findings of 
fact adopted by the Planning Commission; 

 
APPLICANT RESPONSE: This application is not a guise to circumvent sections of the Code. As is 
described in Section II, this application meets or exceeds the majority of the standards associated with 
multifamily development including Landscaping, Common Open Space and Off-street Parking. The 
requests associated with the requested modifications reflect either site-specific conditions that were 
present prior to this development (existing parking area/landscaping buffer requirement); an interest in 
better meeting design principles for the area as described in the Three Mile Lane Plan (Building Height 
request and Compatibility, Wall and Roof) or in the case of the Private Open Space request, an option 
which provides an “Alternative option that meets the concept and guiding principles” 
(17.11.090.D.6.c.3). 
 

D. A planned development overlay shall be heard and approved under the public hearing 
procedures set forth in Chapter 17.72 MMC (Applications and Review Process). (A planned 
development overlay and change of the underlying zone may be processed simultaneously.) 

 
APPLICANT RESPONSE: This process was amended per Ordinance #5095, Condition #22, noted 
below. As such, the Applicant understands that this application will be reviewed by staff and the final 
decision will be made by the Planning Commission.  
 
Condition #22. That an updated master plan shall be submitted to the Planning Commission for review 
and approval prior to any development of Parcel 1, Parcel 2, or Parcel 3 of Partition Plat 2007-12. The 
updated master plan shall replace the previously approved master plan and shall identify existing 
developed portions of the Planned Development Overlay District. The master plan shall incorporate 
necessary shared access, parking, and utility easements to allow the existing developed portions of the 
Planned Development Overlay District to continue to operate without disruption. 
 
The review of the updated master plan shall be processed as a Planned Development Amendment. but 
the Planning Commission shall make the final decision on the updated master plan. The updated master 
plan shall be reviewed against the Planned Development Amendment review criteria in Section 
17.74.070 of the McMinnville Municipal Code, and also against the Great Neighborhood Principles in 
Policy 187.50 of the McMinnville Comprehensive Plan. 
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E. A planned development overlay proposed by the council, the planning commission, or the 
property owner under subsection B of this section shall be subject to all of the hearing 
requirements again at such time as the final plans under MMC 17.51.030 are submitted, unless 
those requirements have been specifically changed in the planned development approval; 

 
APPLICANT RESPONSE: This application is being reviewed per Ordinance #5095, Condition #22 as 
noted above.  
 

F. A property owner shall not be required to pay an additional fee when the planned development 
overlay was originally initiated by the council or planning commission. 

 
APPLICANT RESPONSE: This Planned Development Overlay Amendment has not been initiated by 
the City Council or Planning Commission.  
 
17.51.020 Standards and requirements.  The following standards and requirements shall govern the 
application of a planned development in a zone in which it is permitted: 

 
A. The principal use of land in a planned development shall reflect the type of use indicated on 
the comprehensive plan or zoning map for the area. Accessory uses within the development 
may include uses permitted in any zone, except uses permitted only in the M-2 zone are 
excluded from all other zones. Accessory uses shall not occupy more than 25 percent of the lot 
area of the principal use; 

 
APPLICANT RESPONSE: Condition #7 of Ordinance #5095: Allowed uses include multiple-family 
dwellings and office use as allowed per this Condition. Therefore, the principal use of land is in 
conformance with this requirement. See Condition #7, noted below. 
 

7. That the subject site, outside of that area identified for "future development" is limited to 
professional office use, medical office use, multiple-family dwellings, community buildings 
appurtenant to residential uses, or other compatible, small-scale commercial uses such as a 
delicatessen, florist, or day care facility. Uses other than professional office use, medical office 
use, multiple-family dwellings, or community buildings appurtenant to residential uses may 
not exceed fifteen (15) percent of the total floor area proposed to be constructed within the 
subject site. 

 
If the site is developed as multiple family dwellings, a minimum of 10 percent of the gross 
area of the site shall be reserved for usable open space for residents of the multiple-family 
development site. The open space area shall be contained within the boundaries of the parcel 
or parcels being developed and shall be contiguous. The open space area may be non-
contiguous if approved by the Planning Commission at the time of the review of the updated 
master plan, as described in Condition 22. Area calculated and included as part of the 10 
percent open space requirement shall have dimensions of at least 25 feet in length and shall 
be located outside of the front yard setback area. All usable open space areas may be 
counted towards the minimum 25 percent of the site area that must be landscaped. 

 
B. Density for residential planned development shall be determined by the underlying zone 
designations. 

 
APPLICANT RESPONSE: For this site, the allowable residential density of the C-3 zone is noted as a 
standard for the R-4 zone, specifically, in 17.21.060, Density requirements:  
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17.21.060 Density requirements. 
In an R-4 zone, the maximum density for single attached dwelling may not exceed four dwelling 
units per 5,000 square feet. Density maximum may not apply to any other permitted housing 
types, including accessory dwelling units. 
 
Based on this applicable standard of the R-4 zone, four dwelling units per every 5,000 square 
feet would equate to 243 units based on the site size of 304,920 square feet. The proposed 
density for the project is 175 units and is, therefore, within the allowable density for the site.  
 
[Staff Note:  Density maximum may not apply to permitted housing types of the than single-
attached housing (townhouses), so maximum density doesn’t apply to multi-dwelling 
development].  

 
17.51.030 Procedure.  The following procedures shall be observed when a planned development 
proposal is submitted for consideration: 
 
A. An applicant shall submit 21 copies of a preliminary development plan to the commission for study 
at least 30 days prior to the commission meeting at which it is to be considered. The preliminary plan 
shall include the following information: 
 

1. Proposed land uses, building locations and housing unit densities. 
2. Proposed circulation pattern indicating the status of street ownership. 
3. Proposed open space uses. 
4. Proposed grading and drainage pattern. 
5. Proposed method of water supply and sewage disposal. 
6. The location, size, and type of any isolated trees over four inches in diameter one foot from 
ground level and any groups of trees. 
7. Relation of the proposed development to the surrounding area and the comprehensive plan; 

 
APPLICANT RESPONSE: This application package includes a Plan Set and supplemental materials 
which include the required information noted in items A.1-7 above.  
 
B. Prior to discussion of the plan at a commission meeting, copies shall be submitted by the planning 
director to city departments for study and comment; 
 
APPLICANT RESPONSE: This is understood by the Applicant. 
 
C. The commission shall consider the preliminary development plan at a meeting at which time the 
findings of persons reviewing the proposal shall also be considered. In reviewing the plan, the 
commission shall need to determine that: 
 

C1. There are special physical conditions or objectives of a development which the proposal will 
satisfy to warrant a departure from the standard regulation requirements; 

 
APPLICANT RESPONSE: The majority of this Plan Amendment is in full compliance with the 
variety of policies and code standards applicable to this site.  
 
However, as the project has been further refined from what was initiated with the adoption of 
Ordinance #5095, there are special objectives of development which warrant the following 
requested departures from the standard regulations.  
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These objectives of development include the incorporation of the newly adopted Three Mile 
Lane Plan and the Residential Design and Development Standards in Chapter 17.11. As a 
result of the application of both the Three Mile Lane Plan and the Standards in Chapter 17.11, 
the following modifications have been proposed which maintain the project’s compatibility in 
light of each of the associated policies and standards as outlined in Section II of this 
application.  
 
The requests are as follows: 
 

• 17.11.090.D.4.f.3 Parking Lot Location 

• 17.11.090.D.6.b.1 and b.2 Private Open Space 

• 17.11.090.D.11.b.5 Compatibility, Step back 

• 17.11.090.D.12.B.3. Wall and Roof Design, Main Entrance 
 
Parking Lot Location 
17.11.090.D.4.f.3 
 
This request is to provide off-street parking within 10 feet of a property line (internal property 
line) as a modification to Section 17.11.090.D.4.f.3 Parking lot location, at a portion of the 
eastern property line.  
 
4.f.3 Off-street parking spaces shall not be located within 10 feet of any other property line, 
except alley property lines. Driveways and drive aisles are permitted within 10 feet of other 
property lines. 
 
This parking area is a non-conforming situation which predates the current zoning code. There 
is no alleyway here, although the length of the private access drive serves access to a larger 
parking area. In this situation, the parking area is directly adjacent to another existing parking 
area on the opposite side of the property line. 
 
There is an existing access/parking/maintenance agreement and easement between the two 
properties, to the benefit of the adjacent property owner. This is a special condition which 
warrants additional flexibility.  
 
To mitigate for any visual hardship associated with a larger than average section of off-street 
parking, landscaping has been provided both within the existing parking area and along the 
eastern property line. In addition, the area of auto parking has been mitigated by the 
development of a community garden at that side of the property as well. The provision of 
additional landscaping within the parking area, and within the overall project area is a public 
benefit, as landscaping provides benefits to the micro-climate within parking areas, 
encouraging shade, reduces heat-island effects and provides opportunities for stormwater 
management.  
 
Although the location of the off-street parking in this location, does not meet the letter of the 
code, the situation which it is trying to protect (buffering an adjacent property from off-street 
parking) is not present in this situation. In this situation, there is an existing parking area on 
the opposite side of the property line. Therefore, the conditions for a buffered area don’t exist 
because there is parking area directly adjacent to parking area. 
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Private Open Space 
17.11.090.D.6.b.1 and b.2 Private Open Space 
 
This request is to provide both private and semi-private open space for every residential unit. 
For detailed information about the provision of private open space, see Sheet G1.13, Open 
Space Diagram. The requirement is noted below: 
 
b. Required Elements. 

1. All units shall have a minimum of 36 square feet of private open space that allows for 
personalization and private use of the space and contributes to the livability and function 
of the dwelling. Any exterior private open spaces shall be supplemented with operable 
windows to allow for cross-ventilation, increase airflow and provide the ability to control 
access to the outdoors. 
 
2. At least 50 percent of upper units shall have a balcony that is accessible from the interior 
of the unit that is a minimum of 60 square feet with no dimension less than 6 feet. These 
balconies can be designed to be up to the full width of the apartment in order to provide 
adequate space for use and allow greater indoor/outdoor flow. Balconies can be 
cantilevered, semi- recessed, or fully recessed. They should be located based on privacy 
and environmental concerns. If balconies are transparent, adequate storage should be 
provided within the unit or the larger building so that balconies do not become informal 
storage spaces. 

 
For this project, all of the ground floor units, a total of 55 units of varying sizes (1, 2 and 3 
bedroom) will have private, covered patio spaces. These patios at the ground floor are six 
feet deep and 10 feet wide, for a total of 60 square feet—this is 66% more than the 
requirement of 36 square feet. Additionally, the requirement does not specify whether or not 
the balconies are to be covered, which, increases their useability and functionality. The 
standard is being exceeded for the ground floor units. 
 
For the upper floors, the project design is providing semi-private open space for all 120 upper-
story units. The dimensions of these semi-private, covered, spaces will be about 80 square 
feet and result in a space that is useable and functional. This option will enable all of the upper 
floor units to have direct access to a balcony at the same level, rather than only half the units 
as noted by the requirement in b.2.  
 
This request, for 100% of the upper units, is in conjunction with the supplemental element of 
this requirement, this project is pursuing option c.3, Alternative option that meets the concept 
and guiding principles.  
 
In a review of the request, it is important to look to the characteristics of Private Open Space 
as follows: 
 
Characteristics. 

1. Every dwelling needs private open space for relief from indoors and to provide access 
to fresh air, light, and nature. Private open space may take many forms based on the 
size of unit. 

 
For this project, the unit count is a variety of 1,2 and 3 bedroom units. As the characteristics 
note, ‘private open space may take many forms based on the size of the unit’, this project has 
provided a large open space for all units, regardless of the size of the unit.  
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For the semi-private open spaces at the upper floors, the access to fresh air, light and nature 
is maintained by the project’s proposal.  
 

2. They should translate into a perception of an increase in living space and the ability to 
invite the outdoors in. Additionally, these open spaces can provide environmental 
benefits with plants that consume carbon dioxide and help reduce stormwater runoff. 
Spaces should be adequate to be usable, allowing space for a chair to sit in, a place 
to barbecue or hang clothes to dry, or for a pet to curl up. 

 
For the semi-private open spaces at the upper floors, the access to the space is and its 
perception of being part of the outdoors is maintained. Specifically, each cluster of units on a 
floor (with no more than four) would be provided a shared space.  Spatially, the physical 
distance to the balcony is closer than the furthest point of the unit itself. This translates that it 
is not a burden or a challenge to access the balcony space, it continues to be accessible. 
Additionally, the larger size of the balcony area encourages its useability as described above. 
The consideration is that the balcony areas will primarily be used by the people living directly 
adjacent to them, but the size of the balconies at 80 square feet, can also provide space for 
neighbors to come together.  The types of units accessing the semi-private balconies vary, 
but it is not limited to one unit type: it is a mix of 1-2 and 3 bedroom units. 
 

3. Private open space should enhance the residential function of the building while also 
improving the appearance of the building. They should be integrated into the overall 
architectural form and add detail to the façade. 

 
As described, the project uses a combination of simple building forms and appropriately sized 
detail elements to create a human scale. The project limits protrusions, which enables one to 
focus on the clear and coherent massing. This creates a cohesive design that relates to the 
farming and industrial buildings of the Three Mile context. This approach has been applied to 
the provision of the private open space. By regulating the number of three-story balcony 
elements in the facades and the patio spaces as covered structures, the design strikes a 
balance between functionality and integrating into the overall architectural expression of the 
buildings. This approach meets this design criteria.  
 

4. Placement can vary based on privacy concerns. It can be combined across multiple 
floors. 

 
Placement for the ground floor units in terms of privacy has been a consideration in their 
design. The landscaping between the patios and the common open space will provide a 
transitional zone between the dwelling units and the public areas of the project for the units 
that are facing the central common open space. For the units that are facing outward to the 
private access road or parking areas there will be landscaping and a low wall to provide a 
transitional zone between the dwelling units and the sidewalks. 
 
Placement for the semi-private open spaces on the upper floors has been combined between 
units, rather than across multiple floors. In this manner, the useability and functionality of the 
private open space has been encouraged: rather than provide small, step-out, Juliet-style 
balconies, as described by the supplemental option, this project has chosen to provide larger 
than required spaces that will allow for additional outdoor space and functionality. The 
functionality of all these open spaces will be enhanced by their ability to be covered and 
provide protection from the elements. 
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Lastly, in light of this request, it is important to note how, overall, the project is exceeding the 
amount of Common Open Space required for the project. As described, the common open 
spaces provided are a variety of open and covered spaces. For covered spaces, there will be 
a large porch area at the Common Building and a large porch by the laundry. These spaces, 
in conjunction with the private open spaces will all work together to provide a variety of 
covered gathering spaces for residents, at a variety of scales, enabling useability during all 
weather. 
 
Compatibility, Step back 
17.11.090.D.11.b.5 
 
This request is to maintain the building wall at the upper floors in lieu of providing a step-back 
as noted by the requirement below: 
 

5. Step back upper floors so that the first two stories frame the street and relate to the 
human scale and reduce the visual impact of the third and higher floor. 

 
This requirement assumes a building wall at the street frontage. In this project’s site, the 
buildings are already setback from the street.  
 
The characteristic associated with this requirement is still being met by the design:  
 

a. New multi-dwelling housing should be compatible with its surrounding context while 
introducing new shape, size, and detail variation, enabling different housing styles and 
types to sit side-by-side harmoniously. 

 
As shown on the Sheet G1.31, Elevations, provided with this application, the project is 
compatible with the surrounding context. The majority of the buildings have a suburban 
character, setback from the street. In this case, Stratus Village balances that context and 
creates a neighborhood context, by reducing the visual impact of the upper floors by providing 
ample setbacks. These setbacks also work to ensure combability with the surrounding 
developments, specifically, the residential development to the west.  
 
Wall and Roof Design, Main Entrance 
17.11.090.D.12.B.3.B 
 
This request is to reduce the amount of street-facing entrances on the front façade of the 
building. For this project, the main entrances of the buildings which face SE Stratus are all 
facing towards to center of the site. As noted previously, the goal for this project’s design was 
to balance the interest in creating a presence on SE Stratus while facing outward with the 
importance of creating sizeable community areas at the center of the site. On balance, the 
design creates both differentiation at the street (landscaping, pedestrian pathways and other 
cues) while maintaining a focus at the central community area at the Meadow and other 
common open space areas.  
 
B.3. Main entrance – On street-facing façades, at least one main entrance must meet 
standards for location, orientation, and visibility. 
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As with previous requests, it is important to look to the Characteristics associated with this 
subsection, and note that this project and its design continues to meet the characteristics and 
therefore, the intent, of the standard.  
 
A. Characteristics. 
1. For buildings that front the street, avoid long, monotonous, uninterrupted walls. Modulate 
buildings walls and roofs to prevent large, uninterrupted walls and building mass. 
2. Differentiate between the base of the building and the top of the building to enhance the 
pedestrian realm. Make base treatment cohesive across façades and integrate with the 
architectural character of the building. 
 
The treatment of the design continues to avoid long, uninterrupted walls: it does this by 
providing a variation in building, in building scale and in its distance to the street frontage on 
SE Stratus. This variation also includes the provision of a variety of landscaping at a variety 
of scales, which also help to buffer the pedestrian along SE Stratus.  
 
3. Multi-dwelling development must address the following design objectives: 
A. Articulation – All street-facing buildings shall incorporate design elements that break up 
façades into smaller planes. 
B. Eyes on the street – A certain percentage of the area of each street-facing façade must be 
windows or entrance doors. 
C. Main entrance – On street-facing façades, at least one main entrance must meet standards 
for location, orientation, and visibility. 
D. Detailed Design – All street-facing buildings shall include several features. 
 
These Characteristics are continuing to be addressed by providing a variety of articulation, 
window areas and detailed design along all the frontages which face SE Stratus. For example, 
the design exceeds the overall number of Detailed Design elements also required in this code 
section. Material and color choices also provide design elements which support the project’s 
orientation and visibility from SE Stratus. See the series of building elevations for all building 
facades as provided with this application plan set for details on the materials and facades 
associated with each facade.  
 
As a result of the pedestrian pathways, overall site access points and landscaping/wayfinding 
clues, the project’s overall orientation and visibility for residents, guests and visitors is being 
maintained.  

 
C2. Resulting development will not be inconsistent with the comprehensive plan objectives of 
the area; 

 
APPLICANT RESPONSE: As described in Section II of this application, this project can be shown to 
meet the objectives of the Comprehensive Plan, including those noted in Comprehensive Plan Policies, 
Volume II, Chapter V HOUSING AND RESIDENTIAL DEVELOPMENT. Addressed in Section II of this 
application. These include the project’s ability to provide for a wide range of housing types at a variety 
of affordability levels; the ability of the project to provide for a substantial quantity of open space that 
has been well-designed for programming and aesthetics and the project provides for a high degree of 
compatibility when viewed in light of the neighborhood and this area of the City.  
 
Additionally, the Three Mile Area Plan included design guidelines that reflected the Three Mile Lane’s 
pattern area as well as a reflection on the Great Neighborhood Principles. Both of these policy 
documents’ content has been reflected in the project’s overall design, as provided in Section II. These 
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policy documents are also noted, where applicable, in each of the responses to the criteria for this 
project.  
 

C3. The development shall be designed so as to provide for adequate access to and efficient 
provision of services to adjoining parcels; 

 
APPLICANT RESPONSE: The requested modifications from the City’s code regarding design from the 
Residential Design Standards in 17.11 and the request for landscaping reduction in 17.57 will not 
impede the project’s ability to provide for adequate access and efficient provision of services to the 
surrounding parcels. Additionally, as described previously, the provision of services such as stormwater 
improvements will improve access and provision of these services to adjacent parcels. 
 
Public right-of-way improvements along Stratus Avenue are anticipated to include the retainage of the 
existing concrete curb and gutter along the south side of Stratus Avenue, with the development of a 
new 10-foot wide concrete sidewalk constructed to directly abut the existing curb.  Improvements also 
include a single ADA ramp at the corner of Stratus and the Private Access Drive, directing pedestrians 
across the private drive.  This improvement, as required by city of McMinnville Zoning Code specific to 
a Minor Collector, which is the designation of Stratus Avenue, will trigger a required right-of-way 
dedication in the amount of a to-be-determined amount. This dedication and proposed improvement will 
also require the shift and re-recording of (2) existing easements that overlap and run parallel with the 
existing north property line.  These easements include a 7-foot wide slope, power, communication and 
water easement, and a separate 10-foot utility easement.   
 

C4. The plan can be completed within a reasonable period of time; 
 
APPLICANT RESPONSE: The expected timeline for this project is as follows: Construction is to begin 
in Q4 2023. The construction duration is 19 months. Time is of the essence to contain construction cost 
pressure and uncertainty in the financial markets. The requested modifications from the City’s code will 
not cause to lengthen the above-noted timeline. 
 

C5. The streets are adequate to support the anticipated traffic, and the development will not 
overload the streets outside the planned area; 

 
APPLICANT RESPONSE: The requested modifications will not adjust the ability of the project to comply 
with City or other regulating agency’s compliance with street standards. Evaluation of the proposed use 
of multi-family and any expected impacts on traffic was resolved as part of the adoption of Ordinance 
#5095.  
 

C6. Proposed utility and drainage facilities are adequate for the population densities and type of 
development proposed; 

 
APPLICANT RESPONSE: Utility and drainage facilities will be updated for this site in order to support 
this development as follows: 
 
Sanitary sewer services currently do not exist within the surrounding public or private right-of-way, thus 
proposed is a short extension of the public sewer system located within SE Stratus Avenue, extending 
from the existing manhole to a point adjacent to the proposed driveway access in the northwest corner 
of the development site.  From this point, the sewer system extends as a private main onto the site and 
within the west drive lane, providing for a downstream connection point for all proposed building sewer 
laterals. 
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Stormwater management for the proposed site and building improvements will include collection 
systems for roof water and all parking lot surfaces via catch basins. All pipes will convey runoff from the 
new impervious surfaces to one of many points of connection to the existing private storm main that is 
located on/through the development site, refer to the Existing Conditions Plan for the location and 
routing of this existing pipe located within an easement as it traverses the development site.  The storm 
drain design will include assemblies sized to detain site runoff, releasing at a rate at or below the pre-
development conditions, so as to not overflow the downstream pipe and/or ditch system, which will 
convey runoff from the development site, as well as runoff from upstream developments located east 
of the project site, to an eventual outfall into the South Yamhill River.   
 
None of the requested modifications as cited above will reduce the project’s ability to comply with utility 
or drainage requirements for the site.  
 

C7. The noise, air, and water pollutants caused by the development do not have an adverse 
effect upon surrounding areas, public utilities, or the city as a whole; 

 
APPLICANT RESPONSE: As described in the previous decision (Ordinance #5095) approving multi-
family as a use at this site, in comparison with the previous use of agricultural uses, the provision of 
multifamily housing has much less external noise, particulates in the air or direct pollutants. This project 
and the requested modifications regarding design from the Residential Design Standards in 17.11 will 
not increase either the noise, air or water impacts associated with the multifamily project. 
 
D. If, in the opinion of the commission, the foregoing provisions are satisfied, the proposal shall be 
processed according to this section. If the commission finds to the contrary, they may recommend the 
application be denied or return the plan to the applicant for revision; 
 
APPLICANT RESPONSE: This is understood by the Applicant. 
 
E. The commission may attach conditions to carry out the purpose of this ordinance provided that such 
conditions are not used to exclude needed housing or unnecessarily reduce planned densities, and do 
not result in unnecessary costs or delay; 
 
APPLICANT RESPONSE: This is understood by the Applicant. 
 
F. Before approving a planned development, the commission shall follow the procedure for considering 
an amendment as required in Chapter 17.72 MMC (Applications and Review Process) of this ordinance; 
 
APPLICANT RESPONSE: As described previously, Condition #22 of Ordinance #5095 as the process 
to follow as noted below. This narrative includes responses to the criteria noted within this Condition.  
 
Ordinance #5095, Condition #22. That an updated master plan shall be submitted to the Planning 
Commission for review and approval prior to any development of Parcel 1, Parcel 2, or Parcel 3 of 
Partition Plat 2007-12. The updated master plan shall replace the previously approved master plan and 
shall identify existing developed portions of the Planned Development Overlay District. The master plan 
shall incorporate necessary shared access, parking, and utility easements to allow the existing 
developed portions of the Planned Development Overlay District to continue to operate without 
disruption. 
 
The review of the updated master plan shall be processed as a Planned Development Amendment. but 
the Planning Commission shall make the final decision on the updated master plan. The updated master 
plan shall be reviewed against the Planned Development Amendment review criteria in Section 
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17.74.070 of the McMinnville Municipal Code, and also against the Great Neighborhood Principles in 
Policy 187.50 of the McMinnville Comprehensive Plan. 
 

G. Permits for construction in a planned development shall be issued only on the basis of the approved 
plan. The approved site plan shall be placed on file with the planning department and become a part of 
the zone and binding on the owner and developer. The developer is responsible for requesting 
permission of the planning commission for any major change of the details of the adopted site plan. 
Minor changes to the details of the adopted site plan may be approved by the city planning director. It 
shall be the planning director’s decision as to what constitutes a major or minor change. An appeal from 
a ruling by him may be made only to the commission. Review of the planning director’s decision by the 
planning commission may be initiated at the request of any one of the commissioners; 
 

APPLICANT RESPONSE: This is understood by the Applicant. 
 

H. An approved planned development shall be identified on the zoning map in addition to the existing 
zoning. 
 

APPLICANT RESPONSE: This is understood by the Applicant. 
 

FINDING (Chapter 17.51):  SATISFIED WITH CONDITIONS.  The applicant is not requesting a new 
Planned Development, but is rather requesting a Planned Development Amendment.  The criteria for a 
Planned Development Amendment are provided in Section 17.74.080(A)-(G), which are also identical 
to the provisions in 17.51.030(C)(1)-(7).  The applicant has provided responses in both sections.  
Findings are provided in the section of this decision document addressing 17.74.080 and are not 
duplicated here.   
 

The applicant is requesting the Planned Development Amendment to amend a portion of the existing 
Planned Development master plan for medical office on the subject property with a revised master plan 
for apartment use and development on the subject property.  Accordingly, the applicant needs to 
demonstrate consistency with the terms of the Planned Development Ordinance 5095 for an amended 
master plan.  This also requires the applicant to demonstrate the proposed master plan is also 
consistent with other applicable plans, ordinances, standards, and provisions of the Zoning Ordinance. 
 

In addition, as part of the Planned Development Amendment request, the applicant is requesting 
flexibility regarding the following subsections of the residential design and development standards for 
multi-dwelling development provided in Section 17.11.090: 
 

• 17.11.090.D.4.f.3 Parking Lot Location 

• 17.11.090.D.6.b.1 and b.2 Private Open Space 

• 17.11.090.D.11.b.5 Compatibility, Step back 

• 17.11.090.D.12.B.3. Wall and Roof Design, Main Entrance 
 

As part of the request for amendment, the applicant has described the specific requests and rationale 
under Section 17.51.030(C) above, including information regarding Subsection C1: 
  

C1. There are special physical conditions or objectives of a development which the proposal will 
satisfy to warrant a departure from the standard regulation requirements; 
 

The request is specific to, and attached to, the proposed master plan.  Approval of the master plan as 
proposed includes approval of these items.   
 

TS 
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