
ATTACHMENT 1 TO STAFF REPORT 

ORDINANCE NO. 5179 

An Ordinance approving a Zone Change to the R-3 Medium-Density, 6000 SF Lot 
Residential Zone (Docket ZC 2-24) and approving a Tentative Subdivision Plan 
(Docket S 2-24) for Tax Lots R4430AD 00100 and R4430AD 00201 upon 
annexation of Tax Lot R4430AD 00100 into the City limits, with both tax lots totaling 
approximately 2.7 acres, located at 1465 and 1525 SW Cypress Ln. 

RECITALS: 

WHEREAS, the property owner owns two adjacent tax lots, Tax Lot R4430AD 
00100 located within the Urban Growth Boundary but outside City limits and Tax 
Lot R4430AD 00201 located within the City limits; and 

WHEREAS, the property owner has submitted an application to annex Tax 
Lot 00100 into City limits (Docket ANX 1-24), and applications to rezone Tax Lots 
00100 and 00201 to R-3 zoning (Docket ZC 2-24) and to subdivide Tax Lots 00100 
and 00201 (Docket S 2-24), to be effective upon annexation of Tax Lot 00100 into 
City limits; and 

WHEREAS, the McMinnville Municipal Code, Section 16.30.030 requires that 
all applicants for annexation must enter into an annexation agreement with the City 
of McMinnville; and 

WHEREAS, on April 22, 2025, the McMinnville City Council approved 
Resolution No. 2025-13, authorizing the City Manager to sign an annexation 
agreement with the property owner for the future annexation of Tax Lot R4430AD 
00100;and 

WHEREAS, the annexation agreement was entered into by the City and 
Property Owner on July 14, 2025 and recorded with the County on July 17, 2025; 
and 

WHEREAS, the Annexation Agreement stipulates in Section 2(a)(3) that the 
property owner will receive final unappealed land use approvals for the proposed 
zone change and tentative subdivision plan for the property prior to annexation of 
Tax Lot 00100; and 

WHEREAS, upon execution of the Annexation Agreement, the Planning 
Division processed the applications for the Zone Change and the Tentative 
Subdivision Plan for Tax Lots 00100 and 00201, to be effective upon annexation of 
Tax Lot 00100 into the city limits. 
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WHEREAS, a duly noticed public hearing before the McMinnville Planning 
Commission was held on March 19, 2026, after due notice had been provided to 
the Department of Land Conservation and Development on February 12, 2026, 
written notice had been mailed to property owners within 300 feet of the affected 
property on February 24, 2026, and due notice was published in the local 
newspaper on March 13, 2026; and 

WHEREAS, at said public hearing, a staff report, the application materials, 
findings and the decision document were presented, and applicant testimony was 
received; and 

WHEREAS, the public hearing was continued to a date certain of April 2, 
2026;and 

WHEREAS, the Planning Commission, being fully informed about said 
requests, found that, with conditions, the requested Zone Change and Subdivision 
Tentative Plan conformed to the applicable Comprehensive Plan goals and policies 
and review criteria based on material submitted by the applicant and the findings 
of fact and conclusionary findings for approval contained in Exhibit A; and 

WHEREAS, on April 2, 2026, the Planning Commission, by a vote of 7-0, 
recommended approval with conditions of ZC 2-24 and S 2-24 to the McMinnville 
City Council; and 

WHEREAS, the City Council, having received the Planning Commission 
recommendation and staff report, and having deliberated; 

NOW, THEREFORE, THE CITY OF MCMINNVILLE ORDAINS, as follows: 

1. That the Council approves the Zone Change (Docket ZC 2-24) and the 
Subdivision Tentative Plan (Docket S 2-24) subject to the Conditions in 
the Decision Document attached as Exhibit A, upon annexation of Tax Lot 
R4430AD 00100 into City limits, 

2. The City Council adopts the Decision, Conditions, Findings of Fact, and 
Conclusionary Findings as documented in Exhibit A; 

2. This Ordinance will take effect 30 days after passage by the City Council. 
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Passed by the McMinnville City Council this 12th day of May, 2026 by the following 
votes: 

Ayes: Chenoweth, Benner, Geary, Peralta, Cunningham, Tucholsky 

Nays: -------------------------

MAYOR 

Approved as to f Attest: 

~ 

EXHIBITS: 
A. Decision Document for Dockets ZC 2-24 and S 2-24 
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EXHIBIT A TO ORDINANCE NO. 5179 

li7al City of 
~ McMinnville 

Community Development 
231 NE Fifth Street 

McMinnville, OR 97128 
(503) 434-7311 

www.mcminnvi lleoregon .gov 
PLANNING 

DECISION, CONDITIONS, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR 
CONCURRENT APPLICATIONS FOR A REZONE OF TAX LOT R4430AD-00100 FROM 
COUNTY EF-80 TO R-3 AND REZONE OF TAX LOT R4430AD-00201 FROM R-1 TO R-3, 
AND A 9-LOT, 2-PHASE SUBDIVISION TENTATIVE PLAN UPON ANNEXATION OF TAX 
LOT R4430AD-00100 INTO CITY LIMITS 

DOCKET: 

REQUEST: 

LOCATION: 

ZC 2-24 (Zone Change) 
S 2-24 (Subdivision Tentative Plan) 

This is an application for concurrent review of a zone change (ZC 2-24) 
and a subdivision tentative plan (S 2-24). 

The property includes two tax lots, R4430AD 100 and 201, totaling 2.7 
acres. Tax Lot 100 (0.9 acres) is within the UGB but outside City limits, 
with County EF-80 zoning. Tax Lot 201 (1.8 acres) is within the UGB and 
within City limits, with R-1 zoning. 

The applicant has previously applied for annexation, ANX 1-24. An 
annexation agreement was authorized by City Council and approved by 
the City Manager. Final annexation approval is subject to completion of 
the land use decisions. The decisions would become effective upon 
annexation of Tax Lot 100 into the City. 

• ZC 2-24. Rezone of Tax Lot 100 from EF-80 to R-3, and rezone of 
Tax Lot 201 from R-1 to R-3, so both properties will be zoned R-3. 

• S 2-24. Tentative plan for a 2-phase subdivision to subdivide Tax 
Lots 100 and 201 into 9 lots (4 lots in Phase 1 and 5 lots in Phase 2). 
Note: The tentative plan application also indicates a future 
development plan that would result in a future "middle housing land 
divisions" of Lots 2 and 5 each into two lots, and a future division of 
Lot 7 into 2 lots. 

Site Address: 1465 & 1525 SW Cypress Ln. 
Map & Tax Lots: R4430AD 100 & 201 

CURRENT ZONING: Tax Lot 100: County EF-80 
Tax Lot 201: R-1 
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APPLICANT: 

PROPERTY 
OWNER: 

STAFF: 

DATE DEEMED 
COMPLETE: 

HEARINGS BODY 
&ACTION: 

PLANNING 
COMMISSION 
HEARING DATE 
&LOCATION: 

Ordinance No. 5179 

Bruce Cook 

Stanley Bruce Cook and Nila Denise Cook Trustee of the Stanley 
Bruce Cook and Nila Denise Cook Revocable Trust 

Tom Schauer, Senior Planner 

On November 7, 2025, the applicant provided an e-mail that met one 
of the requirements under ORS 227.178(2) to deem the applications 
complete. The applications were deemed complete on November 7, 
2025. 

On November 21, 2025, the applicant requested a 60-day extension 
request to the 120-day processing timeline. On January 13, 2026, the 
applicant requested an additional 80-day extension to the 120-day 
processing timeline. That provides for a decision within 260 days of 
November 7, 2025, which is July 25, 2026. The applicant submitted 
additional information on January 28, 2026. 

The McMinnville Planning Commission makes a recommendation to 
the City Council. A Planning Commission recommendation of 
approval is transmitted to the City Council for a decision. A Planning 
Commission recommendation/decision of denia l becomes the final 
decision unless that decision is appealed to the City Council. 

Per MMC 17.72.070, for concurrent applications, when a proposal 
involves more than one application for the same property, the 
applicant may submit concurrent applications which shall be 
processed simultaneously. In so doing, the applications shall be 
subject to the hearing procedure that affords the most opportunity for 
public hearing and notice. 

Initial hearing: 
March 19, 2026 at 6:30 P.M., 200 NE 2nd Street, McMinnville, OR 
97128. Zoom meeting ID: 831 2090 5124, Passcode: 288880 

The hearing was continued to: 
April 2, 2026 at 6:30 P.M., 200 NE 2nd Street, McMinnville, OR 97128. 
Zoom meeting ID: 847 5600 6380, Passcode: 455691 
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DECISION-MAKING 
BODY: 

CITY COUNCIL 
MEETING DATE 
&LOCATION: 

PROCEDURE: 

CRITERIA: 
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The McMinnville City Council makes the final decision, unless the 
Planning Commission recommendation/decision is denial, in which 
case that is the final decision unless the Planning Commission 
decision is appealed to City Council. 

May 12, 2026 at 7:00 P.M., 200 NE 2nd Street, McMinnville, OR 97128. 
Zoom Meeting ID: 826 0717 9691, 
https://mcmin nvilleoregon .zoom .us/j/82607179691 ?pwd = QCEyyFd 3 
UY0hwyaAnB6AHQdzNYEKl6.1 

For concurrent application review per Section 17.72.070 of the Zoning 
Ordinance, 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. The Planning 
Commission makes a recommendation to City Council. A 
decision/recommendation of denial is final unless appealed to City 
Council. A recommendation of approval is considered by the City 
Council, and the City Council shall take one of the actions specified in 
Section 17.72.130. 

The applicable criteria for the Zone Change ZC 2-24 are specified in 
Section 17.74.020 of the Zoning Ordinance. 

The applicable criteria for the Subdivision Tentative Plan S 2-24 are 
provided in Section 17.53.073 of the Zoning Ordinance, the applicable 
requirements of Chapter 17.53 and the applicable standards of the 
proposed R-3 zoning district. 

In addition, the goals, policies, and proposals in Volume II of the 
Comprehensive Plan are to be applied to all land use decisions as 
criteria for approval, denial, or modification of the proposed request. 
Goals and policies are mandated; all land use decisions must conform 
to the applicable goals and policies of Volume II. "Proposals" specified 
in Volume II are not mandated, but are to be undertaken in relation to 
all applicable land use requests. The proposal must also be consistent 
with applicable provisions of state law. 

The applications are also subject to the terms specified in the 
approved Annexation Agreement for Tax Lot 100. 
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APPEAL: 

COMMENTS: 
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The Planning Commission makes a recommendation to the City 
Council. If the Planning Commission recommendation is approval, the 
recommendation is forwarded to City Council to make the final 
decision. If the Planning Commission recommendation/decision is 
denial, then that is the final decision unless the Planning Commission's 
decision is appealed to the City Council per Section 17.72.180 of the 
McMinnville Municipal Code. 

As specified in Section 17.72.190 of the McMinnville Municipal Code, 
the City Council's decision may be appealed to the Land Use Board of 
Appeals (LUBA) within 21 (twenty-one) days of the date written notice 
of decision is mailed. 

This matter was referred to the following public agencies for 
comment: McMinnville Fire District, Engineering Division, Building 
Division, Public Works Department, Waste Water Services, 
McMinnville Airport Manager, City Manager, and City Attorney; 
McMinnville Water and Light; McMinnville School District No. 40; 
Yamhill County Planning Department; Ziply Fiber (formerly Frontier 
Communications); Recology; Northwest Natural Gas; the Oregon 
Department of Transportation, Yamhill County Transit, Yamhill SWCD, 
and Oregon Department of Aviation. Comments received are 
provided in Section IV of this document. 
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May 13, 2026

May 13, 2026

DECISION 
Based on the findings and conclusionary findings, the City Council finds that the applicable 
criteria are satisfied with conditions in Section II and APPROVES the Zone Change (ZC 2-
24) with the conditions in Section II. 

Based on the findings and conclusionary findings, the City Council finds that the applicable 
criteria are satisfied with conditions in Section II and APPROVES the Subdivision Tentative 
Plan (S 2-24) with the conditions in Section II. 

/I/////////II///II//////I//I/////I//II//////////////////////////III///////////I////I/////I/II////////////////////////I/ 
ZC 2-24: DECISION: APPROVAL WITH CONDITIONS 

S 2-24: DECISION: APPROVAL WITH CONDITIONS 
I//////////II///II//////I////I////////////////////////////////I///II////////I//////I///I////////////////////////////II/ 

/ 

i:-~--
City Council: ________________ _ 
Kim Morris, Mayor of McMinnville 

~c=v~ 
Planning Commission: CT' --------------
Sidonie Winfield, Chair of the McMinnville Planning Commission 

....... 

Planning Division: ______________ _ 
Heather Richards, Community Development Director 
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I. APPLICATION SUMMARY: 

Subject Property & Request 

This is an application for concurrent review of a zone change (ZC 2-24) and a subdivision 
tentative plan (S 2-24) for properties located at 1465 & 1525 SW Cypress Ln., Tax Lots: 
R4430AD 100 & 201. See Vicinity Map (Figure 1). 

The property includes two tax lots, R4430AD 100 and 201, totaling 2.7 acres. Tax Lot 100 
(0.9 acres) is within the UGB but outside City limits, with County EF-80 zoning. Tax Lot 
201 (1.8 acres) is within the UGB and within City limits, with R-1 zoning. 

The applicant has previously applied for annexation, ANX 1-24. An annexation agreement 
was authorized by City Council by Resolution 2025-13 on April 22, 2025 and the 
agreement was approved by the City Manager (Instrument 202506840) . Final annexation 
approval is subject to completion of the land use decisions. The decisions would become 
effective upon annexation of Tax Lot 100 into the City. The annexation agreement also 
includes conditions of approval. The Zone Change and Subdivision Tentative Plan 
applications were submitted at the same time as the Annexation application. Through that 
review and the subsequent application completeness review, some changes were made 
to the subdivision application to address conditions of the annexation agreement and 
applicable decision-making criteria. Some portions of the applicant's narrative describe 
the subdivision application as originally submitted. Where there are conflicting 
provisions, the revised tentative plan reflects the current proposal. 

• ZC 2-24. Rezone of Tax Lot 100 from EF-80 to R-3, and rezone of Tax Lot 201 
from R-1 to R-3, so both properties will be zoned R-3. See Existing and Proposed 
Zoning Map (Figure 2), 

• S 2-24. Tentative plan for a 2-phase subdivision to subdivide Tax Lots 100 and 
201 into 9 lots (4 lots in Phase 1 and 5 lots in Phase 2). Note: The tentative plan 
application also indicates a future development plan that would result in a future 
"middle housing land divisions" of Lots 2 and 5 each into two lots, and a future 
division of Lot 7 into 2 lots. See Applicant's Proposed Tentative Plan Map (Figure 
3). 
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Figure 2. Current and Proposed Zoning (ZC 2-24) 

CURRENT ZONING PROPOSED ZONING 
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p 

Figure 3. Applicant's Proposed Subdivision Tentative Plan and Future Development Plan 
(S 2-24) 
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11. CONDITIONS: 

Zone Change ZC 2-24 

1. This land-use approval will not be in effect until any appeals have been resolved 
and the subject site has been annexed into the McMinnville city limits, at which 
time, the R-3 zone will be applied to the subject site. 

2. Per the annexation agreement, the agreement is void if the property is not 
annexed within 5 years of the effective date of the annexation agreement. 

3. The applicant shall comply with all terms of the annexation agreement (Instrument 
#202506840) 

Subdivision Tentative Plan S 2-24 

1. This land-use approval will not be in effect until the subject properties have been 
rezoned to R-3, until any appeals have been resolved, and until the subject site 
has been annexed into the McMinnville city limits, at which time the tentative plan 
approval will be effective. 

2. Per the annexation agreement, the agreement is void if the property is not 
annexed within 5 years of the effective date of the annexation agreement. 

3. The applicant shall comply with all terms of annexation agreement. (Instrument 
#202506840) 

4. This approval does not include approval of the middle housing land divisions of 
Lots 2 and 5, or further division of Lot 7, as shown on the applicant's tentative 
plan. Those will require separate applications. 

5. Per the comments from the Fire District, each lot shall have access that will meet 
the requirements of the Fire Code, with access defined to within 150 feet of all 
portions of any future proposed structures on the new lots. 

6. A public fire hydrant will be required within 600 feet of all future proposed 
structures. 

7. The applicant shall comply with any Fire Direct requirements for any applicable fire 
lane marking and signage. 

8. Per the annexation agreement, the applicant shall vacate the existing public right­
of-way within the cul-de-sac described as "Tract A" on partition plat 2017-10 (City 
Docket MP 4-16), instrument #200110830, to the extent it is no longer required 
due to the new alignment of the public right-of-way serving the development. 
Such vacation will need to be completed prior to the issuance of any building 
permits associated with Phase 1 of the tentative subdivision plan. 
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9. Per the annexation agreement, the applicant shall provide legal access to Tax Lot 
R4430AD 00300 for at least two buildable lots prior to the platting of Phase 1 of 
the tentative subdivision plan. Access easement wi ll need to meet all of the 
provisions of the McMinnville Municipal Code. 

10. The developer shall be responsible for requesting approval of the Planning 
Commission for any major change of the details of the approved plan. Minor 
changes to the details of the approved plan may be approved by the 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. 

11. MMC 17.53 doesn't explicitly address expiration relative to phasing and the 
applicant hasn't identified a phasing schedule. 

a. For Phase 1, within 12 (twelve) months after approval of the tentative plan, 
the subdivider shall prepare a final plat in conformance with the tentative 
plan as approved. The supplemental information specified in Section 
17.53.075(8) of the Zoning Ordinance shall be submitted with the plat. The 
subdivider shall submit the original drawing and two exact copies and any 
supplementary information to the City Engineer. Approval of the tentative 
subdivision plan shall be valid for a one-year period from the effective date 
of approval. Upon written request, the Director may approve a one-year 
extension of the decision. Additional extensions shall require the 
subdivider to resubmit the tentative plan to the Planning Commission and 
make any revisions considered necessary to meet changed conditions. 

b. For Phase 2, within 2 years of final plat of Phase 1, the subdivider shall 
prepare a final plat in conformance with the tentative plan as approved. The 
supplemental information specified in Section 17.53.075(8) of the Zoning 
Ordinance shall be submitted with the plat. The subdivider shall submit the 
original drawing and two exact copies and any supplementary information 
to the City Engineer. Upon written request, the Director may approve a one­
year extension of the decision. Additional extensions shall require the 
subdivider to resubmit the tentative plan to the Planning Commission and 
make any revisions considered necessary to meet changed conditions. 

12. The application includes a private alley within a separate tract and a bike and 
pedestrian path within a separate tract. These shall be privately owned and 
maintained. The applicant shall address in the CCRs rights to use and 
responsibilities for maintenance for specific lots or an HOA. The bike/pedestrian 
path shall be for public access. 

13. With privately owned common tracts, the subdivision may be subject to the 
Oregon Planned Community Act, ORS 94.550-94.783. The applicant shall be 
responsible for compliance with these provisions. 
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14. The applicant shall submit a revised tentative plan incorporating additional 
information and any revisions necessary as a result of these conditions of 
approval. 

a. Clearly differentiate "existing" vs. "proposed" utilities, easements, and other 
features. Some existing features are labeled as proposed rather than 
existing. Some existing features are not shown. 

b. Show the existing 50' and 10' easements across tax lot 100 that are 
referenced on Partition Plat 2017-10 as dedicated per instrument 
200106749. 

c. Reconcile any conflicting information regarding whether there is an existing 
8" sanitary sewer main that extends south from the manhole at the south 
end of Emily Drive to the south property line of Tax Lot 100, terminating in a 
cleanout. across TL 100. Sheets 5.1 and 5.2 currently show a proposed 8" 
sanitary extension extending south from the manhole approximately 40 
feet. 

d. Identify where the laterals serving the three homes to the west are located 
on the subject property and where they connect to the public main. 

e. Identify location of group mailboxes. The applicant shall coordinate the 
location of clustered mailboxes with the Postmaster, and the location of any 
clustered mailboxes shall meet the accessibility requirements of PROWAG 
and the State of Oregon Structural Specialty Code. 

15. The applicant shall obtain appropriate plumbing and/or engineering permits for 
work that modifies sewer laterals currently on private property, within easements, 
and/or future right-of-way. 

16. The applicant shall submit civil plans to the Engineering Division for construction of 
the subdivision improvements for review and approval. 

17. Per MMC Chapter 12, 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. 
These standards can be found on the following webpage: https://www.access­
board.gov/files/prowag/PROW-SUP-SNPRM-1013.pdf. Prior to final occupancy, 
the applicant shall construct new driveways and sidewalks in the right-of-way that 
conform to these standards. 

18. Per MMC Chapter 12, street grades and profiles shall be designed and constructed 
to meet the adopted Land Division Ordinance standards and requirements 
contained in the Public Right-of-Way Accessibility Guidelines (PROWAG). 

19. SW Emily Dr. shall be designed and improved to Local Street standard per the 
Transportation System Plan and have the City's typical crowned section. 
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20. Per MMC 12.04.120, the final development plans for the subject site shall include a 
detailed storm drainage plan which incorporates the requirements of the City's 
Storm Drainage Master Plan. This plan must be submitted to, and approved by, 
the City Engineering Division prior to issuance of any development permits. Any 
uti lity easements needed to comply with the approved plan must be reflected on 
the on the final plat. If the final storm drainage plan incorporates the use of 
collection systems and easements, such must be private, rather than public, and 
private maintenance agreements must be approved for them. If phasing the 
subdivision then the storm plan will need to incorporate the phases appropriately. 

21. Per MMC 12.04.120, the final development plans for the subject site shall include a 
detailed sanitary sewerage collection plan which incorporates the requirements of 
the City's Collection System Facilities Plan. The plan must be submitted to, and 
approved by, the City Engineering Division prior to issuance of any development 
permits. Any utility easements needed to comply with the approved plan must be 
reflected on the on the final plat. The structures located within the subject site 
are required to connect to the sanitary sewer as soon as service is available. If 
phasing the subdivision, then the sanitary sewer plan will need to incorporate the 
phases appropriately. 

22. The applicant shall submit an applicat ion for a Street Tree Plan at such time as will 
allow for review and approval to occur in coordination with the civil plans to ensure 
distances between utilities, access, and street tree locations are consistent with 
applicable standards. 

23. Street trees and irrigation locations shall be identified with the civi l plan submittal 
to allow for coordination with utility and access layout. 

24. If final approved civil plans conflict with previously approved landscape plans and 
irrigation plans, the landscape and irrigation plans will need to be revised to reflect 
the final civil design. 

25. Any landscape and irrigation required for any stormwater detention facilities shall 
be reviewed with the civil engineering design submittal. 

26. Prior to the City issuing permits, the applicant shall provide the City with an 
approved 1200C Permit from DEQ or provide the City with written documentation 
from DEQ that a 1200C permit is not required. 

27. 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 Act, and those required by the 
Oregon Department of State Lands, US Army Corps of Engineers, and DEQ. 
Copies of the approved permits shall be submitted to the City prior to the City 
issuing permits. 
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28. For the public water system, the applicant's engineer shall design the system to 
MW&L specifications. MW&L will review/approve this design. An Extension 
Agreement will be required for developers contractor to install the future public 
water system improvements. 

29. For power, MW&L will require a subdivision design application along with the 
applicable fees . This project will also require a Line Extension Agreement between 
MW&L and the Owner/Developer. MW&L will coordinate with the developer's 
engineer to design the power for the development onto 60% plans or a composite 
utility plan. After completion of the power design, MW&L may require additional 
easements. 

30. Per MMC 12.04.010, the applicant shall enter into a Construction Permit 
Agreement with the City's Engineering Division prior to the construction of any 
public infrastructure. 

31. Per MMC Chapter 13, a sewer capacity study may need to be provided to the City 
of McMinnville Engineering Division. The capacity study will be done through a 
reimbursement agreement with the Engineering Division prior to the issuance of 
any development permits. 

32 . Per MMC Chapter 13, for any private sanitary sewer to remain, the applicant shall 
evaluate the existing sanitary sewer system onsite for defects that allow inflow 
and infiltration (l&I) of rainwater into the sanitary sewer system. The City has an 
aggressive l&I program that specifically targets aging sewer infrastructure. Prior 
to issuance of a building permit, sewer to remain shall be video inspected and any 
defects found in the sewer infrastructure shall be repaired or replaced . Contact 
the City Engineering Division for further information and assistance. 

33. The existing homes on TL 100 and TL 201 are currently served by septic systems. 
Three homes on lots to the west are served by sanitary sewer that is currently 
within easements on the subject property, where right-of-way will be dedicated 
and public facilities installed. Those homes will be connected to the public sewer 
main which will be in right-of-way with the new street extension. Any sanitary 
sewer inspections and repair or replacement shall be addressed prior to any 
revised connections to the sewer main extension and prior to construction of the 
new street extension). 

34. Prior to final plat, the applicant shall submit evidence that all fill placed in the areas 
where building sites or streets are expected is engineered. Evidence shall meet 
with the approval of the City Building Division and the City Engineering Division. 

35. Prior to final plat, Restrictive Covenants, Conditions, and Restrictions (CC&Rs) shall 
be prepared for the development and must meet with the approval of the Planning 
Director prior to final plat approval. 

36. Prior to final plat for Phase 1, the existing home on Tax Lot 100 shall be 
disconnected from the septic system and connected to municipal sewer. The 
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applicant shall provide evidence that the septic system has been decommissioned 
in accordance with applicable regulations. 

37. Prior to final plat for Phase 1, the existing home on Tax Lot 100 shall be 
disconnected from the well and connected to municipal water. The applicant shall 
provide evidence that the well has been decommissioned in accordance with 
applicable regulations. 

38. Prior to final plat for Phase 2, the existing home on Tax Lot 201 shall be 
disconnected from the septic system and connected to municipal sewer. The 
applicant shall provide evidence that the septic system has been decommissioned 
in accordance with appl icable regulations. 

39. Prior to final plat for the respective phase, all street trees shall be insta lled or 
security in place in accordance with the approved street tree plan. All trees shall 
be a two-inch minimum caliper, exhibit size and growing characteristics 
appropriate for the particular planting strip, and be spaced as appropriate for the 
seiected species and as may be required for the iocation of above ground utiiity 
vaults, transformers, light poles, and hydrants. 

40. Prior to final plat, documents creating a Homeowner's Association for the 
subdivision and assigning to it maintenance responsibilities of any common 
ownership features must be submitted to and approved by the Planning Director. 
In order to assure that the Homeowner's Association maintains and repairs any 
needed improvements, the Covenants, Conditions, and Restrictions (CC&Rs) shall 
explicitly requ ire the Homeowner's Association to provide notice to the City prior 
to amending the CC&Rs, and that all such amendments shal l be subject to 
approval by the Plann ing Di rector in writing. Additiona lly, the CC&Rs shall prohibit 
the Homeowner's Association from disbanding without the consent of the Plann ing 
Director. The CC&Rs shall be reviewed by and subject to City approval prior to 
final plat approval. 

41. If street trees are not installed prior to final plat, the subdivider shall provide 
security for their installation prior to final plat. 

42. If security was provided prior to final plat for installation of street trees, the 
applicant shall complete installation of street trees, per the timing described 
below. The applicant shall plant street trees within curbside planting strips in 
accordance with the approved street tree plan and the City's street tree standards 
and specifications. All street trees shall be of good quality and shal l conform to 
American Standard for Nursery Stock (ANSI Z60.1) . The Planning Director reserves 
the right to reject any plant material which does not meet this standard. 

a. Trees shall be provided with root barrier protection in order to min imize 
infrastructure and tree root conflicts. The barrier shal l be placed on the 
sidewalk side of the tree and the curb side of the tree. The root barrier 
protection shall be placed in 10-foot lengths, centered on the tree, and to a 
depth of eighteen (18) inches. In addition, all trees shall be provided with 
deep watering tubes to promote deep root growth. 
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b. Each year the applicant shall install street trees, from November 1 to March 
1, adjacent to those properties on which a structure has been constructed 
and received final occupancy. This planting schedule shall continue until all 
platted lots have been planted with street trees. 

c. It shall be the applicant's responsibility to obtain approval for any relocation 
of trees as may be necessary to accommodate individual building plans, 
consistent with applicable standards. The applicant shall also be 
responsible for the maintenance of the street trees, and for the 
replacement of any trees which may die, for one year from the date of 
planting. 

43.AII required improvements shall be installed or secured prior to final plat. Any 
improvements which were secured prior to final plat approval shall be completed 
in accordance with the construction permit agreement. 

44.At the completion of Phase 1 of the development, the applicant shall install a 
barricade consistent with City standards at the terminus of Emily Ln., unless the 
Fire District requires an emergency vehicle turnaround. The barricade shall 
include a sign with text stating: "This street is planned for extension to serve 
future development." 

45. Sheet 7 of the applicant's plan set shows existing trees proposed for retention and 
removal. Prior to removal of trees, the applicant shall obtain written approval by 
the Planning Director based on the criteria in Chapter 17.58. 

46. The final plat shall include 10-foot utility easements along both sides of all public 
rights-of-way for the placement and maintenance of required utilities. If there are 
any conflicts with any existing exclusive MWL easements, the applicant shall be 
responsible for obtaining any required consent. 

47. Subject to final approval of the utility plans, additional easements may be required, 
including necessary public or private easements to allow for provision of utilities to 
serve Tax Lot R4430AD 00300 to the west. 

48. Except when surety is provided in conjunction with deferral of improvements when 
authorized consistent with McMinnville Municipal Code, including Chapter 17.53, 
Conditions 17, 18, 20, 21, 30, 31, 32, and 33 shall be completed prior to final plat as 
provided in MMC Chapter 17.53. 

Ill. ATTACHMENTS: 

1. ZC 2-24 & S 2-24 Application and Attachments 
a. 1. Original application submittal for all applications 
b. 2. HOA and CCRs Outline 
c. 3. Memo 
d. 4. 7-page tentative plan revised 11-7-2025 
e. 5. New Supplemental Sheets 5.1 (Utilities Phase 1) and 5.2 (Utilities Phase 2) 

added to previous (11-7-2025) 7-page tentative plan submittal. 
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f. 6. 1-25-2026 Letter from Applicant's Engineer re: Sanitary and Storm 
2. Annexation Agreement 
3. Letter from Yamhill SWCD 
4. Minutes of March 19, 2026 Planning Commission Meeting 
5. Minutes of April 2, 2026 Planning Commission Meeting 

IV. COMMENTS: 

Agency Comments 

This matter was referred to the following public agencies for comment: McMinnville Fire 
District, Engineering Division, Building Division, Public Works Department, Waste Water 
Services, McMinnville Airport Manager, City Manager, and City Attorney; McMinnville Water 
and Light; McMinnville School District No. 40; Yamhill County Planning Department; Ziply 
Fiber (formerly Frontier Communications); Recology; Northwest Natural Gas; the Oregon 
Department of Transportation, Yamhill County Transit, Yamhill SWCD, and Oregon 
Department of Aviation . Comments received are provided in Section IV of this document. 

Responses were received from the following agencies, provided below or attached: 
• McMinnville Engineering 
• McMinnville Water & Light 
• McMinnville Fire District 
• Yamhill Soil & Water Conservation District 

• McMinnville Engineering Division 

Suggested Conditions of Approval: 

• Per MMC 12.04.010 The applicant will enter into a Construction Permit 
Agreement with the City's Engineering Department prior to the commencement 
of construction of any public infrastructure. 

• Provide the City with an approved 1200C Permit from DEQ or provide the City 
with written documentation from DEQ that a 1200C permit is not required . 

• Per MMC Chapter 12 - ADA Sidewalk and Driveway Standards are now being 
applied to all new construction and remodels. prior to the commencement of 
construction of any public infrastructure. 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. 

• Per MMC Chapter 12 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 
(PROW AG) . 
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• SW Emily Ct shall be improved to Local Street standard per the Transportation 
System Plan and have the City's typical crowned section. 

• 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, U.S. Army Corp of Engineers, 
and DEQ. Copies of the approved permits shall be submitted to the City prior to 
the City issuing permits. 

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

• Per MMC 12.04.120 that final development plans for the subject site include a 
detailed storm drainage plan which incorporates the requirements of City's 
Storm Drainage Master Plan. This plan must be submitted to, and approved by, 
the City Engineering Department prior to issuance of any development permits. 
Any utility easements needed to comply with the approved plan must be 
reflected on the final plat. If the final storm drainage plan incorporates the use 
of collection systems and easements, such must be private, rather than public, 
and private maintenance agreements must be approved by the City for them. If 
phasing the subdivision then the storm plan will need to incorporate the phases 
appropriately. 

• Per MMC 12.04.120 the final development plans for the subject site include a 
detailed sanitary sewerage collection plan which incorporates the requirements 
of City's Collection Systems Facilities Plan. This plan must be submitted to, 
and approved by, the City Engineering Department prior to issuance of any 
development permits. Any utility easements needed to comply with the 
structures located within the subject site are required to connect to the 
sanitary sewer systems as soon as service is available. If phasing the 
subdivision then the sanitary sewer plan will need to incorporate the phases 
appropriately. 

• If final approved civil plans conflict with previously approved landscape and 
irrigation plans, the landscape and irrigation plans will need to be revised to 
reflect final civil design. 

• Any landscape and irrigation required for any stormwater detention facilities 
will be reviewed with the civil engineering design submittal. 

• Per MMC Chapter 13, for any private sanitary sewer to remain the applicant 
shall evaluate the existing sanitary sewer system onsite for defects that allow 
inflow and infiltration (l&I) of rain water into the sanitary sewer system. The 
City has an aggressive l&I program that specifically targets aging sewer 
infrastructure. Prior to the issuance of a building permit, sewer to remain will be 
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video inspected and any defects found in the sewer infrastructure, will be 
repaired or replaced. Contact the City Engineering Department for further 
information and assistance. 

• Per Chapter 13 of the MMC a sewer capacity study may need to be provided to 
the City of McMinnville Engineering Department. The capacity study wi ll be 
done through a reimbursement agreement with the Engineering department 
prior to the issuance of any development permits. 

• Per the annexation agreement applicant shall vacate the existing public right­
of-way within the cul-de-sac described as Tract "A" on partition plat No. 2017-
10 (City Docket MP 4-16) instrument #200110830, to the extent that it is no 
longer required due to the new alignment of the public right-of-way serving the 
development. Such a vacation will need to be completed prior to the issuance 
of any building permits associated with phase 1 of the tentative subdivision 
plan. 

• Per the annexation agreement the applicant shall provide legal access to Tax 
Lot R4430AD 00300 for at least two buildable lots prior to the platting of phase 
1 of the tentative subdivision plan. Access easement will need to meet all of the 
provisions of the McMinnville Municipal Code. 

• Note: The tentative utility/public infrastructure layout is for project feasibility, 
and these conditions of approval are not meant to be an approval of those 
facilities. These approvals will come during the review of Civil Engineered plans 
and the execution of a construction permit agreement. 

• McMinnville Water & Light 

Water comments: 
Re: Attachment 3 (Applicant's November 7, 2025 Completion Clarification Memo 
for Kamm Estates): Items 1 & 6: Indicate the public water system will be designed 
by MW&L. The design will come from the developer's engineer and will be 
designed to MW&L specifications. MW&L will review/approve this design. An 
Extension Agreement will be required for developer's contractor to install the 
future public water system improvements. 

Power comments: 
MW&L will require a subdivision design application along with the applicable fees. 
This project will also require a Line Extension Agreement between MW&L and the 
Owner/Developer. MW&L will coordinate with the developer's engineer to design 
the power for the development onto 60% plans or a composite utility plan . After 
completion of the power design, MW&L may require additional easements. 
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• McMinnville Fire District 
The Fire District will require access to within 150 feet of all portions of any future 
proposed structures on the new lots. In addition, a public fire hydrant will be 
required within 600 feet of all future proposed structures. 

• Yamhill Soil & Water Conservation District 
Please see attached letter. 

Public Comments 

Notice of this request was mailed to property owners located within 300 feet of the subject 
site. No written public testimony was submitted. Oral testimony was provided at the March 
19, 2026 Planning Commission public hearing and the continued April 2, 2026 Planning 
Commission hearing, as reflected in the meeting minutes. 

Oral Testimony provided on March 19, 2026 
• Vanessa Hawkins 
• David Poe 
• Jose Huerta 

Oral Testimony Provided on April 2, 2026: 
• Vanessa Hawkins 
• Nicole Amuzu 
• Monika Chroust-Masin 

V. FINDINGS OF FACT - PROCEDURAL FINDINGS 

1. The applications for the Annexation (ANX 1-24), Zone Change (ZC 2-24), and 
Subdivision Tentative Plan (S 2-24) were submitted with the appropriate fees on June 
20, 2024 as part of the annexation application. The applicant submitted the necessary 
documentation to demonstrate a neighborhood meeting was noticed and held in 
accordance with the provisions of Section 17.72.095 of the Zoning Ordinance. 

2. The City Council approved Resolution 2025-13 on April 22, 2025 authorizing the City 
Manager to sign an Annexation Agreement for the future annexation of Tax Lot 
R4430AD-00100. The Annexation Agreement was executed on July 14, 2025. 

3. The completeness review period for applications ZC 2-24 & S 2-24 was commenced 
upon approval of resolution authorizing the annexation agreement. The concurrent 
applications were initially deemed incomplete on May 15, 2025. 

4. On November 7, 2025, the applicant provided an email that met one of the 
requirements under ORS 227.178(2) to deem the application complete. The 
applications were deemed complete on November 7, 2025. 

5. On November 21, 2025, the applicant requested a 60-day extension request to the 
120-day processing timeline. On January 13, 2026, the applicant requested an 
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additional 80-day extension to the 120-day processing timeline. That provides for a 
decision within 260 days of November 7, 2025, which is July 25, 2026. 

6. Additional information was submitted by the applicant on January 28, 2026. 

7. On February 12, 2026, notice of the application was provided to the Oregon 
Department of Land Conservation and Development (DLCD). 

8. On February 11, 2026, notice of the application was referred to the following public 
agencies for comment in accordance with Section 17.72.120 of the Zoning Ordinance: 
McMinnville Fire District, Engineering Division, Building Division, Public Works 
Department, Waste Water Services, McMinnville Airport Manager, City Manager, and 
City Attorney; McMinnville Water and Light; McMinnville School District No. 40; Yamhill 
County Planning Department; Ziply Fiber (formerly Frontier Communications); 
Recology; Northwest Natural Gas; the Oregon Department of Transportation, Yamhill 
County Transit, Yamhill SWCD, and Oregon Department of Aviation. 

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

9. On February 24, 2026 notice of the application and the March 19, 2026 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. 

10. On March 13, 2026, notice of the application and the March 19, 2026 Planning 
Commission public hearing was published in the newspaper in accordance with 
Section 17.72.120 of the Zoning Ordinance. 

11. The Planning Commission held a public hearing on March 19, 2026 to consider the 
requests. Testimony was received, and a request was made to continue the hearing. 
The Planning Commission continued the public hearing to April 2, 2026. 

12. The Planning Commission held a continued public hearing on April 2, 2026 to consider 
the requests. The Planning Commission recommended approval with conditions of 
Dockets ZC 2-24 and S 2-24. 

13. The City Council considered the Planning Commission recommendation on May 12, 
2026 and voted to adopt Ordinance No. 5179 approving ZC 2-24 and S 2-24 with 
conditions, and approving the decision document. 

VI. FINDINGS OF FACT - GENERAL FINDINGS 

1. Location: 
o Site Address: 1465 & 1525 SW Cypress Ln. 
o Map & Tax Lot: R4430AD 00100 & 00201 

2. Size: 2.7 acres (TL 100 is 0.9 acres, TL 201 is 1.8 acres) 
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3. Comprehensive Plan Map Designation: Residential 

4. Zoning: 

a. Subject Property: TL 100: County EF-80; TL 201: R-1 
b. Surrounding Property: R-3 to the north, R-4 and unincorporated County 

islands/zoning to the east, R-1 and unincorporated County land/zoning to 
the south and west 

5. Current Use/Development: 

a. Subject Property: The subject property includes two tax lots. Tax lot 201 
was created in its current configuration following a series of partition and 
property line adjustments. Some of these resulted in easements and 
utilities serving subject properties and adjacent properties. 

PP 2001-17 (MP 2-01) 
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There is an existing home (to remain) and outbuildings on TL 201. There is 
an existing home (to remain) and outbuildings on TL 100. Some 
outbuildings have since been removed. There are several existing access 
and utility easements, and an emergency vehicle access easement, across 
portions of the subject property, and a previously dedicated "half-circle" of 
tract of land dedicated to the public, currently located between Tls 100 
and 201, which isn't contiguous to right-of-way. There is an access and 
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utility easement across the property with a gravel surface which serves 
existing homes to the west. There are additional easements on TLs 100 
and 201 related to prior partitions and property line adjustments. 

The existing home on TL 100 is currently served by a well and septic 
system. The existing home on TL 201 is currently served by a septic 
system and with public water in Cypress Ln. 

b. Surrounding Property: Detached housing on R-1 property to west and 
south, detached housing to east and southwest of Discovery Meadows 
Park), detached and attached housing to north, and vacant on EF-80 to 
west (area between floodplain and subject property). 

6. Inventoried Significant Resources: 
a. Historic Resources: None Identified 
b. Other: None Identified 

7. Natural Features: 
a. The property is generally level 
b. The property contains several mature trees, as shown on the applicant's 

tentative plan. Sheet 7 of the applicant's plans set identifies trees on the 
property, and those proposed to be removed or retained. Trees on the 
westerly portion of unincorporated Tax Lot 100 referenced in the applicant's 
narrative were on unincorporated Tax Lot 100 and were since removed prior to 
the annexation agreement. 

8. Transportation and Access: 
The subject properties would be accessed from Emily Drive via Alexandria Street. 
Emily Drive would be extended into the property, terminating with a cul-de-sac. 
Some lots are proposed to retain direct access onto Cypress Ln. There is also a 
proposed pedestrian access and a proposed private alley between the extension 
of Emily Drive and Cypress Ln. There is a small portion of the property to the west 
that is north of the floodplain with no other access on other sides. The proposed 
subdivision would provide a private access easement and a utility easement 
across the subject property to that property. Just south of tax Lot 100 is a small 
"half-circle" of right-of-way that was originally dedicated intended to be the south 
half of a cul-de-sac bulb. The cul-de-sac will be further south, so a portion of the 
current half-circle will need to be vacated. 

a. Cypress Ln. Cypress Ln. is classified as a Minor Collector. It has a 60-foot 
wide right-of-way. Along the frontage, it is 36' wide from face of curb to 
face of curb. It is improved with 2 travel lanes, bike lanes on both sides, 
and curb/gutter/sidewalk on both sides, with curb-tight sidewalk, with no 
on-street parking. It is posted for 25mph speed and has a double-yellow 
centerline. 

Tax lots 100 and 201 both have frontage on Cypress Ln. There are 
currently three accesses onto Cypress Lane: The driveway serving the 
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existing home on Tax Lot 201, an access easement serving the existing 
homes to the west, and the driveway serving the existing home on Tax Lot 
100. 

b. Emily Dr. Emily Drive is classified as a local street. It has a 50-foot wide 
right-of-way. It is 26' wide from face of curb to face of curb. It has on­
street parking on both sides, and curb/gutter/planter strip/sidewalk on both 
sides. It terminates at the north property line of Tax Lot 100, where there is 
an existing barrier. 

c. Unimproved ROW. There is a small area of right-of-way that was 
previously dedicated. A portion will need to be vacated with the proposed 
tentative plan. Additional right-of-way will be dedicated consistent with the 
proposed cul-de-sac extension. 

d. Other. Existing easements, including the access and utility easements 
across the property which serve the residential lots to the west will need to 
be vacated or the disposition otherwise addressed where they will overlap 
with proposed right-of-way and other public easements. 

9. Public Facilities: 
a. Sanitary Sewer. The three homes to the west are served with sanitary 

sewer via easements across Tax Lots 100 and 201. There is an 8" sanitary 
sewer main in Emily Drive that terminates in a manhole at the end of the 
right-of-way. Figure A. In conjunction with MP 4-17, it appears the 8-inch 
main was extended approximately 75 feet south to approximately the 
southerly property line of Tax Lot 100, terminating in a clean-out. From 
there, it appears a 4-inch lateral was extended westerly in an easement to 
serve Tax Lots 202 and 203 .. Figure B. At the time of property line 
adjustment BLA 4-18, an easement was also established for an existing 
sewer lateral that appears to extend southerly from the end of the 8-inch 
main to serve Tax Lot 200 to the west. Figure C. 

The subject property is at a high point, and the southern terminus of the 
sewer extending south from Emily Drive is shallow, so it can't be extended 
south to serve all lots in both phases. Attachments 5 and 6 of the 
application from the applicant's engineer describe the proposed sewer 
extensions. However, the plans show a proposed extension of the 8" sewer 
main from the manhole at the south side of Emily Drive to extend 40' south. 
There appears to be a conflict, and this doesn't appear to reflect the 
existing main that appears to have been extended approximately 75 feet 
south from the manhole, terminating in a cleanout, in conjunction with MP 
4-17. 

The Lots in Phase 1 are proposed to be served with gravity sewer flowing 
north to Emily Drive. Some lots, generally Phase 2, are proposed to be 
served via extension of the sanitary sewer currently located in Cypress Ln. 
near the NE corner of the property near Shirley Ann Dr. which is deeper. It 
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would be extended down Cypress Ln., through the proposed private alley in 
Phase 2, and south on the new extension of Emily Dr. 

Portions of existing private sewer laterals within the proposed right-of-way 
would need to be abandoned and laterals serving existing homes would 
need to be connected to the new sewer mains to be installed as part of the 
subdivision. 

The applicant's proposal to serve the existing home on TL 201 (future Lot 7) 
is with a lateral to the sewer main extension in Emily Dr. Depending on 
adequacy of depth, a private pump may be required. 

Figure A 
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b. Stormwater. Storm lines are present to the northeast in Cypress Ln. near 
Shirley Ann Dr. and to the southeast near the curve in Cypress Ln. Storm 
lines are present to the north In Emily Dr. near Emily Ct. Attachment 6 of 
the application discusses options and the proposed storm drainage for 
Phases 1 and 2. Again, due to the high point and flatness of the area, the 
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applicant notes that options for flow are challenging. In part, the applicant 
is proposing an approach that is not currently part of McMinnville's standard 
specifications, and has provided an example of a design standard from the 
City of Newberg. As proposed, as part of Phase 1, this would convey runoff 
to a "V" swale south of the proposed private alley, and would be converted 
to a stormwater planter between the private alley and pedestrian way as 
part of Phase 2. Attachments 5 and 6. 

The tentative plan also shows proposed storm drainage easements along 
the south side of the property and the property to the west, and an existing 
storm drainage easement, to drain to Peavey reservoir. This was discussed 
in the Engineer's letter Attachment 6, but was not identified as their 
preferred option. 
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c. Water and Power. 10" water is present in Cypress Ln. and 8" water is 
present in Emily Dr. Water and power would need to be extended to serve 
the lots consistent with McMinnville Water & Light standards and 
requirements. (See MWL comments provided). 

VII. CONCLUSIONARY FINDINGS: 

The Conclusionary Findings are the findings regarding consistency with the applicable 
criteria for the application. 
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In addition to any criteria specified in the Zoning Ordinance, the goals, policies, and 
proposals in Volume II of the Comprehensive Plan are to be applied to all land use decisions 
as criteria for approval, denial, or modification of a proposed request. Goals and policies 
are mandated; all land use decisions must conform to the applicable goals and policies of 
Volume II. "Proposals" specified in Volume II are not mandated, but are to be undertaken 
in relation to all applicable land use requests. 

Amendments to the City's adopted and acknowledged planning documents, including 
amendments to the Comprehensive Plan Map and Zoning Map, are also subject to certain 
Statewide Planning Goals and associated statutes and administrative rules. 

Zone Change (ZC 2-24) 
The criteria for the Zone Change are addressed in the order below, which is different than 
presented in the application submittal: 

• Zoning Ordinance 17.74.020. Comprehensive Plan Map Amendment and Zone 
Change - Review Criteria 

• Zoning Ordinance - Other Provisions Addressed by Applicant 
o Chapter 17.18. R-3 Zone 

• Comprehensive Plan. (includes locational policies for proposed zoning, consistency 
with adopted/identified land needs, public facilities policies, and great 
neighborhood principles). 

• Annexation Agreement. 
• State Law. 

o OAR 660-012-0060. Transportation Planning Ru le, Plan and Land Use 
Regulation Amendments . 

McMinnville Zoning Ordinance 

Chapter 17.74. Review Criteria 

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

A. The proposed amendment is consistent with the goals and policies of 
the Comprehensive Plan. 

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

C. Utilities and services can be efficiently provided to serve the proposed 
uses or other potential uses in the proposed zoning district. 
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When the proposed amendment concerns needed housing (as defined in the 
McMinnville Comprehensive Plan and state statute), criterion 'B" shall not apply to 
the rezoning of land designated for residential use on the plan map. 

In addition, the housing policies of the McMinnville Comprehensive Plan shall be 
given added emphasis and the other policies contained in the plan shall not be 
used to: (1) exclude needed housing,· (2) unnecessarily decrease densities,· or (3) 
allow special conditions to be attached which would have the effect of 
discouraging needed housing through unreasonable cost or delay 

APPLICANT'S RESPONSE: Section 17.74.020 (A-C) is satisfied by this proposed rezoning 
request in that the proposed zone change is consistent with the goals and policies of the 
McMinnville Comprehensive Plan as described in more detail above in the specific findings for 
each applicable Comprehensive Plan goal and policy. 

This Section exempts the current zone change proposal from addressing sub (B) above since this 
submitted set of land use applications proposes to residentially develop the two subject parcels 
with needed housing. As demonstrated in Exhibit 85 of the McMinnville Housing Needs Analysis 
(2023), McMinnville is in need of additional housing of all types including those dwelling unit types 
permitted by the R-3 zone to meet projected dwelling unit needs through the year 2041 . Table 
85 is reproduced here for your reference. 

Exhibit 85. Forecast of Demand for New Dwelling Units by Type, 
McMinnville UGB, 2021 to 2041 
Source: Calculations by ECONorthwest. Note: DU is dwelling unit. 

Variable 

Needed new dwelling units (2021-2041) 

Dwelling units by structure type 
Single-family detached 

Needed Mix 

4,657 

Percent single-family detached DU 55% 
equals Total new single-family detached DU 2,561 

Single-family attached 
Percent single-family attached DU 

equals Total new single-family attached DU 
Multifamily 

Percent multifamily 
equals total new multifamily 

Total new dwelling units (2021-2041) 

12% 

559 

33% 

1,537 
4 ,657 

An understanding of how those needed dwelling units are proposed to be allocated through the 
application of McMinnville's local land use program is informative and goes to the question of 
whether more R-3 zoned land is needed within the McMinnville city limits. Exhibits 113 and 114 
of the McMinnville Housing Needs Analysis (2023) demonstrate that, yes, in fact, additional R-3 
land, such as that proposed by this rezoning request, is needed to meet projected housing needs 
within McMinnville. Exhibits 113 and 114 of the McMinnville Housing Needs Analysis (2023) 
demonstrate this and are provided here for your convenience. 
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Exhibit 113. Scenario Model: Comparison of Capacity of Existing Residential Land with Need for 
New Dwelling Units and Land Surplus or Deficit. Existing Mix, McMinnville UGB, 2021 to 2041 
Source: Buildable Lands Inventory: Calculations by ECONortl1 west. Note. Otl 1s dwelling u111t. 

capacity Demand 
capacity minus Approx. Land 

Zoning Districts 
(Dwelling Units) (Dwelling Units) 

Demand Surplus or (Deficit) 
(Dwelling Units) -Gross Acres-

R-1 Single Family Residential 449 687 (238) (77) 

R-2 Single Family Residential 561 1984 (1.423) (331) 

R·3 Two Family Residential 28 247 (219) (46) 

R·4 Multiple-Family Residential 127 1506 (1.379) (226) 

O·R Office/ Residential 3 0 3 0 

C-3 General Commercial 0 0 0 
County Zoning 1.753 0 1,753 358 

Total 2921 4.424 (1..503) (321) 

Exhibit 114. Scenario Model , Comparison of Capacity of Existing Residential Land with Need for 
New Dwelling Units and Land Surplus or Deficit, Historical Mix, McMinnville UGB, 2021 to 2041 
Source: Burldallle Lands Inventory: Calculat1ons by ECONort11west ~ ote. Ot I 1s dwellrng unit. 

Capacity Demand 
capacity minus Approx. Land 

Zoning Districts 
(Dwelling Units) (Dwelling Units) 

Demand Surplus or (Deficit) 
(Dwelling Units) -Gross Acres-

R·l Single Family Residential 449 687 (238) (77) 

R-2 Single Family Residential 561 1968 (1.407) (327) 

R-3 Two Family Residential 28 247 (219) (46) 

R-4 Multiple-Family Residential 127 1522 (1.395) (229) 

O·R Office/ Residential 3 0 3 0 

C-3 General Commercial - 0 0 0 

County Zoning 1.753 0 1.753 358 

Total 2.921 4.424 (1.503) (320) 

Through realization of R-3 development opportunities on this site, additional dwelling units will be 
added to McMinnville's housing supply and will help meet the residential needs shown in Exhibit 
85. Although these rezoning requests are not subject to sub (B) it is yet instructive to note that 
the proposed zone changes are orderly and timely based on the pattern of development in the 
surrounding area and McMinnville's stated land use need. The development pattern in the 
surrounding area is varied. Specifically, adjacent land to the north is developed with the R-3 PD 
zoned Cypress Meadows First Addition residential subdivision and the southeastern corner 
of the R-3 PD zoned Kathleen Manor Manufactured Home neighborhood. Adjacent to the 
site's eastern edge is SW Cypress Lane beyond which is the R-4 zoned Harmony Fields 
Addition residential subdivision as well as other residentially developed unannexed land . 
Adjacent R-1 zoned rural residential development exists to the west and along most of the 
site's southern edge. This requested rezoning proposes to continue the adjacent R-3 base 
zoning further to the south to enable greater and compatible urban residential density than 
would otherwise be achievable. 

This area is well served by the established, existing sanitary and storm sewer systems as 
well as other public utilities which are available at the north and east edges of the project 
area and can be readily extended, as required by the City, to sufficiently serve the 
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proposed residential development. Please refer to graphic representations of existing 
adjacent public utility locations provided earlier in these findings. 

FINDING (17.74.020(A)-(C)): SATISFIED WITH CONDITIONS. 

A. SATISFIED WITH CONDITIONS. Please see the respective section of these findings 
that addresses the Goals and Policies of the Comprehensive Plan. For specific 
findings and conditions. 

B. NOT APPLICABLE. The land use designated for residential use on the plan map, 
and the proposed amendment concerns needed housing. 

C. SATISFIED WITH CONDITIONS. Utilities and services can be efficiently provided to serve 
the proposed uses or other potential uses in the proposed zoning district. As a condition of 
approval, a sewer capacity analysis may be required. 

In addition, a condition of approval requires the annexation to be finalized before the 
rezone is effective. 

Chapter 17.18. R-3 Medium-Density, 6,000 SF Lot Residential Zone 

17.18.010 Permitted Uses. In an R-3 zone, the following uses and their 
accessory uses are permitted: 

A. Tiny Houses, Single detached dwelling; 

B. Middle Housing 
1. Plexes: Duplex Dwelling, Triplex Dwelling, Quadplex Dwelling 

(minimum lot size of seven thousand square feet) 
2. Cottage Clusters 
3. Townhouses 

C. Single Room Occupancy - Small Housing 

D. Accessory Dwelling Unit (ADU) 

APPLICANT'S RESPONSE: Section 17.18.010 (A-D) is satisfied by this zone change request in 
that each of the two subject parcels are greater than the 6,000 square foot minimum lot size 
required by the R-3 zone and could each accommodate all of the dwelling unit types listed by this 
Section. Additionally, the development aim of this combined application submittal is to provide 
additional housing opportunities serving the broader community through development of the 
proposed subdivision. While the specific dwelling unit types and designs for each of the proposed 
lots have not been determined at this time, the lot size and dimensional standards of the R-3 zone 
make possible a range of dwelling unit types provided by 17.18.010 (A-D), most of which can be 
realized on each of the proposed R-3 lots. 
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17.18.030 Lot Size. In an R-3 zone the lot size shall not be less than six thousand 
square feet except as provided in Section 17.11.070(C), Table 1(C), 
Townhouses. 

17.18.040 Yard Requirements. In an R-3 zone, each lot shall have yards of the 
following size unless otherwise provided for in Section 17.54.050: 

A. A front yard shall not be less than fifteen feet, except as provided in 
Section 17. 11.030(C), Table 1(d), Cottage Clusters. 

8. A rear yard shall not be less than twenty feet, except as provided in 
Section 17.11.0J0(C), Table 1(f), Cottage Clusters. 

C. A side yard shall not be less than seven and one-half feet. An exterior 
side yard on the street side of a corner lot shall be not less than fifteen 
feet, except as provided in Section 17.11.0J0(C), Table 1(c), Cottage 
Clusters. 

17.18.050 Building Height. In an R-3 zone, a building shall not exceed a height of 
thirty-five feet. 

17.18.060 Density Requirements. In an R-3 zone, the maximum density for single 
attached dwellings may not exceed four dwelling units per 6,000 
square feet, whichever is less. Density maximums may not apply to 
any other permitted housing types, including accessory dwelling units. 

APPLICANT'S RESPONSE: Sections 17.18.030, 17.18.040 (A-C), 17.18.050 and 17.18.060 are 
satisfied by this rezoning request in that each of the two subject parcels are greater than the 
6,000 square foot minimum lot size required by the R-3 zone. 

Both of the existing single-family residences that are to remain on this development site are less 
than the maximum allowed building height of 35 feet. All other current on-site structures, except 
for incidental, zoning compliant garden shed type structures, will be removed prior to platting. 
The two residences and all remaining structures will comply with the setback requirements of the 
R-3 zone with one exception which pertains to the existing garage on the northern, annexation 
parcel. This garage currently sits approximately 3.5 feet from the parcel's north property line (an 
interior side lot line) . Section 17.18.040 (C) of the McMinnville Zoning Ordinance requires a 
minimum side yard setback of 7.5 feet. With approval of this parcel's attendant zone change 
application or subdivision application, the current garage placement immediately becomes a 
setback encroachment (a zoning non-conformity) and would violate the R-3 side yard setback 
requirements. The Comprehensive Plan prohibits approval of land use actions that create new 
zoning violations. To remedy this situation, this subject garage will be removed so as to not create 
a zoning violation and we welcome application of a condition of approval to this effect. 

These rezoning requests comply with the R-3 density requirements in that each of the two parcels 
to be rezoned are currently improved with only one residence each and are therefore not in 
excess of the residential density which the R-3 zone allows. Therefore, the requirements of these 
policies have been satisfied. 
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FINDING (CHAPTER 17.18): SATISFIED/NOT APPLICABLE. The permitted uses and 
development standards of the R-3 zone are not criteria for a zone change. However, the 
information provided by the applicant relative to these provisions of the R-3 zone is 
supporting information which helps demonstrate the Comprehensive Plan goals and 
policies are met for the rezone, that the proposed rezone addresses needed housing, and 
that the proposed rezone to R-3 won't (1) exclude needed housing; (2) unnecessarily decrease 
densities; or (3) require special conditions which would have the effect of discouraging needed 
housing through unreasonable cost or delay. 

Comprehensive Plan Volume II: 

The following 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, policies, 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 PROMO TE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING 
FOR ALL CITY RESIDENTS. 

Policy: 

60.00 Attached single dwellings and common property ownership 
arrangements (condominiums) shall be allowed in McMinnville to 
encourage land-intensive, cost-effective, owner-occupied dwellings. 

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 PR/VA TE SERVICES, AND THAT 
ALLOWS UNIQUE AND INNOVATIVE DEVELOPMENT TECHNIQUES 
TO BE EMPLOYED IN RESIDENTIAL DESIGNS. 

Policy: 

68.00 

Ordinance No. 5179 

The City of McMinnville shall encourage a compact form of urban 
development by directing residential growth close to the city center, 
to designated neighborhood activity centers, and to those areas 
where urban services are already available before committing 
alternate areas to residential use. 
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APPLICANT'S RESPONSE: Goals V 1 and V 2 and Policies 60.00 and 68.00 are satisfied by 
this zone change request in that its approval would make possible the review and approval 
of the companion subdivision application to provide the opportunity for additional housing 
stock to be added to the City. Upon development approval, the application of the Uniform 
Building Code guarantees the quality of the new, resultant housing. An urban level of 
services can be made available to adequately serve development on the site which is located 
within the urban growth boundary and adjacent to established residential development 
thereby promoting a compact urban form. Medium density residential development is also 
consistent with the adjacent and nearby development pattern as there are numerous R-3 
and R-3 PD zoned residential neighborhoods located directly north of the subject site. 

Policies: 

58.00 

71.00 

71.09 

71.10 

1. 

2. 

3. 

4. 

5. 

6. 
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City land development ordinances shall provide opportunities for 
development of a variety of housing types and densities. 

The City of McMinnville shall designate specific lands inside the urban 
growth boundary as residential to meet future projected housing 
needs. Lands so designated may be developed for a variety of 
housing types. All residential zoning classifications shall be allowed 
in areas designated as residential on the Comprehensive Plan Map. 

Medium and Medium-High Density Residential (R-3 and R-4) - The 
majority of residential lands in McMinnville are planned to develop at 
medium density range (4 - 8 units per net acre). Medium density 
residential development uses include small lot single-family detached 
uses, single family attached units, duplexes and triplexes, and 
townhouses. High density residential development (8 - 30 dwelling 
units per net acre) uses typically include townhouses, condominiums, 
and apartments. 

Areas that are not committed to low density development; 

Areas that have direct access from collector or arterial streets; 

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

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

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

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

The following factors should be used to define appropriate density 
ranges allowed through zoning in the medium density residential 
areas: 
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1. The density of development in areas historically zoned for medium and 
high density development,· 

2. The topography and natural features of the area and the degree of 
possible buffering from established low density residential areas; 

3. The capacity of the services; 

4. The distance to existing or planned public transit,· 

5. The distance to neighborhood or general commercial centers; and 

6. The distance from public open space. 

APPLICANT'S RESPONSE: Policies 58.00, 71.00, 71.09 (1-5) and 71.10 (1-6) are satisfied by this 
zone change request in that McMinnville's land development ordinance provides opportunities for 
development of a variety of housing types and densities; most of which are permitted within the 
requested R-3 zoning designation including single dwellings and common property ownership 
arrangements. The subject site is designated R (Residential) on the McMinnville Comprehensive 
Plan Map and R-3 is a supported zoning designation within the Residential Plan designation. 

Permitted uses within the R-3 zone include small lot single-family detached uses, single family 
attached units, duplexes, triplexes, and townhouses. While, at the time of this application submittal, 
we have not determined the specific dwelling type(s) intended for each of the proposed 
subdivision lots, most of the dwelling types permitted by the R-3 zone can be accommodated on 
many of the proposed lots which provides a wide range of potential dwelling type options in order 
to be responsive to market needs and realities at the time of development. 

While this site is not located close to the city center, it is located in an urbanizing area where public 
utilities are already available; all of which are stubbed at the northern edge of the site within the 
SW Emily Drive right-of-way and/or within the SW Cypress Lane right-of-way as shown below. 
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The surrounding area is not committed to low density development as can be seen on the City's 
zoning map depicting adjacent R-3 PD zoned residential developments to the north and R-4 zoned 
residential development located across SW Cypress Lane to the east; the few R-1 zoned parcels 
within the city limits to the west and south of the site are currently developed in more of a rural 
residential style and are not generally fully committed to urban low density use at this time. 

Although Policy 71.09 (2) directs R-3 (and R-4) zoned lands to be in locations having direct access 
from collector or arterial streets (or within 600 feet of a collector street), McMinnville's adopted 
TSP (Transportation System Plan) Exhibit 2-1 (provided below for graphic reference) 
designates the Future Local Street Connection to serve this site as being the southerly 
extension of the current temporary terminus of SW Emily Drive (a local street), with no direct 
public right-of-way connection to the adjacent SW Cypress Lane (a minor collector street). 
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This development proposal complies with the local street connection identified in 
McMinnville's adopted TSP. 

J 

\ 
1/ 

/ 
Future Local Street Connections 

McMinnville TSP 

/ ,I 

{transpo _·,. ,. _ ur 

l J 

Exh1b1t 
2-1 

Below is an enlarged portion of the Future Local Street Connections map provided above 
showing the intended southerly extension of SW Emily Drive to serve the site rather than a 
direct public street connection to SW Cypress Lane. 
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This site is virtually flat and there are no onsite flooding or poor drainage issues, and 
therefore no development limitations on this site. As will be shown in findings provided 
with the companion subdivision application (and incorporated here by this reference), 
existing adjacent facilities have the capacity to accommodate future residential 
development of this site. 

Being located adjacent to SW Cypress Lane, this site is located less than one-quarter mile 
from existing or planned public transportation as shown on Figure 3-4 of the Yamhill County 
Transit Development Plan (2018) Figure 6-17; additional numerous Figures within this 
Transit Plan also identify SW Cypress Lane as an existing public transit route. Further, this 
plan also identifies a public transit stop along the east side of SW Cypress Lane at the 
corner of SW Cypress Lane and SW Alexandria Street located some 500 feet north of the 
northeast corner of the site. Figure 6-17 is provided below for ease of reference. 

Figure 6-17 YCTA McMinnville and Newborg Local Service - including Summer 2018 lmmedialt Changes 
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Commercial shopping opportunities exist located along Highway 99W located some½ mile 
distance from the development site such that commercial walking opportunities exist within 
a reasonable distance and owning a vehicle can be optional. Community recreation 
opportunities are also readily available nearby this site since the established Discovery 
Meadows Park is located approximately 300 feet north of the site's northeastern corner; 
actual walking distance of approximately 900 feet (0.17 miles) from the current southern 
terminus of SW Emily Drive. 

Low density adjacent residential land is comprised of a handful of R-1 zoned parcels to the 
immediate west and south; only four of which abut the site. Five of the proposed subdivision lots 
(Lots 3, 4, and 8-10) will abut these four adjacent parcels. One of the proposed lots (Lot 8) is 
currently developed with a single-family residence and maintains an existing setback of 
approximately sixty feet (60-feet) from the adjacent offsite R-1 zoned parcel to the immediate 
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south. Additionally, the context of Policy 71.10 (2) speaks to the buffering of medium density 
development from established low density areas. Since some of the nearby R-1 zoned residential 
lots are fairly large and have developed in a more rural residential style, it is understood that this is 
not an establishedlow density area, rather an area where some infill or partitioning opportunity may 
yet remain (however, it is not within the scope nor obligation of this proposal to shadow plat 
potential offsite partitioning opportunities). Rather It is our position that the lot setbacks (buffers) 
required of residential development on lots zoned R-3 are sufficient so as to not negatively impact 
the four adjacent R-1 zoned parcels. 

Policy 

99.00 

1. 

2. 

3. 

4. 

5. 

An adequate level of urban services shall be provided prior to or 
concurrent with all proposed residential development. Services shall 
include, but not be limited to: 

Sanitary sewer collection and disposal lines. Adequate Municipal 
waste treatment plant capacities must be available. 

Storm sewer and drainage facilities (as required). 

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

Municipal water distribution facilities and adequate water supplies (as 
determined by City Water and Light). 

Energy distnbution facilities and adequate energy resource supplies. 

APPLICANT'S RESPONSE: Policy 99.00 (1-5) is satisfied by this proposal as adequate levels of 
sanitary sewer collection, storm sewer and drainage facilities, and municipal water distribution 
systems and supplies either presently serve or can be made available to adequately serve the site. 
Additionally, the Water Reclamation Facility has the capacity to accommodate flow resulting from 
development of this site. Required street improvements shall be provided prior to platting. Graphics 
demonstrating storm and sanitary sewer locations adjacent to this site have been provided in 
findings above for the annexation request and are incorporated here by this reference. 

FINDING (CHAPTER V. HOUSING AND RESIDENTIAL DEVELOPMENT): SATISFIED WITH 
CONDITIONS. The proposed zoning is R-3, described in this chapter and the Zoning Ordinance 
as "Medium Density." The applicant has provided findings that demonstrate the property is 
designated for residential use, and the proposed R-3 zoning of the subject property meets the 
locational policies for medium density zoning and timeliness policies provided in this chapter. As 
a condition of approval to address Policy 99.00(1), the applicant may be required to conduct a 
sewer capacity analysis. 
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Chapter VI. Transportation System 

GOAL VI 1: TO ENCOURAGE DEVELOPMENT OF A TRANSPORTATION SYSTEM THAT 
PROVIDES FOR THE COORDINATED MOVEMENT OF PEOPLE AND 
FREIGHT IN A SAFE AND EFFICIENT MANNER. 

Policy: 

11700 

119.00 

122.00 

The City of McMinnville shall endeavor to insure that the roadway 
network provides safe and easy access to every parcel. 

The City shall encourage utilization of existing transportation corridors, 
whenever possible, before committing new lands. 

The City of McMinnville shall encourage the following provisions for 
each of the three functional road classifications: [in part} 

3. Local Streets 

- Designs should minimize through-traffic and serve local areas 
only. 

Street widths should be appropriate for the existing and future 
needs of the area. 

Off-street parking should be encouraged wherever possible. 
- Landscaping should be encouraged along public rights-of-way. 

APPLICANT'S RESPONSE: Goal VI 1 and Policies 117.00, 119.00 and 122.00 are satisfied by 
this proposal in that, consistent with the McMinnville TSP, the submitted subdivision plan 
proposes to connect to the existing public street network by way of a southerly extension of 
SW Emily Drive (a local street) to serve the development site. Through using SW Emily Drive 
and having convenient access to SW Alexandria Street and SW Cypress Lane, this proposed 
development will be utilizing existing established transportation corridors. In line with the 
McMinnville TSP, direct access to SW Cypress Lane (a minor collector) will be limited to the 
two currently existing onsite residences and their existing driveways which currently connect 
directly to SW Cypress Lane. While the street design of the proposed SW Emily Drive 
extension will be addressed in more detail in findings provided for the subdivision application 
below, it is sufficient here to state that all City requirements for right-of-way improvement 
and street tree planting will be adhered to prior to the time of platting and development. 

Policy 

126.00 

12700 
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The City of McMinnville shall continue to require adequate off-street 
parking and loading facilities for future developments and land use 
changes. 

The City of McMinnville shall encourage the provision of off-street parking 
where possible, to better utilize existing and future roadways and rights­
of-way as transportation routes. 
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APPLICANT'S RESPONSE: Policies 126.00 and 127.00 are satisfied by these zone change 
proposals in that off-street parking will be provided equal to or in excess of the minimum number 
required to serve each residence at the time of residential construction. 

Policy 

130.00 

Finding: 

The City of McMinnville shall encourage implementation of the Bicycle 
System Plan that connects residential areas to activity areas such as the 
downtown core, areas of work, schools, community facilities, and 
recreation facilities. 

Policy 130.00 is satisfied by this zone change proposal in that designated exclusive bicycle 
facilities are not required by the Bicycle System Plan for this development. The TSP directs that 
local public streets are shared streets where vehicles and bicycles share the curb-to-curb 
dimension of the right-of-way. Additionally, public sidewalks will be required to be installed 
inclusive of Public Right-of-Way Accessibility Guidelines (PROWAG) as a condition of subdivision 
approval which will provide pedestrian connections between the site and the surrounding area. 

FINDING (CHAPTER VI. TRANSPORTATION SYSTEM): SATISFIED. Construction of 
transportation facilities consistent with these policies occurs in conjunction with development, 
not a zone change. 

Chapter Vil Community Facilities 

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

Policy: 

136.00 

139.00 

Ordinance No. 5179 

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

The City of McMinnville shall extend or allow extension of sanitary 
sewage collection lines with the framework outlined below: 

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

Effective Date: June 11, 2026 (30 days after council date) 
Page 44 of 128 



142.00 

143.00 

144.00 

145.00 

14700 

Ordinance No. 5179 

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

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

4. Extensions will implement applicable goals and policies of the 
comprehensive plan. 

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

The City of McMinnville shall encourage the retention of natural 
drainage ways for storm water drainage. 

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

The City of McMinnville, recognizing McMinnville Water and Light as 
the agency responsible for water system services, shall extend water 
services within the framework outlined below: 

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

2. Extensions promote the development patterns and phasing 
envisioned in the McMinnville Comprehensive Plan. 

3. For urban level developments within McMinnville, sanitary sewers 
are extended or planned for extension at the proposed 
development densities by such time as the water services are to 
be utilized; 

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

The City of McMinnville shall continue to support coordination 
between city departments, other public and private agencies and 
utilities, and McMinnville Water and Light to insure the coordinated 
provision of utilities to developing areas. The City shall also continue 
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151.00 

to coordinate with McMinnville Water and Light in making land use 
decisions. 

The City of McMinnville shall evaluate major land use decisions, 
including but not limited to urban growth boundary, comprehensive 
plan amendment, zone changes, and subdivisions using the criteria 
outlined below: 

1. Sufficient municipal water system supply, storage and distribution 
facilities, as determined by McMinnville Water and Light, are 
available or can be made available, to fulfill peak demands and 
insure fire flow requirements and to meet emergency situation 
needs. 

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

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

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

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

APPLICANT'S RESPONSE: Goal VII 1 and Policies 136.00, 139.00 (1-4), 142.00, 143.00, 
144.00, 145.00 (1-4), 147.00 and 151.00 (1-5) are satisfied by the request as, based on 
comments received from staff during our pre development meeting along with subsequent 
conversations regarding utility extension and facility capacity, adequate levels of sanitary 
sewer collection, storm sewer and drainage facilities, municipal water distribution systems 
and supply, and energy distribution facilities, either presently serve or can be made 
available to serve residential development of this site. Additionally, the Water Reclamation 
Facility has the capacity to adequately accommodate flow resulting from development of 
this site. Additional findings relative to these policies are found in those provided relative 
to the companion subdivision application below and are incorporated here by this 
reference. Administration of all municipal water and sanitary sewer systems guarantee 
adherence to federal, state, and local quality standards. The City of McMinnville shall 
continue to support coordination between city departments, other public and private 
agencies and utilities, and McMinnville Water and Light to insure the coordinated provision 
of utilities to developing areas and in making land-use decisions. 
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Policy 

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

APPLICANT'S RESPONSE: Policy 155.00 is satisfied in that emergency services 
departments presently and adequately serve the two existing residences on the existing 
development site in addition to adjacent residential development to the north, east and 
south of this site. Providing the same services to this site when developed to an R-3 
density will not overburden or diminish the ability of local emergency service departments 
to meet the needs of adjacent sites or McMinnville's urban area. 

GOAL VII 3: TO PROVIDE PARKS AND RECREATION FACILITIES, OPEN SPACES, 
AND SCENIC AREAS FOR THE USE AND ENJOYMENT OF ALL 
CITIZENS OF THE COMMUNITY. 

Policy 

163.00 The City of McMinnv!lle shall continue to require land, or money in lieu 
of land, from new residential developments for the acquisition and/or 
development of park/ands, natural areas, and open spaces. 

APPLICANT'S RESPONSE: Goal VII 3 and Policy 163.00 are satisfied in that park fees shall 
be paid for each dwelling unit at the time of building permit application as required by 
McMinnville Ordinance 4282. 

GOAL VIII 1: TO PROVIDE ADEQUATE ENERGY SUPPLIES, AND THE SYSTEMS 
NECESSARY TO DISTRIBUTE THAT ENERGY, TO SERVICE THE 
COMMUNITY AS IT EXPANDS. 

Policy 

173.00 

177.00 

The City of McMinnville shall coordinate with McMinnville Water and 
Light and the various private suppliers of energy in this area in making 
future land use decisions. 

The City of McMinnville shall coordinate with natural gas utilities for 
the extension of transmission lines and the supplying of this energy 
resource. 

APPLICANT'S RESPONSE: Policies 173.00 and 177.00 are satisfied in that McMinnville Water 
and Light and Northwest Natural Gas will be provided an opportunity to review and 
comment on this zone change proposal during this review process. In addition, no 
concerns have currently been raised by these service providers. 
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Policy 

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

APPLICANT'S RESPONSE: Policy 178.00 is satisfied in that we are proposing to amend the 
current zoning designations of this site from EF-80 and R-1 to R-3 to allow for increased 
urban residential density and opportunities for a wider choice of housing type thereby 
achieving a more compact form of urban development and energy conservation than would 
otherwise be possible. 

FINDING (CHAPTER VII. COMMUNITY FACILITIES AND SERVICES): SATISFIED WITH 
CONDITIONS. As a condition of approval, the applicant may be required to conduct a sewer 
capacity analysis. The applicant will be required to provide a final design for public facilities at the 
time of subdivision development. 

Chapter/X Urbanizallon 

Policy: 

187.40 The Great Neighborhood Principles shall guide long range planning 
efforts including, but not limited to, master plans, small area plans, and 
annexation requests. The Great Neighborhood Principles shall also 
guide applicable current land use and development applications. 

APPLICANT'S RESPONSE: Policy 187.40 specifies that McMinnville's Great Neighborhood 
Principles shall guide, in part, applicable current land use and development applications. 
While Great Neighborhood Principles are not explicitly required by this policy to be 
addressed as part of a zone change request, it is prudent and greater public transparency 
is achieved to proceed as though they do. It is noted that most of these principles are more 
widely suited to be addressed in the findings provided with the companion subdivision 
application and are so provided . 

APPLICANT'S ADDITIONAL RESPONSE: With the substitution of the phrase "zone change" 
for the word "annexation," findings relative to McMinnville's Great Neighborhood Principles 
to be provided here for the zone change request are essentially identical to the findings 
addressing the Great Neighborhood Principles (subsections 1 - 10) already provided 
specific to the companion annexation request above. Rather than duplicating those 
policies and findings at this location, they are incorporated and applicable here by this 
reference; this action is specific to Policy 187.50 (1-10) and its findings previously provided. 
These findings also incorporate Great Neighborhood Principle findings offered as part of 
the findings provided for the companion subdivision application below and are by this 
reference also incorporated here. 

[Excerpted Below]: 
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Policy: 

187.50 

1. 

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. 

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. 

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'S RESPONSE: _ There are no watercourses, sensitive lands, steep slopes or 
wetlands located within this annexation site. Peavey Reservoir and the southwest branch of 
Cozine Creek to the southwest are not located within the annexation area; nor are any 
portions located within the area represented by the companion zone change or subdivision 
applications. There are also no significant onsite natural features or landscapes since this 
site is virtually flat and has been used as a rural residential "yard" for over 100 years. 
Regarding vistas or skylines, the territoria l view from this property is to the west over 
adjacent rural land which recently burned as the result of a local brush fire. Views to the 
north, east and south are, or will be, that of urban residential neighborhoods. While there 
are no landmark trees identified on this site, there is a stand of fir trees located in the 
westernmost portion of the property that measures some 75 x 130 feet in size. Given their 
dense spacing and the age of the rural residential use of this site, it is difficult to determine 
if these trees are native to this property or if they were planted in the early 1900's 
commensurate with construction of the existing residence. Preservation of this stand of 
trees would result in the loss of about 1.5 building lots from the proposed subdivision. Given 
the location of the southerly extension of SW Emily Drive that is proposed and would be 
required by the City, preservation of this tree stand would eliminate residential development 
from the west side of the SW Emily Drive extension on this annexation site. In light of th is 
policy however, the applicant proposes to work with the City on potential individual tree 
retention without the loss of these proposed building lots which would equate to a loss of 
one-fifth (1/5th

) of the proposed subdivision's buildable lots. Policy 187.50 (1) and (2) has 
been satisfied. 

Policy: 

187.50 
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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. 

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). 

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. 

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. 

Ordinance No. 5179 

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 
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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. 

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. 

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). 

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 datly basis. 
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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. 
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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'S RESPONSE: While the topic of parkland dedication or a fee-in-lieu payment will 
be addressed further in findings provided as part of the subdivision application submittal, it 
is important to note here that the current McMinnville Parks, Recreation, and Open Space 
Master Plan (1999) does not call for the development of a Community or Neighborhood Park 
in this location. Moreover, this site is well served by utilization of the recreational space 
provided by the established Discovery Meadows Park located approximately 300 feet north 
of the annexation site's northeastern corner; actual walking distance of approximately 900 
feet (0.17 miles) from the current southern terminus of SW Emily Drive. The current Parks 
Master Plan Projected Park Needs map is reproduced here for your convenience. 
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An enlargement of a portion of that park plan map is provided below demonstrating that 
there are no projected parkland needs that directly impact the subject site. 
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As is detailed in the companion subdivision application submitted as part of this application 
package, the proposed residential development will see the extension of SW Emily Drive from its 
current temporary southerly terminus to serve the undeveloped portion of the project site. This 
public street extension will be designed and constructed to city standards resulting in an extension 
of the public street network that will be pedestrian, bike and other transit friendly to provide ease 
of use for people of all ages and abilities. Additionally, as part of Phase 2, a 10-foot wide 
pedestrian access tract with a hard surface five-feet in width will be provided adjacent to 
the south side of Lots 1 and 2 leading eastward from the southerly extension of SW Emily 
Drive to the eastern edge of the subdivision connecting SW Emily Drive with SW Cypress 
Lane with a pedestrian safe - pedestrian only walkway. 

The requested zoning designation for the 2.7 acre site is R-3. The lot sizes and dwelling 
types al lowable within the R-3 zone, by design, elicit a human scale to neighborhood design. 
The location of this annexation site, as well as the entire subdivision site, provide easy and 
convenient access to nearby activities (Discovery Meadows Park), education opportunities 
(Columbus Elementary School) and convenient access to the city's broader transportation 
network leading to commercial and professional areas (Highway 99W located some½ mile 
distance from the development area) such that owning a vehicle can be optional. 

The requested zoning designation for the subdivision site is that of the base zone of the 
adjacent residential neighborhood to the north thereby eliminating the need for additional 
residential buffers beyond that of the City's traditional R-3 zoned residential yard 
requirements. The urban-rural interface that exists along the western edge of the 
annexation area and the rural land beyond is limited to a distance of approximately 75-feet. 
The rural land beyond the annexation site's western edge is a small, captured area located 
between the annexation site, Peavey Reservoir and the Kathleen Manor Manufactured Home 
neighborhood. As the R-3 PD zoned Kathleen Manor Manufactured Home neighborhood 
abuts this captured rural piece of land for a distance of some 450 feet, and no additional 
buffer or design requirements were assessed to that development along this edge, it is our 
position that no such additional buffers or design requirements would be required of this 
annexation and development proposal and therefore achieve and maintain a cohesive and 
consistent residential design and pattern with the existing adjacent residential development. 
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It is prudent to mention the City's current, ongoing public review of the draft McMinnville 
Parks, Recreation and Open Space Plan (2024). At the time of the preparation of this 
application submittal, it is unclear if this new draft parks plan will have already been adopted 
by the City and therefore applicable to this application. In the interest of transparency and 
potential compliance obligations, we address the relationship between that draft plan and 
this development site here. 

The development area that is the subject of these combined applications is shown on Map 
4-1 (Developed Parks Service Area) of the Draft McMinnville Parks, Recreation and Open 
Space Plan to be located within a ¼ Mile Walk and also within a ½ Mile Walk from the 
Developed Park Service Area of Discovery Meadows Park. This signifies that the public park 
recreation needs of the entire subject development site is well served by Discovery 
Meadows Park. Regarding future park locations that might directly impact this development 
site, Map 5-1 (Future Parks & Recreation System) of the draft plan do not identify any portion 
of this site as being needed for any identified future park type. 

The requirements of Policy 187.50 (3-10) as applicable to this annexation application have 
been satisfied. 

Policy: 

187.50 

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. 

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. 

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. 
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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'S RESPONSE: Policy 187.50 (11-13) is satisfied by this request since the area 
proposed to be rezoned to R-3 would afford the opportunity for a variety of housing types 
to be constructed on this site upon subdivision approval and subsequent platting. The 
permitted residential dwelling unit types allowed by the R-3 zone, by design, provide 
housing opportunities for people and families with a wide range of incomes, and for people 
and families in all stages of life. Upon approval of the companion annexation and 
subdivision applications, development of this residential land will demonstrate residential 
construction exhibiting variety in building form and design employing environmentally 
friendly construction techniques and energy efficiency consistent with Great 
Neighborhood Design Principles as requi red by the City. Upon final approva l of this 
combined application, we endeavor to work with the City regarding Great Neighborhood 
Design elements as appropriate. 

GOAL Xl: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND 
USE DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 

Policy 

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

APPLICANT'S RESPONSE: Goal X1 and Policy 188.00 are satisfied in that McMinnville 
continues to provide opportunities for the public to review and obtain copies of the 
application materials and completed staff report prior to the holding of advertised public 
hearing(s). All members of the public have access to provide testimony and ask questions 
during the public review and hearing processes. Additionally, a public neighborhood 
meeting was held on June 6, 2024 to share the intent of these combined applications and 
to listen to attendee's ideas and concerns and to answer questions regarding this proposal. 
Detailed information regarding the neighborhood meeting is found in findings provided as 
part of the companion subdivision application and its findings and are incorporated here by 
this reference. 

FINDING (CHAPTER IX. URBANIZATION) SATISFIED. The proposed location, timing, and scale 
of the proposed rezone meet the urbanization criteria. Great Neighborhood Principles will be 
addressed in conjunction with subdivision development, although the size and scale of the infill 
nature of the development limits the scope of their applicability. 
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Annexation Agreement (Instrument #202506840) 
https:(lwww.mcminnvilleoregon.gov/sites/default/files/fileattachments/community_d 
eve/opment/page/26596/7.annexation.agreement_b .. cook_city_of.mcm.­
_finalrecorded.agreement.pdf 

APPLICANT'S REPSONSE: N/ A/ 

FINDING: SATISFIED WITH CONDITIONS. The applicant shall comply with all provisions 
of the annexation agreement. 

State Law 

OAR 660-012-0060. Transportation Planning Rule, Plan and Land Use Regulation 
Amendments 
https://secure.sos.state. or. us/oard/viewSingleRule.action ?rule VrsnRsn=292996 

APPLICANT'S RESPONSE: For the same reasons articulated in the annexation findings 
provided above, this proposed rezoning request must be found to be in compliance with 
the Oregon Administrative Rule (OAR) 660-012-0060, the Transportation Planning Rule 
(TPR). The intent of the TPR is to ensure that future land use and traffic growth is 
consistent with local transportation system planning and does not create a "significant 
effect" on the surrounding transportation network; should a "significant effect" be 
identified, various action(s) would be required to sufficiently mitigate the "effect." 

Utilizing the same type of analysis and comparison, it is helpful to note again that current 
conditions on the two subject parcels to be rezoned are that they are each currently 
developed with one single-family detached residence. The ITE manual identifies 9.43 daily 
trips for each single-family residence which brings the current total daily trips being 
generated from this two-parcel development site to 19 daily trips. 

To establish the current-condition maximum potential daily vehicle trips from the 1.8 acre 
R-1 zoned parcel, we use the adopted maximum density standard provided by Section 
17.11.070 (C) Table 1 (c) of the McMinnville Zoning Ordinance. This standard provides that 
Townhouse subdivision development allows a minimum lot size of 1,500 square feet. For 
this traffic calculation, we use Townhouse development since that is the most intensive 
residential land use allowed in the R-1 zone. At 1.8 acres in size, this parcel would 
theoretically be able to accommodate 55 Townhouse dwellings (78,408 square feet (1.8 
acres) / 6,000 square feet X four townhouse dwellings= 55 dwellings). 

Using the ITE average daily trip rate for single-family attached homes of 7.2 trips per unit 
yields a projected maximum of 396 daily trips from this site based on 55 theoretical 
Townhouse units. Adding this total to the maximum potential trip generation under current 
conditions on the annexation parcel (one single family residence) yields a total potential 
number of daily vehicle trips from the 2.7 acre development site under its two current 
zoning designations of 415 theoretical trips. This establishes the maximum number of 
potential trips from this development site based on current zoning conditions. 
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The other "bookend" of the TPR test is to calculate maximum transportation impact based 
on the requested rezoning of the site. With the entire 2.7 acre site being rezoned to R-3, 
the number of Townhouse dwellings that could theoretically be located on this site is 78 
Townhouse dwellings (117,612 square feet (2.7 acres)/ 6,000 square feet X four dwellings 
= 78 dwellings). Using the ITE average dai ly tr ip rate for single-family attached homes of 
7.2 trips per unit yields a projected maximum of 561 daily trips from this entire site based 
on 78 theoretically potential Townhouse units. 

The difference between the maximum existing conditions potential traffic generation (415 
trips) and the 561 trip post-rezoning total is 146 daily trips. These 146 trips are less than 
the 400 allowed by the TPR for identifying a "significant effect" on the transportation 
system and this rezoning request is therefore within the compliance threshold provided by 
the TPR. 

FINDING (OAR 660-012-0060): SATISFIED. A City's Transportation System Plan 
generally looks at the land use plan over a planning period of approximately 20 years, the 
transportation system needed to support development by the end of the planning horizon, 
performance standards for the transportation system, and capital projects needed to serve 
the development and achieve the performance standards over the planning horizon. This 
is often addressed by standards for "level of service" or "volume to capacity ratio" of 
intersections during a peak hour. OAR 660-012-0060 provides that for a plan amendment 
or change to a land use regulation, there is analysis to determine if the transportation 
system is still adequate to meet the performance standards to serve the land use plan as 
amended based on the land use and capital projects in the TSP at the end of the planning 
horizon. 

The analysis considers the "reasonable worst case scenario" for use and development 
under existing and proposed zoning, and compares the net difference. The first step is to 
determine if there would be a "significant effect", usually meaning the net change would 
cause a performance standard to longer be met by the end of the planning period for one 
or more transportation facilities, typically intersections. If there would be a significant 
effect, then a City must take one of a series of actions. Most common is a requirement for 
mitigation to offset the significant effect. ODOT and DLCD have established guidance for 
thresholds that would be considered de minimum regarding determination of "significant 
effect," as applied to state faci lities. If below the threshold, there is a presumption that 
there would not be a "significant effect." The City has established a similar policy for when 
traffic analysis is required. Except in certain safety-related circumstances, the threshold 
is 20 peak hour trips or 200 average daily trips. The appl icant's analysis shows a net 
increase of approximately 146 average daily weekday trips. Peak hour trips can also be 
calculated, and a rule of thumb for estimates is that peak hour trips are approximately 10 
percent of daily trips, in this case approximately 14.6 peak hour trips. This is below the 
City's threshold for transportation analysis. 

Subdivision Tentative Plan (S 2-24) 
The criteria for the Subdivision Tentative Plan are addressed in the order below, which is 
different than presented in the application submittal: 
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• Zoning Ordinance 17.53.073. Preliminary Approval of Tentative Subdivision Plan. 
This section requires conformance with the requirements of Chapter 17.53. The 
standards in Chapter 17.53 are provided in several subsections. 

o 17.53. Subsections - Subdivision/Land Division Standards 
• Zoning Ordinance - Other Provisions 

o Chapter 17.03. General Provisions 
o Chapter 17.11. Residential Design and Development Standards 
o Chapter 17.18. R-3 Zone 
o Chapter 17.58. Trees 
o Chapter 17.60. Off-Street Parking and Loading 
o Chapter 17.65. Historic Preservation 
o Chapter 17.72. Applications and Review Process 

• Comprehensive Plan. 
• Annexation Agreement. 
• State Law. 

o OAR 660-012-0060. Transportation Planning Rule, Plan and Land Use 
Regulation Amendments. 

McMinnville Zoning Ordinance 

Chapter 17.53. Land Division Standards 

17.53.073 Preliminary Approval of Tentative Subdivision Plan. 

A. It shall be the responsibility of the Engineering Department and Planning Department to 
review a tentative plan to ensure that it substantially conforms to the requirements of this 
chapter prior to the submittal of the plan to the Commission. The Planning Director may 
refuse to submit a tentative plan to the Commission if it is found that it does not 
substantially conform to the chapter requirements. 

B. Upon finding that a tentative plan substantially conforms to the requirements of this 
chapter, the Planning Director shall either approve the plan or approve the plan with 
conditions (for subdivisions with up to 10 lots). When the plan is for a subdivision with 
more than 10 (ten) lots, the plan along with the reports of appropriate officials and 
agencies shall be submitted to the Commission for review at its earliest practicable 
meeting. 

C. The decision of the Planning Director may be appealed to the Planning Commission as 
provided in Section 17.72.170. The decision of the Planning Commission may be appealed 
to the City Council as provided in Section 17.72.180. Approval of the tentative plan shall 
indicate approval for preparation of the final plat if there is no substantial change in the 
plan of the subdivision and if the subdivider complies with the requirements of this 
chapter. 

APPLICANT'S RESPONSE: N/ A. 

FINDING (17.53.073): SATISFIED WITH CONDITIONS. Subject to conditions of approval, 
the applicant's narrative and submitted plans demonstrate that the tentative plan 
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substantially conforms to the requirements of Chapter 17.53. The applicant's original 
application was submitted concurrently with the annexation application. To address 
requirements for the annexation agreement and application completeness review, some 
modifications were made to the plans. Where there are conflicts in what is described in 
the narrative vs. the revised plans, the revised plans are the applicable documents. 
Conformance with the requirements of Chapter 17.53 is addressed below relative to the 
specific standards and requirements, together with any conditions of approval necessary 
for conformance with the requirements of this Chapter and other applicable criteria. 

Chapter 17.53. Land Division Standards 

Approval of Street and Ways (17.53.100-140) 

Section 
17.53.100 

C. 

Creation of Streets 

An easement providing access to property, and which is created to 
allow the partitioning of land for the purpose of lease, transfer of 
ownership, or building development, whether immediate or future, 
shall be in the form of a street in a subdivision, except that a private 
easement to be established by deed without full compliance with 
these regulations may be approved by the Planning Director under the 
following conditions: 

1. If it is the only reasonable method by which the rear portion of 
a lot being unusually deep or having an unusual configuration 
that is large enough to warrant partitioning into two more new 
parcels, i.e., a total of not more than three (3) parcels 
including the original may then exist, that may be provided 
with access and said access shall be not less than 15 (fifteen) 
feet in width and shall have a hard surfaced drive of 10 (ten) 
feet width minimum,· 

2. The Planning Director shall require the applicant to provide for 
the improvement and maintenance of said access way, and to 
file an easement for said access way which includes the right 
to passage and the installation of utilities. Such requirements 
shall be submitted to and approved by the City Attorney. 

3. Access easements shall be the preferred form of providing 
access to the rear lots created by partition if the alternative is 
the creation of a flag lot. 

APPLICANT'S REPSONSE: The criteria of 17.53.100(C) of this Section is satisfied in that, a 
private fifteen-foot wide access easement is proposed to cross the northern portion of Lot 
3, beginning at its right-of-way edge and extending to its western edge, for the benefit of 
Lot 4. This proposed access easement is a result of the subject site's shape and 
dimensions in combination with the need to align a proposed local street extension in a 
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manner that provides access through the site from the temporary southerly barricade on 
SW Emily Drive. This alignment also provides for the opportunity for a residence(s) to be 
constructed in the far northwest corner of this proposed subdivision. The 15-foot wide 
private access easement is proposed to be improved with a minimum hard surfaced drive 
of 10 (ten) feet in width for the full length of the easement. 

Due to the site's shape, size and the TSP directed public street extension obligation, it is 
necessary and within zoning ordinance allowance that Lots 6 and 7 will be provided 
vehicular access by way of a twenty-foot wide private access tract as part of Phase 2. This 
tract will extend eastward from the dedicated right-of-way edge to the western edge of 
Lot 7 and be located along the northern edges of Lots 5 and 6 and be held in common. 

Section 

1753.101 Streets 

A. 

B. 

Ordinance No. 5179 

General. The location, width, and grade of streets shall be considered 
in their relation to existing and planned streets, to topographical 
conditions, to public convenience and safety, and to the proposed use 
of the land to be served by the streets. Where location is not shown 
in a comprehensive plan, the arrangement of streets in a subdivision 
shall: 

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

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

3. Maximize potential for unobstructed solar access to all lots or 
parcels. Streets providing direct access to abutting lots shall 
be laid out to run in a generally east-west direction to the 
maximum extent feasible, within the limitations of existing 
topography, the configuration of the site, predesigned future 
street locations, existing street patterns of adjacent 
development, and the preservation of significant natural 
features. The east-west orientation of streets shall be 
integrated into the design. 

Rights-of-way and street widths. The width of rights-of-way and 
streets shall be adequate to fulfill city specifications as provided in 
Section 1753. 151 of this chapter. Unless otherwise approved, the 
width of rights-of-way and streets shall be as shown in the following 
table: 
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C. 

D. 

Where existing conditions, such as the topography or the size or shape 
of land parcels, make it otherwise impractical to provide buildable lots, 
the Planning Commission may accept a narrower right-of-waY, 
ordinarily not less than 50 (fifty) feet. If necessarY, special slope 
easements may be required. 

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

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

APPLICANT'S REPSONSE: The requirements of Section 17.53.101 (A-D) are satisfied as 
follows. The planned street layout provides for the southerly continuation of SW Emily 
Drive to serve the site. Due to existing adjacent development south of the site which is 
currently served by a private joint paved access intersecting SW Cypress Lane, SW Emily 
Drive is designed to terminate in a cul-de-sac in the southern portion of the subject site. 
There are no fully undeveloped adjacent lands for this site to provide street stubs to or to 
otherwise connect to. As stated previously in findings submitted as part of the 
subdivision's companion applications, McMinnville's adopted TSP (Transportation System 
Plan) Exhibit 2-1 (provided in findings above for graphic reference) designates the Future 
Local Street Connection to serve this site as being the southerly extension of the current 
temporary terminus of SW Emily Drive (a local street), with no direct public right-of-way 
connection to the adjacent SW Cypress Lane (a minor collector street). This proposed 
street plan complies with the local street connection identified in McMinnville's adopted 
TSP. There are no topographical or other constraints to make compatibility or conformance 
of the proposed street design impractical relative to required standards. The proposed 
extension of SW Emily Drive is identified as a local residential street and, upon permitting, 
will be constructed to full City standards for this type of street within a 50-foot public right­
of-way (excepting requirements of the larger cul-de-sac bulb right-of-way dimension) 
according to the City's Complete Street Design Standards for local streets. 

Regarding solar access, and as provided above in findings submitted as part of the 
subdivision's companion applications, this plan proposes to align the site's new internal 
local public street with the current temporary terminus of SW Emily Drive which is located 
at the northern edge of the annexation parcel. Due to the location and configuration of the 
site, a predesignated future street location (Exhibit 2-1 of McMinnville's adopted 
Transportation System Plan as provided elsewhere in these findings) and the existing 
street pattern of the adjacent development to the north, SW Emily Drive will be extended 
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southward to served future lots on this site which will suffice and satisfy Volume l's 
encouragement of solar access for this proposed subdivision as far as is practicable. 
Opportunities for an alternative east-west street layout are not viable or possible on this 
site. The proposed street layout promotes a municipally compliant street alignment and 
increased local street connectivity to currently underserved land and the proposed lots are 
provided the potential for unobstructed solar access to the maximum extent feasible. 

We are not proposing the creation of a reserve strip on land adjacent to the southern edge 
of Phase I commensurate with the partial extension of SW Emily Drive. The recording of 
such instrument would be very quickly eliminated as soon as the construction of Phase 2 
begins. However, we also do not object to the City requiring this reserve strip as a 
condition of approval for this subdivision if the City determines that it is warranted. 

The submitted tentative subdivision plan shows that the proposed extension of SW Emily 
Drive is correctly aligned with the current temporary terminus of SW Emily Drive by 
continuation of the center line of the established SW Emily Drive. And, as there are no 
proposed street intersections in this plan, there are no proposed staggered or improperly 
aligned street intersections. 

Section 

17.53.101 Streets 

I. Cul-de-sacs. A cul-de-sac shall be as short as possible and shall have 
a maximum length of 400 feet and sere not more than 18 (eighteen) 
dwelling units. A cul-de-sac shall terminate with a turnaround. 

APPLICANT'S RESPONSE: The proposed cul-de-sac length measures approximately 125 
feet in length from the site's northern boundary to the top of the cul-de-sac bulb along the 
extension's east side. This length, when measured to the back of the cul-de-sac bulb is 
approximately 215 feet. If the measurement of the cul-de-sac length is to include the 
existing portion of SW Emily Drive northward to its intersection with SW Emily Court, the 
maximum length of the proposed cul-de-sac would be approximately 355 feet which is 
shorter than the allowable 400-foot maximum cul-de-sac length. Additionally, 9 of the 10 
lots are proposed to be served solely by SW Emily Drive (Lot 8 will have dual access onto 
Emily Drive and Cypress Lane). This Section limits the total number of dwelling units taking 
access from this cul-de-sac street to only 18 dwelling units. An assumption that single­
family detached dwellings would result on each of these 10 lots leaves an opportunity for 
only eight additional dwelling units to be accommodated within this subdivision. Should 
the City determine to include the four existing dwelling units presently located on Emily 
Drive south of its intersection with Emily Court as part of the 18 allowable "cul-de-sac" 
units, this would leave the applicant an ability to a capacity of only four additional dwelling 
units that could be located on these subdivision lots before the maximum of 18 dwelling 
units is reached. [The maximum number of detached dwelling units may actually be higher 
than 18 as the McMinnville TSP states in Table 2-1 - Cul-de-sac, that a cul-de-sac street 
shall serve a "maximum of 20 single-family houses."] On this matter, we welcome and 
support the City's determination and direction as to how many total dwelling units will be 
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allowed to be constructed within this subdivision. Section 17.53.202 (I) is satisfied by this 
proposal. 

Section 

1753.101 Streets 

K Street names. Except for extensions of existing streets, no street 
name shall be used which will duplicate or be confused with the names 
of existing streets. Street names and numbers shall conform to the 
established pattern in the City. Street names shall be subject to the 
approval of the Planning Director. The naming of new streets with 
names of local historic significance and/or where appropriate in 
alphabetical order is encouraged. 

APPLICANT'S RESPONSE: Section 17.53.101(K) is satisfied in that the extension of SW 
Emily Drive is proposed to continue with the name of SW Emily Drive. We will support the 
City's decision should the City determine that the name of this proposed extension should 
become SW Emily Court. 

Section 

17.53.101 Streets 

S. Sidewalks. Along arterials and along major collectors with bike ways in 
commercial areas, sidewalks shall be eight (8) feet in width or, where 
less than eight (8) feet of right-of-way is available, shall extend to the 
property line and be located adjacent to the curb. Sidewalks in all 
other locations shall be five (5) feet in width and be placed one (1) foot 
from the right-of-way line. Sidewalks adjacent to a cul-de-sac bulb 
shall be located adjacent to the curb. 

APPLICANT'S RESPONSE: Section 17.53.101 (S) is satisfied in that, as shown on the 
submitted tentative subdivision plan, sidewalks along the throat of the cul-de-sac will be 
separated from the curb by a five-foot wide park strip, be located one-foot from the right­
of-way line and be five-feet in width. Sidewalks within the cul-de-sac bulb are to be curb­
tight and also five-feet in width. 

Section 

1753.101 Streets 

T. Park Strips. Park strips shall be provided between the curb and 
sidewalk along both sides of all streets except (a) commercial arterial 
and collector streets, in which case street trees may be placed in tree 
wells as specified by the McMinnville Street Ordinance,· or (b) cul-de­
sac bulbs. Street trees shall be planted and maintained within the park 
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strip as specified in Chapter 1758 (Trees) of the McMinnville Zoning 
Ordinance 

APPLICANT'S RESPONSE: Section 17.53.101 (T) is satisfied in that the submitted 
subdivision plans 5-foot wide park strips located between the curb and sidewalk along the 
throat of the cul-de-sac and that sidewalks within the cul-de-sac bulb are to be curb-tight. 
Street trees shall be planted and maintained within the park strip as specified in Chapter 
17.58 (Trees). 

Criteria not Applicable: The following subsections of Section 17.53.101 are not 
applicable to this request as these circumstances do not exist within or 
adjacent to this proposal: 

E. 
F. 
G. 
H. 
J. 
L. 
M. 
N. 
0. 
P. 
Q. 
R. 
U. 

Section 
1753.103 

A. 

B. 

Future extension of streets 
Intersection angles 
Existing streets 
Half streets 
Eyebrows 
Grades and curves 
Streets adjacent to a railroad right-of-way 
Frontage roads/streets 
Alleys 
Private way/drive 
Bikeways 
Residential Collector Spacing 
Gates 

Blocks 

General. The length, width, and shape of blocks shall take into 
account the need for adequate lot size and street width and shall 
recognize the limitations of the topography. 

Size. No block shall be more than 400 feet in length between street 
corner lines or have a block perimeter greater than 1,600 feet unless 
it is adjacent to an arterial street, or unless the topography or the 
location of adjoining streets justifies an exception. The recommended 
minimum length of blocks along an arterial street is 1,800 feet. 

APPLICANT'S RESPONSE: As shown on the submitted tentative subdivision plan, Section 
17.53.103(A-B) is satisfied in that planned street alignment and extension proposes only 
one cul-de-sac extension. As previously mentioned, at its longest possible dimension, this 
cul-de-sac block is less than 400-feet in length even when measured from the intersection 
of SW Emily Drive and SW Emily Court and measured to the back of the cul-de-sac bulb. 
The maximum block perimeter measurement does not apply to this proposal. 
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Section 
17.53.103 

C. 

Easements 

Easements. 

1. Utility lines. Easements for sewers, water mains, electric lines, 
or other public utilities shall be dedicated whenever necessary. 
The easements shall be at least 10 (ten) feet wide and centered 
on lot lines where possible, except for utility pole tieback 
easements which may be reduced to six (6) feet in width. 
Easements of 10 (ten) feet in width shall be required along all 
rights-of-way. Utility infrastructure may not be placed within 
one foot of a survey monument location noted on a subdivision 
or partition plat. The governing body of a city or county may 
not place additional restrictions or conditions on a utility 
easement granted under this chapter. 

APPLICANT'S RESPONSE: Section 17.53.103 (C)(1) is satisfied in that ten-foot wide public 
utility easements will be provided adjacent to the proposed public right of way to 
accommodate the installation of utilities as necessary. Other easements necessary to meet 
utility and service provision needs will also be recorded to adequately serve each lot. 

Section 
17.53.103 

C. 

Easements 

Easements. 

2 Water courses. If a subdivision is traversed by water courses 
such as a drainage way, channel, or stream, there shall be 
provided a storm unit easement or drainage right-of-way 
conforming substantially with the lines of the water course and 
of such width as will be adequate for the purpose, unless the 
water course is diverted, channeled, or piped in accordance 
with plans approved by the City Engineer's office. Streets or 
parkways parallel to major water courses may be required. 

APPLICANT'S RESPONSE: This proposal complies with and satisfies Section 
17.53.103(C)(2) as this site is not traversed by water courses such as a drainage way, 
channel or stream. 

Section 
1753.103 Easements 

3 Pedestrian ways. When desirable for public convenience, safety, or 
travel, pedestrian ways not less than 10 (ten) feet in width may be 
required to connect to cul-de-sacs, to pass through unusually long or 
oddly shaped blocks, to connect to recreation or public areas such as 
schools, or to connect to existing or proposed pedestrian ways. 
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APPLICANT'S RESPONSE: As shown on the proposed tentative subdivision plan, Section 
17.53.103(C)(3) is satisfied in that a pedestrian way in the form of a Tract, in addition to 
those provided by the construction of public sidewalks to City standards, is proposed to 
connect otherwise disconnected streets. While there is no opportunity to provide a 
pedestrian way connection to a recreation or public area such as a school or to connect to 
either existing or other proposed pedestrian ways, the nonvehicular transportation in 
McMinnville will yet be enhanced by this connection. Additional pedestrian connections 
due to overly long block length is not a concern in this proposal for reasons previously 
mentioned. Continuous public sidewalks constructed within the public right-of-way to City 
specifications shall be provided along both sides of the proposed right-of-way and shall 
connect to the existing public sidewalks adjacent to this site to the north thereby providing 
additional opportunities for continuous pedestrian circulation both within the proposed 
neighborhood and the surrounding street system. Therefore, this criterion is met. 

Section 
17.53.105 

A. 

Lots 

Size and shape. Lot size, width, shape, and orientation shall be 
appropriate for the location of the subdivision and for the type of use 
contemplated. All lots in a subdivision shall be buildable. 

1. Lot size shall conform to the zoning requirement of the area. 
Depth and width of properties reserved or laid out for 
commercial and industrial purposes shall be adequate to 
provide for the off-street parking and service facilities required 
by the type of use contemplated. The depth of lot shall not 
ordinarily exceed two times the average width. 

APPLICANT'S RESPONSE: As shown on the submitted tentative plan the proposed lots 
are generally rectangular in shape and are all buildable as per the requirements of the 
requested zoning designation. All lots comply with Subsection 1 above in that the depth of 
each lot does not ordinarily exceed two times its average width with one exception. Lot 2 
exceeds this standard by approximately 15 percent with a lot width of approximately 75 
feet and a lot depth of approximately 161 feet (or an "excess" depth of about 11 feet). 

At this point, it is important to note the precise wording of this subject portion of 
17.50.105(A)(1) which is that "the depth of lot shall not ordinarily exceed two times the 
average width." [emphasis added] The word "ordinarily" is meaningful in this context and 
this word was placed in this standard for a reason which is to provide relief to the desired 
dimensional lot ratio when atypical site considerations prevail. To look closely, the word 
"ordinarily" evokes a standard or practice of something being rather common and routine. 
In fact, for something to be ordinary, it evokes the majority and not the exception. 

In the proposed subdivision, one lot out of ten slightly exceeding this recommended 
standard is by no means ordinaryas the widths of lots in this proposed subdivision do not 
ordinarilyexceed two times the average width and all proposed lots remain buildable. This 
dimensional standard has been satisfied. 
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Section 
1753.105 

B. 

Lots 

Access. Each lot shall abut upon a street other than an alley for a 
width of at least 25 (twenty-five) feet or shall abut an access 
easement which in turn abuts a street for at least 15 (fifteen) feet if 
approved and created under the provisions of 17.53.100(C). Direct 
access onto a major collector or arterial street designated on the 
McMinnville Comprehensive Plan Map shall be avoided for all lots 
subdivided for single-family, common wall, or duplex residential use, 
unless no other access point is practical. 

APPLICANT'S RESPONSE: As shown on the submitted subdivision plan each lot will abut 
a public street for a width of at least 25 (twenty-five) feet with the exception of Lots 4 and 
6 and which will be provided compliant means of alternative access as described previously 
in these f indings and incorporated here. There will be no direct access onto a major 
collector or arterial street as no such designated street is within or adjacent to the subject 
site . Therefore, Section 17.53.105 (B) is satisfied. 

Section 
1753.105 

C. 

Lots 

Through lots. Through lots shall be avoided except where they are 
essential to provide separation of residential development from major 
traffic arteries or adjacent nonresidential activities, or to overcome 
specific disadvantages of topography and orientation. A planting 
screen and at least 10 (ten) feet wide, and across which there shall 
be no right of access, may be required along the line of lots abutting 
such a traffic artery or other incompatJble use. 

APPLICANT'S RESPONSE: As demonstrated on the submitted tentative subdivision plan, 
there are no through streets proposed as part of this request. Section 17.53.105(C) has 
been satisfied. 

Section 

17.53.105 
D. 

Lots 
Lot side lines. The side lines of lots, as far as practicable, shall run at 
right angles to the street upon which the lots face. 

APPLICANT'S RESPONSE: As shown on the submitted tentative subdivision plan, all side 
lines of lots run at right angles to the street upon which the lots face as far as practicable. 
Due to the size and configuration of the site and the necessary street design, Lots 5 and 8 
located on the east side of the cul-de-sac bulb will necessarily each have one side lot line 
not set at a right angle with the street (this one lot line is shared in common by Lots 5 and 
8). Section 17.53.105 (D) is satisfied by this proposal. 
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Section 

17.53.105 
E. 

Lots 
Flag lots. The creation of flag lots shall be discouraged and allowed only 
when it is the only reasonable method of providing access to the rear 
of a lot which is large enough to warrant partitioning or subdividing. 

APPLICANT'S RESPONSE: A flag lot is defined in Chapter 17.06 of the McMinnville Zoning 
Ordinance as "A lot by which access to the nearest public or private street is gained by 
means of a narrow strip of land not less than 25-feet in width." It is important to note that 
Lot 4 is not a flag lot as its access is to be provided by way of a 15-foot wide private access 
easement recorded across the northern edge of Lot 3 for the benefit of Lot 4. Therefore, 
there are no flag lots proposed as part of this subdivision development plan. Therefore, 
Section 17.53.105 (E) is satisfied. 

Improvements (17.53.150-153) 

Sections 
17.53.151 

A. 

B. 

C. 

D. 

17.53.153 

A. 

B. 

C. 

D. 

Ordinance No. 5179 

Specifications for Improvements. The City Engineer has submitted 
and the City Council has adopted the standard specifications for 
public works construction, Oregon Chapter A.P. WA., and has included 
those special provisions that are, by their very nature, applicable to 
the City of McMinnville. The specifications cover the following: 

Streets, including related improvements such as curbs and gutters, 
shoulders, and median strips, and including suitable provisions for 
necessary slope easements,· 

Drainage facilities,· 

Sidewalks in pedestrian ways,· 

Sewers and sewage disposal facilities. 

Improvement Requirements. The following improvements shall be 
installed at the expense of the subdivider: 

Water supply system. All lots within a subdivision shall be served by 
the City water supply system. 

Electrical system. All lots within a subdivision shall be served by the 
City electrical system. 

Sewer system. All lots within a subdivision shall be served by the City 
sewer system. 

Drainage. Such grading shall be performed and drainage facilities 
installed conforming to City specifications as are necessary to provide 
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proper drainage within the subdivision and other affected areas in 
order to assure healthful, convenient conditions for the residents of 
the subdivision and for the general public. Drainage facilities in the 
subdivision shall be connected to drainage ways or storm sewers 
outside the subdivision. Dikes and pumping systems shall be 
installed, if necessary, to protect the subdivision against flooding or 
other inundations. 

E. Streets. The subdivider shall grade and improve streets in the 
subdivision, and the extension of such streets to the paving line of 
existing streets with which such streets intersect, in conformance 
with City specifications. Street improvements shall include related 
improvements such as curbs, intersection sidewalk aprons, street 
signs, gutters, shoulders, and median strips to the extent these are 
required. 

F. Pedestrian ways. A paved sidewalk not less than five (5) feet wide 
shall be installed in the center of pedestrian ways. 

G. Private way/drive. The subdivider shall grade and improve to conform 
to City specifications in terms of structural standards. 

H. Street trees consistent with the requirements of Chapter 17.58 of the 
McMinnville Zoning Ordinance and an approved street tree plan for 
the subdivision. 

APPLICANT'S RESPONSE: Sections 17.53.151 (A)-(D) and 17.53.153 (A)-(H) are satisfied 
in that the City Council has adopted the specifications referenced in these Sections as 
being applicable to and to be administered by the City of McMinnville. As shown on the 
submitted tentative subdivision plan all lots shall be served by municipal facilities which will 
also generally connect to such existing systems currently located adjacent to subdivision 
to the north. If accepted by the City it is desired that: 1) storm water from Lot 4 drain 
westward to the Peavey basin similar to current storm water drainage from the existing 
residences west of and outside of the proposed subdivision which will continue their 
westward flow toward the Peavey Reservoir; and, 2) storm water from Lots 6 and 7 are 
proposed to drain eastward to SW Cypress Street which is the current flow direction of 
Lots 1 and 8 now. No private ways or drives are proposed within the subject site; the 
private tracts (pedestrian and vehicular) to be constructed in Phase 2 are not classified as 
a private way or drive. 

Dedication and improvement of the public street shall occur as required by City standards 
inclusive of curbs and gutters, five-foot wide sidewalks and curbside planter strips in the 
throat of the cul-de-sac, with the public sidewalk within the bulb portion of the cul-de-sac 
being curb-tight. Upon approval of this request, a street tree planting plan shall be required 
as a condition of its approval which will require submittal of a plan to be reviewed for 
approval by the Landscape Review Committee. Additional findings relative to site drainage 
are found at 17.53.103(C)(2) above and are incorporated here by this reference. 
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FINDING (CHAPTER 17.53-TENTATIVE PLAN): SATISFIED WITH CONDITIONS. Subject 
to the conditions of approval, the proposed tentative plan complies with the standards of 
Chapter 17.53. Approval of civil plans and construction of the required improvements will 
achieve compliance with the "Improvements" provisions of the chapter. 

17.53.075 Submission of Final Subdivision Plat. 

Within 12 (twelve) months after approval of the tentative plan, the subdivider shall 
prepare a final plat in conformance with the tentative plan as approved. The 
subdivider shall submit the original drawing and two exact copies and any 
supplementary information to the City Engineer. Approval of the tentative 
subdivision plan shall be valid for a one-year period from the effective date of 
approval. Upon written request, the Director may approve a one-year extension of 
the decision. Additional extensions shall require the subdivider to resubmit the 
tentative plan to the Planning Commission and make any revisions considered 
necessary to meet changed conditions 

APPLICANT'S RESPONSE: N/ A 

FINDING (CHAPTER 17.53-SUBMISSION OF FINAL PLAT): SATISFIED WITH 
CONDITIONS. The applicant is proposing a 2-phase subdivision. Chapter 17.53 doesn't 
address phasing relative to expiration. The applicant shall complete the phases 
consistent with the phasing schedule specified in the conditions of approval. 

Chapter 17. 03. General Provisions 

Section 

1703.020 Purpose 

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

APPLICANT'S RESPONSE: Section 17.03.020 is satisfied by this request for the reasons 
enumerated in the conclusionary findings for approval of this subdivision request. 

FINDING (CHAPTER 17.03): SATISIFIED. This is achieved through compliance with the 
applicable standards and Comprehensive Plan provisions. 
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17.11. Residential Design and Development Standards 

Sections 

1711.010 Purpose 

This chapter provides residential development and design standards for all 
housing types permitted in McMinnville's residential and commercial zones. 

17.11.011 Applicability. 

The residential design and development standards in this chapter are 
applicable to all new housing construction, residential conversions, and new 
additions that comprise 50% or more of the structure. 

APPLICANT'S RESPONSE: Sections 17.11.010 and 17.11.011 are applicable to this subdivision 
proposal in that the end goal of this proposed development is for the provision of new residential 
dwelling units. The type of dwellings, size and configuration of lots and design of the dwelling 
units will comply with these Residential Design and Development Standards through review and 
approval of this subdivision request and subsequent building permit applications for future 
dwellings. 

Sections 

1711.020 Tiny Houses-Table 1 

1711.030 Cottage Cluster- Table 1 

1711.040 Accessory Dwelling Units - Table 1 

1711.050 Single Detached Houses - Table 1 

17 11. 060 Plexes - Table 1 

1711.070 Townhouses - Table 1 

APPLICANT'S RESPONSE: Rather than reproducing the afore referenced six (6) Tables here, 
they are incorporated into these findings by this reference and can be viewed by reviewing the 
McMinnville Zoning Ordinance. A review of the proposed tentative subdivision plan and these 
Tables (along with other requirements of the R-3 zone) demonstrate that these proposed 
subdivision lots make possible the siting of each of these referenced dwelling unit types on many 
of the proposed lots. However the opportunity to site Quadplex development would be limited 
to Lot 1, 2, 5, 8 and 9 due to lot size; it is noted that for the time being the applicant intends to 
remain in the existing Lot 8 residence without modification to an alternative dwelling style. All of 
these listed housing types are possible to be provided within the proposed ten lot subdivision 
which demonstrates an endorsement of the varied housing types made possible by the R-3 zone 
and satisfies Sections 17.11.020, 17.11.030, 17.11.040, 17.11.050, 17.11.060 and 17.11.070. 
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Subsequent building permit reviews inclusive of site plan reviews for each platted lot will further 
verify compliance with these standards. 

Section 1711.100 (A-F) Residential Universal Design Standards 

The Universal Design Standards are standards that apply to the following housing 
types: Tiny Houses, Cottage Clusters, Plexes, Single Dwellings, Townhouses and 
ADUs. These standards are related to site design, street frontage, architectural 
design, parking, compatibility with neighboring homes, open space, and private 
space requirements. 

!,!niversal Tiny Cottage Plex Single Town-
ADU Design Standard House Cluster Dwelling house 

Fa~ade X X X X X X 

Street Frontage X X X X X X 

Front Yard X X X X X X 

Alleys X X X X X X 

Garages X X X X X X 

Compatibility X X X X X X 

APPLICANT'S RESPONSE: Similar to the previous finding, rather than reproducing the lengthy 
Section 17.11.100 (A-F) standards here, they are incorporated with this finding by this reference 
and viewable within the McMinnville Zoning Ordinance. It is clear by reviewing these standards, 
and as shown in that Section's Table which is provided above, that the Residential Universal 
Design Standards apply to every type of residence that could be constructed on the proposed 
lots as well as to their street frontages, yards and garages. As previously stated in findings 
provided above, and at the time of this application submittal, we have not yet determined the 
specific dwelling type(s) intended for each of the proposed vacant subdivision lots. Even so, full 
compliance with the Residential Universal Design Standards will be pursued and achieved as part 
of the building permit application and review process for each dwelling unit to be constructed 
within this subdivision. Such compliance and achievement is not only sought by the applicant, it 
is also required by the City in order to move forward with building permit issuance for each 
dwelling unit. The requirements of Section 17.11.100 (A-F) are satisfied by this finding and such 
adherence is guaranteed by the City's building permit review and approval process. 

FINDING (CHAPTER 17.11): SATISFIED/NOT APPLICABLE. The residential design and 
development standards are not criteria for approval of a subdivision tentative plan. There are 
some lot standards specific to certain housing types. In addition, some provisions of Chapter 17.11 
apply to residential planned developments, and are not applicable to the subdivision. 

17.18. R-3 Medium-Density, 6000 SF Lot Residential Zone 

Sections 
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17.18 R-3 Medium-Density 6000 SF Lot Residential Zone 

17.18.010 Permitted uses. 

In an R-3 zone, the following uses and their accessory uses are permitted: 

A. Tiny Houses, Single detached dwelling,· 
B. Middle Housing 

1. Plexes: Duplex Dwelling, Triplex Dwelling, Quadplex Dwelling 
(minimum lot size of seven thousand square feet) 

2. Cottage Clusters 
3. Townhouses 

C. Single Room Occupancy - Small Housing 
D. Accessory Dwelling Unit (ADU) 

APPLICANT'S RESPONSE: Section 17.18.010(A-D) is satisfied by this subdivision proposa l 
in that it is the stated intent of this proposal to construct residential dwelling units on each 
newly platted vacant residential lot. We appreciate the opportunity to consider the 
construction of a number of different types of housing in this neighborhood as listed and 
provided under Section 17.18.010 Permitted Uses. The current economic market for home 
construction and sales is arguably not quite as bul lish as it has been at other times, and 
longer term residentia l economic forecasting is, by most measures, not as clear or certa in 
as it could be relative to the time when these res idences are likely to be financed and under 
construction . Understanding that reality, we have not determined the specific dwelling type(s) 
intended for each of the proposed subdivision lots at this time. There are, however, a number of 
the dwelling types permitted by the R-3 zone that can be accommodated on many of the 
proposed lots which provides a potential wide range of dwelling type options responsive to 
market needs at the time of development. 

Sections 

17.18.030 Lot size. 

In an R-3 zone, the lot size shall not be less than six thousand square feet 
except as provided in Section 17.11.070 (C), Table 1 (C), Townhouses. 

17.18.040 Yard requirements. 

In an R-3 zone, each lot shall have yards of the following size unless 
otherwise provided for in Section 17.54.050: 

A. A front yard shall not be less than fifteen feet, except as provided in 
Section 17. 11.030(C), Table 1(d), Cottage Clusters. 

B. A rear yard shall not be less than twenty feet, except as provided in 
Section 17. 11.030(C), Table 1(f), Cottage Clusters. 
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C. A side yard shall not be less than seven and one-half feet. An exterior 
side yard on the street side of a corner lot shall be not less than fifteen 
feet, except as provided in Section 1711.030(C), Table 1(c), Cottage 
Clusters. 

1718.050 Building height. 

In an R-3 zone, a building shall not exceed a height of thirty-five feet. 

APPLICANT'S RESPONSE: Sections 17.18.030, 17.18.040 (A-C) and 17.18.050 are satisfied 
in that each of the proposed subdivision lots is greater than 6,000 square feet in size; this 
takes into account the 1,583 square foot subtraction of the access easement area to be 
recorded across Lot 3 for the benefit of Lot 4. The table below provides the proposed 
square footage of each of the ten lots; access easements do not count toward the minimum 
lot size of any lot as per the Lot Area definition provided in Section 17.06 - Definitions). 

Proposed Subdivision Lots 

Sq. Ft. 
Amended 

Subtraction 
Total 

Lot# Square Feet for lot 3 

Access 
Square 

Easement 
Footage 

1 7,486 7,486 

2 12,122 12,122 

3 7,913 1,583 6,330 

4 6,769 6,769 

5 7,204 7,204 

6 6,575 6,575 

7 6,153 6,153 

8 31,119 31,119 

9 7,426 7,426 

10 6,336 6,336 

Total Sq. Ft. 99,102 97,520 

Average Sq. Ft. 9,910 9,752 

As part of the building permit review submittal process, a site plan will be provided to the 
City indicating, among other things, the proposed building(s) height and the minimum 
required setbacks for the lot showing that the building(s) location is in compliance with the 
standards prescribed by the R-3 zone. As part of that review process, and prior to building 
permit issuance, the City will verify that all minimum setbacks have been maintained; this 
is further verified through the onsite footing/foundation inspection and framing inspection 
as part of the building construction process. 
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Section 

1718.060 Density requirements 

In an R-3 zone, the maximum density for single attached dwellings may not 
exceed four dwelling units per 6,000 square feet, whichever is less. Density 
maximums may not apply to any other permitted housing types, including 
accessory dwelling units. 

APPLICANT'S RESPONSE: Section 17.18.060 is satisfied in that the tentative subdivision 
plan submitted with this application proposes that each lot is designed for residential use 
and exceeds the minimum required lot size of 6,000 square feet. Relative to density, while 
this zone allows up to four single attached dwellings (Townhouses) for a 6,000 square foot 
lot, the proposed size of the lots will not accommodate Quadplex density on every lot since 
Quadplex development requires a 9,000 square foot minimum lot size. While Townhouses 
would be allowed on each of the 10 proposed lots, Quadplexes could only be 
accommodated on Lots 2 and 8 (see Sections 17.11.060 (C) Table 1 (c) and 17.11.070 (C) 
Table 1 (c)). 

FINDING (CHAPTER 17.18): SATISFIED. The proposed lots are consistent with the 
requirements of the R-3 zone. 

Chapter 17.58. Trees 

Sections 

17 58. 020 Trees - Applicability 

D. All trees on developable land and subject to or undergoing 
development review such as site plan review, tentative subdivision 
review, or partition review. 

17.58.040 Tree Removal/Replacement 

A. The removal or major pruning of a tree, if applicable under Section 
1758.020, shall require City approval, unless specifically designated 
as exempt by this ordinance. Persons wishing to remove or prune 
such trees shall file an application for a permit with the McMinnville 
Planning Department. The applicant shall include information 
describing the location, type, and size of the subject tree or trees, and 
the reasons for the desired action, and the costs associated with tree 
removal, replacement, and repair of any other public infrastructure 
impacted by the tree removal or major pruning. Requests for tree 
removal or pruning of trees outside of the Downtown Tree Zone shall 
be forwarded to the McMinnville Landscape Review Committee for a 
decision within 30 (thirty) days of submittal. Requests for tree 
removal within the Downtown Tree Zone shall be submitted to the 
McMinnville Planning Department. Such requests shall be acted upon 

Ordinance No. 5179 
Effective Date: June 11, 2026 (30 days after council date) 
Page 75 of 128 



as soon as practicable, with consideration given to public safety, value 
of the tree to the public, and work schedules. The Planning Director 
or their designee should attempt to make decisions on such requests 
within five calendar days of submittal. The Landscape Review 
Committee or Planning Director, as appropriate, may approve, 
approve with conditions, or deny the request based on the criteria 
stated in Section 17.58.050. A decision of the committee or Director 
may be appealed to the Planning Commission if written notice of the 
appeal is filed with the Planning Department within 15 (fifteen) days of 
the committee's or Director's decision. A decision made by the 
Planning Director in response to a request to remove an unsafe tree, 
or a tree causing repeated and excessive damage to sidewalks, or 
other public or private improvements or structures shall be final, 
unless appealed by the applicant,· no other party shall have standing 
to appeal. 

B. Trees subject to this ordinance shall be removed or pruned following 
accepted pruning standards adopted by the City. [.} 

C. The applicant shall be responsible for all costs associated with the 
tree removal or pruning, or as otherwise required by this ordinance, 
and shall ensure that all work is done in a manner which ensures safety 
to individuals and public and private property. 

D. Approval of a request to remove a tree may be conditioned upon 
replacement of the tree with another tree approved by the city, or a 
requirement to pay to the city an amount sufficient to fund the planting 
and establishment by the city of a tree, or trees, of similar value. [.} 

E. The applicant is responsible for grinding stumps and surface roots at 
least six inches below grade. At least a two-inch-thick layer of topsoil 
shall be placed over the remaining stump and surface roots. The area 
shall be crowned at least two inches above the surrounding grade to 
allow for settling and shall be raked smooth. The applicant shall 
restore any damaged turf areas and grades due to vehicular or 
mechanical operations. The area shall be re-seeded. 

F. The applicant shall complete the tree removal, and tree replacement 
if required, within six months of receiving notification of the 
Landscape Review Committee's decision. The Landscape Review 
Committee may allow for additional time to complete the tree 
replacement to allow for planting in favorable seasons and to promote 
tree survivability. 

G. Other conditions may be attached to the permit approval by the 
McMinnville Landscape Review Committee as deemed necessary. 
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H. The planting of street trees shall be subject to the design drawings 
and specifications developed by the City in May 2014. Specific design 
drawings and specifications have been developed for trees outside 
the Downtown Tree Zone. Such design specifications may be 
periodically updated by the City to include specifications such as tree 
root barriers, watering tubes or structures, tree grates, and removable 
pavers, and shall graphically describe the proper method for planting 
trees to minimize the potential for sidewalk I tree root conflict. 

APPLICANT'S RESPONSE: As this request is for a land use decision regarding a res idential 
tentative subdivision plan, Sections 17.58.020 and 17.58.040(A-H) are applicable to this 
request. As can be seen on the aerial graphic provided below, there are established trees 
located in various locations throughout this subdivision site and one concentrated area of 
trees located in the site's northwestern corner. 

We recognize the economic and intrinsic value of trees to homeowners, the neighborhood 
and the city at large and propose to retain as many of these existing trees as is practicable. 
As stated previously in this combined application submittal, there are no landmark trees 
identified on this site, however there is a stand of fir trees located in the westernmost 
portion of the property that measures some 75 x 130 feet in size. Given their dense spacing 
and the age of the rural residential use of this site, it is difficult to determine if these trees 
are native to this property or if they were planted in the early 1900's commensurate with 
construction of the existing residence. We propose to work with the City on potential 
individual tree retention throughout the site without the loss of building lots or identified 
needed dwelling units. 

Many of the elements of Section 17.58.040 are applicable to the removal and replacement 
of required street trees or required landscape trees and are not applicable to this request; 
this subdivision request does require a landscape plan relative to future street tree planting 
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and placement. No street trees will be removed since the extension of SW Emily Drive will 
be newly constructed with initial street tree planting to occur prior to subdivision platting. 
We propose to work with the City in identifying other trees to be removed and those to be 
retained as per the City's process, review and approval. 

Sections 
17. 58. 090 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. Subdivisions and Partitions: Street tree planting plans shall be 
submitted to the Landscape Review Committee for review and 
approval prior to the filing of a final subdivision or partition plat. 

17.58.110 Street Tree Planting 

A. Subdivisions and Partitions: Street trees required of residential 
subdivisions and partitions shall be installed prior to submittal of a final 
subdivision plat or partition plat. As an alternative the applicant may 
file a surety bond or other approved security to assure the planting of 
the required street trees, as prescribed in Section 17.53.153. 

APPLICANT'S RESPONSE: Sections 17.58.090, 17.58.100(A) and 17.58.110(A) are satisfied 
in that the subdivision application is subject to the requirements for the planting of street 
trees in accordance with adopted standards. Following approval of these combined 
applications, a street tree planting plan $hall be submitted to the Landscape Review 
Committee for review and approval prior to the filing of the final subdivision plat. 
Additionally, such trees as identified on the approved street tree planting plan shall either 
be installed or sufficiently bonded prior to recording of the final residential subdivision plat; 
this is equally applicable to both Phase 1 and Phase 2. 

FINDING (CHAPTER 17.58): SATISFIED WITH CONDITIONS. 
• The application references trees on the west side of Tax Lot 100. These were on 

property outside City limits and were removed prior to the annexation agreement. 
• Page 7 of 7 of the tentative plan shows the remaining existing trees and whether 

they are proposed to be retained or removed. As a condition of approval, trees shall 
not be removed without prior written approval by the Planning Director. The 
applicant shall demonstrate that trees proposed for removal meet criteria in 
17.58.050. 
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• Prior to final plat, and submitted to allow coordination with the design of the uti lity 
plans, the applicant shall submit a street tree plan for review and approval that 
meets the requirements of 17.58.100. 

Chapter 17.60. Off-Street Parking and Loading 

Section 

17.60.060 Parking-Spaces Required 

A. Residential Land Use Category: 

4. Single detached 

Two spaces per dwelling with four or fewer bedrooms, and 
one additional space for every two additional bedrooms. 

6. Middle Housing - Duplexes, Triplexes, Quadplexes, Cottage 
Clusters, Townhomes, Tiny Homes. 

One space per dwelling unit. 

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. Property owner must agree to 
have the units identified that are serving households of 80% 
AMI or less to be deed restricted for that type of housing for 
at least 20 years. The deed restriction must be recorded on 
the property at the expense of the property owner. 
Language of the recorded document to be approved by the 
Planning Director. 

APPLICANT'S RESPONSE: Section 17.60.060(A) (4, 6 and 8) are satisfied in that it is our 
intent to provide on-site vehicle parking in excess of these stated minimum requirements 
for each dwelling unit and, as such, the number of such spaces provided would exceed the 
number required in all cases. All parking spaces shall meet or exceed the City's minimum 
dimensional requirements for on-site residential parking. This shall be verified by the City 
as part of the standard required bu ilding plan review and approval process prior to the 
issuance of building permits for any lot. 

FINDING (CHAPTER 17.60): SATISFIED/NOT APPLICABLE. Off-street parking standards 
are not a criterion for approval of the subdivision. 
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Chapter 17.65. Historic Preservation 

Sections 

1765.010 Purpose. Districts, buddings, objects, structures, and sites in the City 
having special historical, architectural, or cultural significance should 
be preserved as a part of the City's heritage. To this end, regulatory 
controls and administrative procedures are necessary[.]. 

1765.030 Historic Resources Inventory. The McMinnville Historic Resources 
Inventory, compiles in 1983/84 and as subsequently updated, is 
hereby adopted, and shall be maintained and updated as required. 
The inventory shall be used to identify historic districts, buildings, 
structures, sites, and objects for the purposes of this ordinance[.}. 

APPLICANT'S RESPONSE: Sections 17.65.010 and 17.65.030 are satisfied as follows. 
According to Yamhill County Assessor data, the existing residence that sits at the northeast 
corner of the subject site was constructed circa 1909. The other house located on the 
southern parent parcel was constructed in 1946. Neither of these residences or their 
properties appear in the City's adopted Historic Resources Inventory in any of the four 
identified resource subcategories; "A" Distinctive, "B" Significant, "C" Contributory or "D" 
Environmental. Neither are these residences and/or properties found on the US 
Department of the Interior's National Register of Historic Places. Therefore, in an historic 
regulatory sense, neither of these parcels nor their improvements are historically, culturally, 
architecturally, or archeologically significant to the City of McMinnville and the 
requirements and obligations of Chapter 17.65 of the McMinnville zoning ordinance do not 
apply in this instance. 

FINDING (CHAPTER 17.65): NOT APPLICABLE. There are no historic resources subject to 
Chapter 17.65 on the property. 

Chapter 17.72. Applications and Review Process 

Section 

1772.095 Neighborhood Meetings 

A. A neighborhood meeting shall be required for: 
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1. All applications that require a public hearing as described in 
Section 17.72.120, except that neighborhood meetings are not 
required for the following applications: 

a. Comprehensive plan text amendment,· or 

b. Zoning ordinance text amendment; or 

c. Appeal of a Planning Director's decision; or 
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a. Application with Director's decision for which a public 
hearing is requested. 

2. Tentative Subdivisions (up to 10 lots) 

3. Short Term Rental 

APPLICANT'S RESPONSE: As the proposed applications are not exempted by this Section, 
a neighborhood meeting is required and has been held as evidenced by the materials 
provided in this application submittal. Section 17.72.095 has been satisfied. 

Section 

17.72.095 Neighborhood Meetings 

B. Schedule of Meeting. 

1. The applicant is required to hold one neighborhood meeting 
prior to submitting a land use application for a specific site. 
Additional meetings may be held at the applicant's discretion. 

2. Land use applications shall by submitted to the City within 180 
calendar days of the neighborhood meeting. If an application 
is not submitted in this time frame, the applicant shall be 
required to hold a new neighborhood meeting. 

APPLICANT'S RESPONSE: One neighborhood meeting was held prior to the submitta l of 
this combined land use application for the subject site. The neighborhood meeting was 
held on Thursday, June 6, 2024, and this land use submittal has been received by the City 
within 180 days of June 6, 2024. The requirements of Section 17.72.095(8) are satisfied. 

Section 

17.72.095 Neighborhood Meetings 

C. Meeting Location and Time. 

1. Neighborhood meetings shall be held at a location within the city limits 
of the City of McMinnville. 

2. The meeting shall be held at a location that is open to the public and 
must be ADA accessible. 

3. An 8 ½ x 11" sign shall be posted at the entry of the building before 
the meeting. The sign will announce the meeting, state that the 
meeting is open to the public and that interested persons are invited 
to attend. 
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4. The starting time for the meeting shall be limited to weekday evenings 
between the hours of 6 p.m. and 8 p.m. or Saturdays between the 
hours of 10 a.m. and 4 pm. Neighborhood meetings shall not be held 
on national holidays. If no one arrives within 30 minutes after the 
scheduled starting time for the neighborhood meeting, the applicant 
may leave. 

APPLICANT'S RESPONSE: The neighborhood meeting was held at 6:00 p.m. on Thursday, 
June 6, 2024, which is not a day recognized by the United States Federal Government as 
a national holiday. The neighborhood meeting was held in the Fellowship Hall of the Praise 
Assembly Church which is located within the city limits of the City of McMinnville at 930 
NE 3rd Street, McMinnville, Oregon. Both the Praise Assembly Church and its Fellowship 
Hall are ADA accessible. Two identical 8 ½" x 11" signs were posted at the exterior entry door 
of the Fellowship Hall (one on each side of the door) before the meeting announcing the meeting, 
stating the date and time of the meeting, and stating that the meeting is open to the public and 
that interested persons are invited to attend. The criteria of Section 17.72.095(C) are satisfied. 

Section 

1772.095 Neighborhood Meetings 

D. Mailed Notice. 

1. The applicant shall mail written notice of the neighborhood meeting to 
surrounding property owners. The notices shall be mailed to property 
owners within certain distances of the exterior boundary of the subject 
property. The notification distances shall be the same as the distances used 
for the property owner notices for the specific land use application that will 
eventually be applied for, as described in Section 17.72. 110. 

2. Notice shall be mailed not fewer than 20 calendar days nor more than 30 
calendar days prior to the date of the neighborhood meeting. 

3. An official list for the mailed notice may be obtained from the City of 
McMinnville for an applicable fee and within 5 business days. A mailing list 
may also be obtained from other sources such as a title company, provided 
that the list shall be based on the most recent tax assessment rolls of the 
Yamhill County Department of Assessment and Taxation. A mailing list is 
valid for use up to 45 calendar days from the date the mailing list was 
generated. 

4. The mailed notice shall: 
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and invite people for a conversation on the proposal. 
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b. Briefly describe the nature of the proposal (i.e., approximate 
number of lots or units, housing types, approximate building 
dimensions and heights, and proposed land use request) 

c. Include a copy of the tax map or a GIS map that clearly identifies 
the location of the proposed development. 

d Include a conceptual site plan. 

5. The City of McMinnville shall be included as a recipient of the mailed notice 
of the neighborhood meeting. 

6. Failure of a property owner to receive mailed notice shall not invalidate the 
neighborhood meeting proceedings. 

APPLICANT'S RESPONSE: The neighborhood meeting notice was mailed to the City of 
McMinnville Planning Department and to property owners located within 300 feet of the 
exterior boundary of the two-parcel subject property (as required by McMinnville Zoning 
Ordinance 17.72.120(F)) on May 16, 2024 which was not fewer than 20 calendar days nor 
more than 30 calendar days prior to the June 6, 2024 date of the neighborhood meeting. 
The official mailing list for the mailed notice was obtained from First American Title in 
McMinnville on May 7, 2024 which was then relied upon to mail the neighborhood meeting 
notice within the 45-day window of validity for utilization of the official mailing list. [It is 
instructive to note that a separate mailing list was generated by First American Title for 
each of the two subject parcels resulting in duplication of intended letter recipients. A 
neighborhood meeting notice was mailed to each unique address on these lists and no 
address received duplicate notices.] The mailed neighborhood meeting notice contained 
the date, time and location of the neighborhood meeting and an invitation for people to 
converse with the applicant regarding the proposal. Also included in the notice was a brief 
description of the proposal including the three companion applications to be 
simultaneously submitted. The mailed neighborhood meeting notice also included a copy 
of a Google Map vicinity map that clearly identified the location of the proposed annexation, 
zone change and development site in addition to the provision of a tentative subdivision 
plan showing the proposed lot layout and subdivision phasing plan. Therefore, the 
requirements of Section 17.72.095(0) have been satisfied. 

Section 

17.72.095 Neighborhood Meetings 

E Posted Notice. 

1. The applicant shall also provide notice of the meeting by posting one 18 x 24" 
waterproof sign on each frontage of the subject property not fewer than 20 
calendar days nor more than 30 calendar days prior to the date of the 
neighborhood meeting. 
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2. The sign(s) shall be posted within 20 feet of the adjacent right-of-way and 
must be easily viewable and readable from the right-of-way. 

3. It is the applicant's responsibility to post the sign, to ensure that the sign 
remains posted untJI the meeting, and to remove it following the meeting. 

4. If the posted sign is inadvertently removed (i.e., by weather, vandals, etc.), 
that shall not invalidate the neighborhood meeting proceedings. 

APPLICANT'S RESPONSE: Two 18 x 24" waterproof signs notifying individuals of the June 
6, 2024 neighborhood meeting were posted in easily viewable and readable locations 
within 20 feet of the two adjacent rights-of-way (one sign per right-of-way edge). 
Specifically, one sign was posted at the northern edge of the site and attached to the 
temporary terminus barricade at the current southern edge of NW Emily Drive, and the 
other sign was posted at the site's northeast corner on a wooden fence located adjacent 
to the site's SW Cypress Lane right-of-way frontage. These signs were posted on May 16, 
2024 which is not fewer than 20 calendar days nor more than 30 calendar days prior to the 
date of the neighborhood meeting. We have made every effort to ensure that the signs 
remained posted until the neighborhood meeting which ensured that these two signs did, 
in fact, remain continuously posted. The requirements of Section 17.72.095(E) are 
satisfied. 

Section 

17.72.095 Neighborhood Meetings 

F. Meeting Agenda. 

1. The overall format of the neighborhood meeting shall be at the discretion 
of the applicant. 

2 At a minimum, the applicant shall include the following components in the 
neighborhood meeting agenda: 
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a. An opportunity for attendees to view the conceptual site plan,· 

b. A description of the major elements of the proposal. Depending 
on the type and scale of the particular application, the applicant 
should be prepared to discuss proposed land uses and 
densities, proposed building size and height, proposed access 
and parking, and proposed landscaping, buffering, and/or 
protection of natural resources; 

c. An opportunity for attendees to speak at the meeting and ask 
questions of the applicant. The applicant shall allow attendees 
to identify any issues that they believe should be addressed. 
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APPLICANT'S RESPONSE: An agenda for the neighborhood meeting was prepared and 
provided to attendees of the neighborhood meeting that included an opportunity for 
attendees to view the proposed development and phasing plan for the site. The agenda 
also indicated that a description of the proposal would be presented including the major 
elements of the plan, and that there wou ld be opportunity for attendees to speak at the 
meeting and ask questions and to communicate any issues that they believe should be 
addressed. This Neighborhood Meeting started at 6:00 p.m. and, after a presentation 
followed by questions and comments from the attendees and general discussion, 
concluded at 7:00 p.m.; a summary of this discussion is provided in the attachments below. 
The requirements of Section 17.72.095(F) have been met. 

Section 

17.72.095 Neighborhood Meetings 

G. Evidence of Compliance. In order for a land use application that requires a 
neighborhood meeting to be deemed complete, the following evidence shall 
be submitted with the land use application: 

1. A copy of the meeting notice mailed to surrounding property owners,· 

2. A copy of the mailing list used to send the meeting notices; 

3. One photograph for each waterproof sign posted on the subject site, taken 
from the adjacent right-of-way,· 

4. One 8 ½ x 11" copy of the materials presented by the applicant at the 
neighborhood meeting,· and 

5 Notes of the meeting, which shall include: 

a. Meeting date,· 

b. Meeting time and location,· 

c. The names and addresses of those attending,· 

d. A summary of oral and written comments received; and 

e. A summary of any revisions made to the proposal based on comments 
received at the meeting. 

APPLICANT'S RESPONSE: Evidence of compliance with Section 17.72.095 (G(1-5(a-e))) 
above is provided by the attachments to this submitta l inclusive of copies of the graphic 
display at the June 6, 2024, Neighborhood Meeting. Also provided as evidence of 
compliance with these requirements are the names and contact information as shared by 
those in attendance at the Neighborhood Meeting and a summary of oral comments 
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received at the Neighborhood Meeting; there were no revisions made to the proposed plan 
based on comments received at the meeting. 

FINDING (CHAPTER 17.72): SATISFIED/NOT APPLICABLE. This section provides a 
procedural requirement, and not a substantive criterion for the subdivision. The applicant 
submitted the required documentation of the neighborhood meeting with the application. 

Comprehensive Plan 

APPLICANT'S REPSONSE: 
The following citation from Volume I Background Element of the McMinnville Comprehensive Plan 
is applicable to the request: 

Chapter V. Housing and Residential Development - Additional Design 
Considerations: 

Two specific areas of concern were examined by the Citizens' Advisory Committee's 
subcommittees in relation to residential development designs. 

The incorporation of solar access review into the land division ordinance received 
favorable reaction. Such review could require that all subdivision designs seek to 
maximize access to the sun through orientation of both streets and lots. This 
requirement has been used in other cities without causing major development 
problems. By orienting streets and lots towards the optimal access to the sun, the 
City would not be requiring the installation of active solar energy systems, but would 
instead encourage and allow the use of both passive and active solar systems. The 
large size of future areas proposed for residential development further enhances 
the applicability of this design requirement in McMinnville. 

Pedestrian paths (sidewalks) are required by ordinance to be constructed in all new 
residential developments. Bike paths, however, have only been constructed in a 
few selected areas. The City should encourage the development of bike paths and 
foot paths to activity areas, such as parks, schools, and recreation facilities, in all 
development designs. Close attention to maintenance costs to the public will, 
however, have to be monitored. 

Based on the information presented on residential development design 
considerations, the City finds that: 

1. A minimum level of public facilities and services including, but not limited to, 
sanitary sewer, storm drainage systems, water services, and improved streets 
should continue to be required for all residential developments. The standards for 
these facilities and services should be periodically examined to insure the services 
are commensurate with, but do not exceed, the density of development projected. 

2. Open space is required in all residential developments in several ways. 
Traditional zoning setbacks reserve a large portion of each individual lot for potential 
open space. [ .. ] 
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3. Parkland requirements in the land division ordinance provide for either the 
dedication of parkland to the public or payment of money in lieu of land to develop 
the city park system. The requirements of the ordinance need to be examined to 
see that all future residential developments, including mobile home parks and newly 
created parcels through partitioning, contribute equitably to the park program. 

4. The incorporation of solar access review into the land division ordinance should 
be undertaken. Such review would require the orientation of streets and lots 
towards the sun in a manner which would best utilize access to solar energy. The 
requirement should not be designed to lessen the density of development available 
on any parcel of land. 

5. The City should encourage the provision of bike and foot paths within residential 
developments to connect to public and/or private parks, or recreation facilities and 
to connect to any paths which currently abut the land. 

APPLICANT'S RESPONSE: This proposal meets the intent of this portion of Volume I of the 
Comprehensive Plan. This is evident in that all requisite public facilities and services can 
and shall be sufficiently provided to adequately serve this site and the proposed 
development as articulated further in additional Findings provided below. The standards 
for these facilities and services are periodically examined and amended by the City. 

As described by the Chapter V, criterion 2 above, the open space provided by this 
proposed tentative subdivision plan is comprised of the "traditional zoning setbacks" which 
"reserve a large portion of each individual lot for potential open space." Additionally, and 
as addressed by criterion 3 above, commensurate fee-in-lieu-of park fees shall be 
assessed to the developer by the City as deemed appropriate. 

Regarding criterion 4 above, while the City does not have a specific, adopted solar access 
code, Section 17.53.101(A)(3) (Streets - General) of the McMinnville Zoning Ordinance 
speaks to maximizing the "potential for unobstructed solar access to all lots or parcels." 
Also, that "streets providing direct access to abutting lots shall be laid out to run in a 
generally east-west direction to the maximum extent feasible, within the limitations of 
existing topography, the configuration of the site, predesigned future street locations, 
existing street patterns of adjacent development, and the preservation of significant 
natural features." Additionally, that "the east-west orientation of streets shall be integrated 
into the design." McMinnville has also adopted one Policy (Policy 83.00) regarding solar 
access which states: The City of McMinnville shall review the design of residential 
developments to insure site orientation that preserves the potential for future utilization of 
solar energy. 

The proposed tentative subdivision plan complies with this Comprehensive Plan Volume I 
criterion, Policy 83.00 and Section 17.53.101 (A)(3) of the McMinnville Zoning Ordinance in 
that this plan proposes to align the site's new internal local public street with the current 
temporary terminus of SW Emily Drive which is located at the northern edge of Parcel 1. 
Due to the location and configuration of the site, a predesignated future street location 
(Exhibit 2-1 of McMinnville's adopted Transportation System Plan as addressed further in 
findings below) and the existing street pattern of the adjacent development to the north, 
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SW Emily Drive will be extended southward to served future lots on this site which will 
suffice and satisfy Volume l's encouragement of solar access for this proposed subdivision. 
Opportunities for an alternative east-west street layout are not viable or otherwise possible 
on this site. The proposed street layout promotes a compliant street alignment and 
increased local street connectivity to currently underserved land and the proposed lots are 
provided the potential for unobstructed solar access to the maximum extent feasible. 

There are no public and/or private parks or recreational facilities, or paths leading to such, 
currently abutting the subject site as referenced in criterion 5 above. Therefore, pedestrian 
mobility through this development will be provided by the construction of public sidewalks 
as required by City standards to provide pedestrian mobility within this neighborhood and 
the surrounding network of public sidewalks similar to that found in all other adjacent 
residential neighborhoods and throughout the city. In addition, a five-foot wide paved 
pedestrian pathway located within a 10-foot wide pedestrian tract will be constructed as 
part of Phase 2 of this subdivision connecting the proposed SW Emily Drive extension with 
SW Cypress Lane for enhanced pedestrian access beyond the neighborhood. Therefore, 
these criteria have been satisfied. 

Comprehensive Plan Volume II Goals and Policies 

APPLICANT'S RESPONSE: The following Goals and Policies from Volume II of the McMinnville 
Comprehensive Plan are applicable to this request: 

GOAL II 1: 

Policies: 

1.00 

5.00 

9.00 

12.00 

TO PRESERVE THE QUALITY OF THE AIR, WATER, AND LAND RESOURCES 
WITHIN THE PLANNING AREA. 

The City of McMinnville shall continue to enforce appropriate development 
controls on lands with identified building constraints, including, but not 
limited to, excessive slope, limiting soil characteristic, and natural hazards. 

The quality of the air resources in McMinnville shall be measured by the 
standards established by the Oregon Environmental Quality Commission 
and the Federal Environmental Protection Agency 

The City of McMinnville shall continue to designate appropriate lands 
within its corporate limits as "floodplain" to prevent flood induced property 
damages and to retain and protect natural drainage ways from 
encroachment by inappropriate uses. 

The City of McMinnville shall insure that the noise compatibility between 
different land uses is considered in future land use decisions and that noise 
control measures are required and instituted where necessary 

APPLICANT'S RESPONSE: Goal 111 and Policies 2.00, 5.00, 9.00 and 12.00 are satisfied by this 
proposal in that there is no portion of this site that is identified with building constraints such as 
excessive slope, limiting soil characteristic(s) and/or natural hazards. Any and all infrastructure 
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and right-of-way improvements shall be designed, proposed, reviewed and permitted as per 
standards and requirements administered and supported by the City of McMinnville. While there 
are no residential development requirements or standards specifically addressing the quality of 
air resources in the McMinnville Zoning Ordinance, the City is cognizant of standards established 
by the Oregon Environmental Quality Commission and the Environmental Protection Agency 
(EPA) as they relate to impactful commercial or industrial uses within the city. Addit ionally, there 
are no lands being proposed for development that are identified as Floodplain on the McMinnville 
Comprehensive Plan Map or as being located within the 100-year flood zone of the associated 
Federal Emergency Management Association (FEMA) Flood Insurance Rate Map (FIRM -
41071C0403D) as illustrated in the graphic and legend on the following page from FEMA's Flood 
Map Service Center website. 
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Noise compatibi lity between adjacent single-family residential developments is established in 
that there are no adopted policies that address adjacent same-type development as being 
potentially noise incompatible. The intent of this proposal is to allow the creation of residential 
development to be located adjacent to existing residentia l development of the same base zoning 
designation and is therefore not an incompatible proposed use to those adjacent neighborhoods. 
The adjacency of this proposed subdivision to that of the R-3 PD zoned neighborhoods to the 
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north is equivalent to that which would occur if this neighborhood were developed to R-1 
standards instead. This is because the full buildout of this proposed neighborhood would place 
only four lots against the site's northern property line. These four lots (one of which has been 
improved with a single-family residence since around 1909) will abut six existing developed lots 
to the north. The resulting potential noise impact upon these two established adjacent 
neighborhoods to the north is not demonstrably greater, and potentially less, than that which 
already currently exists in those neighborhoods. Other developed parcels to the west and south 
are larger and generally have commensurately larger existing residential setbacks. 

GOAL V 1: TO PROMO TE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING 
FOR ALL CITY RESIDENTS 

Policies 

58.00 

60.00 

City land development ordinances shall provide opportunities for 
development of a variety of housing types and densities. 

Attached single-family dwellings and common property ownership 
arrangements (condominiums) shall be allowed in McMinnville to 
encourage /and-intensive, cost-effective, owner-occupied dwellings. 

APPLICANT'S RESPONSE: Goal V 1 and Policies 58.00 and 60.00 are met by this proposal 
in the R-3 zone provides opportunities for dwelling unit construction of many different 
types. We appreciate that this zone allows a wide range of housing type choice for 
construction on each of the proposed lots. While, at the time of this application submittal, we 
have not determined the specific dwelling type(s) intended for each of the proposed subdivision 
lots, a number of the dwelling types permitted by the R-3 zone can be accommodated on many 
of the proposed lots which provides a potential wide range of dwelling type options responsive 
to market needs at the time of development. This opportunity to provide such variation of 
residential dwelling types and sizes at varying price points will add to the variety of 
potential housing choices to be made available within the local community. 

GOAL V 2: TO PROMOTE A RESIDENT/AL DEVELOPMENT PATTERN THAT IS 
LAND-INTENSIVE AND ENERGY-EFFICIENT, THAT PROVIDES FOR AN 
URBAN LEVEL OF PUBLIC AND PR/VA TE SERVICES, AND THAT 
ALLOWS UNIQUE AND INNOVA T/VE DEVELOPMENT TECHNIQUES TO 
BE EMPLOYED IN RESIDENT/AL DESIGNS. 

Policies 

68.00 

71.00 

Ordinance No. 5179 

The City of McMinnville shall encourage a compact form of urban 
development by directing residential growth close to the city center 
and to those areas where urban services are already available before 
committing alternate areas to residential use. 

The City of McMinnville shall designate specific lands inside the urban 
growth boundary as residential to meet future projected housing needs. 
Lands so designated may be developed for a variety of housing types. All 
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residential zoning classifications shall be allowed in areas designated as 
residential on the Comprehensive Plan Map. 

APPLICANT'S RESPONSE: Goal 2 and Policies 68.00 and 71.00 are satisfied by the 
subdivision proposal in that the Residential comprehensive plan designation, which is 
carried by the two parcels that are the subject of this subdivision application, allows for 
development of a variety of housing types and densities within this area which is 
already substantia lly committed to urban development. Along with approval of the 
companion annexation and zone change applications, approval of this subdivision 
application would add additional buildable land to the City's land inventory which would 
then be residentially developed to help meet identified residential dwelling unit needs 
as projected by the City. The lots, as shown on the companion submitted tentative 
subdivision plan, would provide medium-density resident ial development opportunities 
within and for the community. 

Policies 

71.09 

71.10 

1. 

2. 

3. 

4. 

5. 

1. 

2. 

Ordinance No. 5179 

Medium and Medium-High Density Residential (R-3 and R-4) - The majority 
of residential lands in McMinnville are planned to develop at medium 
density range (4 - 8 dwelling units per net acre). Medium density 
residential development uses include small lot single dwelling 
detached uses, single dwelling attached units, duplexes, triplexes, 
quadplexes, townhouses, and cottage clusters. High density 
residential development (8 - 30 dwelling units per net acre) uses 
typically include townhouses, condominiums, and apartments: 

Areas that are not committed to low density development,· 

Areas that have direct access from collector or arterial streets; or a local 
collector street within 600' of a collector or arterial street,· 

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

Areas where the existing facilities have the capacity for additional 
development,· 

Areas within one-quarter mile of existing or planned public transportation. 

The following factors should be used to define appropriate density ranges 
allowed through zoning in the medium density residential areas: 

The density of development in areas historically zoned for medium and high 
density development,· 

The topography and natural features of the area and the degree of possible 
buffering from established low density residential areas; 
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3. The capacity of the services,· 

4. The distance to existing or planned public transit,· 

5. The distance to neighborhood or general commercial centers,· and 

6. The distance from public open space. 

APPLICANT'S RESPONSE: Policies 71.09 (1-5), and 71.10 (1-6) are met by this residential 
subdivision proposal in that the range of proposed residential lot sizes makes possible a 
range of potential dwelling unit types which could be constructed within this proposed 
subdivision. These opportunities are made possible by application of the R-3 zone to the 
site which intentionally promotes an energy-efficient and land intensive development 
pattern. As shown on the submitted tentative subdivision plan, the 10 proposed lots range 
in size from 6,153 square feet (Lot 7) to 31,119 square feet (Lot 8) with an average lot size 
of approximately 9,752 square feet. [Lot three is proposed to be platted at 7,913 square 
feet. However, due to how "lot area" is defined in Section 17.06.015, the portion of Lot 3 
over which the access easement to serve Lot 4 will be created cannot be counted as part 
of the lot area of Lot 3 when calculating minimum lot size. With that adjustment, Lot 3 yet 
remains compliant with the minimum lot size requirement of the R-3 zone. 

After accounting for the proposed right-of-way dedication for the southerly extension of SW 
Emily Drive, the net density of this proposed subdivision is 4.39 dwelling units per net acre. 
Therefore, this proposed subdivision complies with the net density requirement for a subdivision 
proposal on land zoned R-3. 

2.7 acres (117,612 square feet) 
- 0.425 acres (18,510 square feet of Right-of-Way and Tract designation) 
= 2.275 net acres (99,102 square feet) 

10 Lots/ 2.275 net acres= 4.4 Dwelling Units per Net Acre 

Removing the 1,583 square feet for the access easement that will cross Lot 3 for the benefit of 
Lot 4 from this calculation makes this proposal even more density compliant at 4.47 DU/net acre. 

Although the text and graphics provided in the findings above are relevant to the requested zone 
change, this information is also relevant to Policies 71.09 and 71.10 for this subdivision application 
and are reproduced here. While this site is not located close to the city center, it is located in an 
urbanizing area where utilities are already available; all of which are stubbed at the northern edge 
of the site within the SW Emily Drive right-of-way and/or available within the SW Cypress Lane 
right-of-way. The surrounding area is not committed to low density development as can be seen 
on the City's zoning map depicting adjacent R-3 PD zoned residential developments to the north 
and R-4 zoned residential development located across SW Cypress Lane to the east; the few R-
1 zoned parcels within the city limits to the west and south are currently developed in more of a 
rural residential style and are not "committed" to urban low density use at this time. 

Policy 71.09 (2) directs R-3 (and R-4) zoned lands to be in locations having direct access from 
collector or arterial streets (or within 600 feet of a collector street). However, Exhibit 2-1 
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(provided below for graphic reference) of McMinnville's adopted TSP (Transportation 
System Plan) designates the Future Local Street Connection to serve this site as being the 
southerly extension of the current temporary terminus of SW Emily Drive (a local street), 
with no direct public right-of-way connection to the adjacent SW Cypress Lane (a minor 
collector street). This development proposal complies with the local street connection 
identified in McMinnville's adopted TSP. 

\ 
\ 
\ 

Future Local Street Connections 

McMinnville TTP 

I 
[transpo _·,,;,_u 

Exhibit 
2-1 

Below is an enlarged portion of the Future Local Street Connections map provided above 
showing the intended southerly extension of SW Emily Drive to serve the site rather than a 
direct public street connection to SW Cypress Lane. 
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This site is virtually flat and there are no onsite flooding or poor dra inage issues, and 
therefore no development limitations on this site. Existing public facilities have the capacity 
to accommodate future residential development of this site . 

Being located adjacent to SW Cypress Lane, this site is located less than one-quarter mile 
from existing or planned public transportation as shown on Figure 3-4 of the Yamhill County 
Transit Development Plan's Figure 6-17; additional numerous Figures within this Transit 
Plan also identify SW Cypress Lane as an existing public transit route. Further, this plan 
also identifies a public transit stop along the east side of SW Cypress Lane at the corner of 
SW Cypress Lane and SW Alexandria Street located some 500 feet north of the northeast 
corner of the site . Figure 6-17 is provided below for ease of reference. 

Figure 6-17 YCTA McMinnville and Uewberg Local Service - Including Summer 2018 Immediate Changu 
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Commercial shopping opportunities exist located along Highway 99W located some½ mile 
distance from the development site such that commercial walking opportunities exist and 
that owning a vehicle can be optional. Community recreation opportunities are also readily 
available nearby this site since the established Discovery Meadows Park is located 
approximately 300 feet north of the site's northeastern corner; actual walking distance of 
approximately 900 feet (0.17 miles) from the current southern terminus of SW Emily Drive. 

Low density adjacent residential land is comprised of a handful of R-1 zoned parcels to the 
immediate west and south; only four of which abut the site. Five of the proposed subdivision lots 
will abut these four adjacent parcels. One of the proposed lots (Lot 8) which is currently 
developed with a single-family residence, which will remain upon subdivision development, 
maintains an existing setback of approximately sixty feet (60-feet) from the adjacent offsite R-1 
zoned parcel to the south. Additionally, the context of Policy 71.10 (2) speaks of the buffering of 
medium density development from establishedlow density areas. Since some of the nearby R-1 
zoned residential lots are fairly large and have developed in a more rural residential style, it is 
understood that this is not an established low density area, rather an area where some infill or 
partitioning opportunity may yet remain (however, it is not within the scope nor obligation of this 
proposal to shadow plat potential offsite partitioning opportunities). Rather It is the applicant's 
position that the lot setbacks (buffers) required of residential development on lots zoned R-3 are 
sufficient so as to not negatively impact the four adjacent R-1 zoned parcels. 

While a finding addressing FEMA flood zone property was provided in findings above relative to 
the zone change application, it is also relevant for this subdivision finding and provided here. 
There are no lands being proposed for development that are identified as Floodplain on the 
McMinnville Comprehensive Plan Map or as being located within the 100-year flood zone of the 
associated Federal Emergency Management Association (FEMA) Flood Insurance Rate Map 
(FIRM - 41071C0403D) as illustrated in the graphic below from FEMA's Flood Map Service Center 
website. 
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As noted above, the topography and natural features of the site are not prohibitive to 
development according to R-3 zoning and density standards or other applicable McMinnville land 
development standards. 

The requested zoning designation on the subject site is that of the base zone of the 
adjacent neighborhood to the north eliminating the need for employment of additional 
residential buffers beyond that of traditional R-3 zoned residential yard requirements. The 
urban-rural interface that exists along the western edge of the annexation area and the 
rural land beyond is limited to a distance of approximately 75-feet. The rural land beyond 
the site's western edge is a small, captured area located between this application's 
proposed development area, Peavey Reservoir and the Kathleen Manor Manufactured 
Home neighborhood. As the R-3 PD zoned Kathleen Manor Manufactured Home 
neighborhood abuts this captured piece of rural land for a distance of some 450 feet along 
its subdivision boundary, and no additional buffer or design requirements were assessed 
to that development along this edge, it is our position that no such additional buffers or 
design requirements would be required of this annexation, zone change and development 
proposal so as to achieve a cohesive and consistent residential design and pattern with 
that of the existing adjacent residential development. 

Existing public facilities have the capacity to adequately serve the proposed development 
of this site as neither the adopted Waste Water Conveyance Master Plan or the adopted 
Stormwater Drainage Master Plan have identified any insufficiencies in their respective 
Cozine basins which serve this area or impactful future projected service deficiencies 
toward meeting the needs of the development of this site. 

Policies 

79.00 

Ordinance No. 5179 

The density allowed for residential developments shall be contingent on 
the zoning classification, the topographical features of the property, 
and the capacities and availability of public services including but not 
limited to sewer and water. Where densities are determined to be less 
than that allowed under the zoning classification, the allowed density 
shall be set through adopted clear and objective code standards 
enumerating the reason for the limitations, or shall be applied to the 
specific area through a planned development overlay. Densities greater 
than those allowed by the zoning classification may be allowed through 
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80.00 

81.00 

82.00 

83.00 

the planned development process or where specifically provided in the 
zoning ordinance or by plan policy. 

In proposed residential developments, distinctive or unique natural 
features such as wooded areas, isolated preservable trees, and 
drainage swales shall be preserved wherever feasible. 

Residential designs which incorporate pedestrian and bikeway paths 
to connect with activity areas such as schools, commercial facilities, 
parks, and other residential areas, shall be encouraged. 

The layout of streets in residential areas shall be designed in a manner 
that preserves the development potential of adjacent properties if 
such properties are recognized for development on the McMinnville 
Comprehensive Plan Map. 

The City of McMinnville shall review the design of residential 
developments to insure site orientation that preserves the potential 
for future utilization of solar energy. 

APPLICANT'S RESPONSE: Policies 79.00, 80.00, 81.00, 82.00 and 83.00 are met by this 
proposal in that the proposed residential density of 4.4 dwelling units per acre is 
commensurate with that prescribed by the requested R-3 zoning designation and all 
proposed lots demonstrate compliance with the lot size requirements of this zoning 
designation. A Planned Development designation is not needed and is not requested as 
part of this land use proposal. There are currently no distinctive or unique natural features 
on this site that would impinge on the target density range of the R-3 zone being realized 
inclusive of the capabilities of sewer, water and other public services to adequately meet 
the development needs of this site. 

Although this discussion relative to retention of wooded areas is provided in findings above 
relative to the annexation request, that discussion is also relevant to Policy 80.00 and is 
reproduced here as part of these subdivision findings. While there are no landmark trees 
identified on this site, there is a stand of fir trees located in the westernmost portion of the 
property that measures some 75 x 130 feet in size. Given their dense spacing and the age 
of the rural residential use of this site, it is difficult to determine if these trees are native to 
this property or if they were planted in the early 1900's commensurate with construction of 
the existing residence. Preservation of this stand of trees would result in the loss of about 
1.5 building lots from the proposed subdivision; given the location of the southerly 
extension of SW Emily Drive that is proposed and would be required by the City, 
preservation of this tree stand would eliminate residential development from the west side 
of the SW Emily Drive extension on this annexation site. In light of this policy however, the 
applicant proposes to work with the City on potential individual tree retention without the 
loss of these proposed building lots which would equate to a loss of one-fifth (1/5th

) of the 
proposed subdivision's buildable lots. 

The street layout proposes to connect with the existing surrounding public street network. 
This is to be accomplished through the dedication and improvement of the southerly 
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extension of SW Emily Drive to serve the two subdivision phases as described above in 
these findings and terminating in a local residential cul-de-sac in the southern portion of 
the site. Dedication and construction of this street extension would complete this portion of the 
surrounding local street network as envisioned in McMinnville's adopted TSP and would provide 
additional mobility opportunities for automobiles, pedestrians and bicyclists within the area and 
would also comply with Policies 118.00(5) and 132.41.05 described elsewhere in these 
Findings. Existing residential development to the south of the subject site makes the 
southerly extension of SW Emily Drive south of this site unfeasible. 

The proposed tentative subdivision plan complies with the City's encouragement of solar 
access in that this plan proposes to align the site's new internal local public street with the 
current temporary terminus of SW Emily Drive which is located at the northern edge of 
Parcel 1. Due to the configuration of the site, a predesignated future street location (Exhibit 
2-1 of McMinnville's adopted Transportation System Plan as addressed further in other 
findings herein) and the existing street pattern of the adjacent development to the north, 
SW Emily Drive will need to be extended southward to served future lots on this site. 
Opportunities for an alternative east-west street layout providing enhanced solar access 
are not viable or possible on this site. The proposed street layout promotes a municipally 
compliant street alignment and increased local street connectivity to currently underserved 
land and the proposed lots are provided the potential for unobstructed solar access to the 
maximum extent feasible. 

Policy 

99.00 

1. 

2. 

3. 

4. 

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: 

Sanitary sewer collection and disposal lines. Adequate municipal 
waste treatment plant capacities must be available. 

Storm sewer and drainage facilities (as required). 

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

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

APPLICANT'S RESPONSE: Policy 99.00 (1-4) is satisfied by this proposal as adequate 
levels of sanitary sewer collection, storm sewer and drainage facilities, municipal water 
distribution systems and supply, and the proposed public street (additional street detail is 
provided elsewhere within these submitted findings and applicable here) within the 
development either presently serve or can be made available to adequately serve the site. 
Additionally, the Water Reclamation Facility has the capacity to sufficiently accommodate 
flow resulting from development of this site. Neither the adopted Waste Water 
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Conveyance Master Plan or the adopted Stormwater Drainage Master Plan have identified 
insufficiencies in their respective Cozine basins which serve this site nor identified future 
projected service deficiencies. 

The graphics below are provided to demonstrate adjacency of public sanitary and storm 
utilities available to serve this site. 
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Policy 

99.10 

Ordinance No. 5179 

The City of McMinnville recognizes the value to the City of 
encouraging the sale of lots to persons who desire to build their own 
homes. Therefore, the City Planning staff shall develop a formula to 
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be applied to medium and large size subdivisions that will require a 
reasonable proportion of lots be set aside for owner-developer 
purchase for a reasonable amount of time which shall be made a part 
of the subdivision ordinance. 

APPLICANT'S RESPONSE: Policy 99.10 is not applicable to this application and yet is 
addressed to increase transparency and so as to not have the appearance of oversight on 
our part. While Policy 99.10 does not define how many lots comprise a "medium" or a 
"large" subdivision, a ten (10) lot subdivision remains on the smaller side of subdivisions 
given the history of such residential subdivision developments in McMinnville. Although 
there have not been many smaller residential subdivision plans submitted or approved in 
McMinnville in recent years, a fairly recent example of this scale of development not being 
considered either medium or large, and therefore Policy 99.10 not being either relevant or 
applied during the land use review and approval process, is the approved land use 
application for the 17-lot Monika residential subdivision (S 2-19), the approved 20-lot 
Heiser Addition residential subdivision (S 1-16), as well as the approved land use application 
for the Minor Modification of the Heiser Addition subdivision (S 1-17). While Policy 99.10 
was not found to be applicable to the residential scale of these developments. similarly, 
this current proposal would result in the platting of a total of ten subdivision lots and this 
Policy is similarly found to not be applicable to this review. 

FINDING (CHAPTERV): SATISFIED WITH CONDITIONS. Subject to conditions of approval, 
the applicant's narrative and plans demonstrate the proposed subdivision tentative plans 
complies with the goals and policies for Chapter V. A condition of approval specifies that a 
sewer capacity analysis may be required. 

GOAL VI 1: TO ENCOURAGE DEVELOPMENT OF A TRANSPORTA T/ON SYSTEM 
THAT PROVIDES FOR THE COORDINATED MOVEMENT OF PEOPLE 
AND FREIGHT IN A SAFE AND EFFICIENT MANNER. 

Policies 

11700 The City of McMinnville shall endeavor to insure that the roadway 
network provides safe and easy access to every parcel. 

118.00 The City of McMinnville shall encourage development of roads that 
include the following design factors: 

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

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

3. Emphasis placed on existing and future needs of the area to be serviced 
The function of the street and expected traffic volumes are important 
factors. 
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4. Consideration given to Complete Streets, in consideration of all modes of 
transportation (public transit, private vehicle, bike, and foot paths). 
(Ord.4922, February 23, 2010) 

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

119.00 The City of McMinnville shall encourage utilization of existing 
transportation corridors, wherever possible, before committing new 
lands. 

122.00 The City of McMinnville shall encourage the following provisions for 
each of the three functional road classifications. 

3. Local Streets 

Designs should minimize through-traffic and serve local 
areas only. 

Street widths should be appropriate for the existing and 
future needs of the area. 

Off-street parking should be encouraged wherever 
possible. 

Landscaping should be encouraged along public rights­
of-way. 

APPLICANT'S RESPONSE: Goal VI 1 and Policies 117.00, 118.00 (1-5), 119.00 and 122.00(3) 
are satisfied by this proposal in that most of the proposed lots will legally abut a local 
residential public street for a distance of at least 25 feet. This street will be developed to 
current City standards with adequate capacity to safely accommodate the expected trip 
generation resulting from this development and its connection to the surrounding street 
network. Lots 6 and 7 will be provided vehicular access by way of a 20-foot wide private 
access tract with a paved improvement 15-feet in width leading eastward from SW Emily 
Drive to the west edge of Lot 7 and located adjacent to the northern edge of Lots 5 and 6. 
Lot 4 will be provided vehicular access by way of a 15-foot wide private access easement 
extending westward from the southerly extension of SW Emily Street and across the 
northern length of Lot 3 for the benefit of Lot 4. 

The local residential public street (SW Emily Drive) that is to be extended south to serve 
this subdivision will be designed to Complete Streets standards as required by the City. 
Nine of the ten proposed lots will be provided vehicular access to this new street extension 
with Lot 1 retaining its singular vehicular access to SW Cypress Lane (Lot 8 will also retain 
access to its garage from SW Cypress Lane as well as abutting the proposed cul-de-sac 
for a distance of at least 25-feet in length.). It is informative to note that SW Emily Drive 
will carry subdivision generated vehicle trips for a distance of three-blocks north of the 
proposed subdivision where SW Emily Drive connects with the City's larger transportation 
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network at its intersection with SW Alexandria Street providing a through direct connection 
between SW Cypress Lane and SW Hill Road; a minor collector and minor arterial, 
respectively. 

While residential cul-de-sac streets are discouraged where opportunities for through 
streets exist, extension of SW Emily Drive through to the southern edge of the site for future 
continuation southward to serve other properties is problematic in that those properties 
are already developed as large lot single family residences. With that extension not being 
viable, this development plan proposes to terminate SW Emily Drive in a cul-de-sac design 
within the subdivision with on-site vehicle traffic exiting the site to the north. Construction 
of the proposed street to the required City standards for local streets will result in minimal 
impact on natural features while providing safe and sufficient access to each lot. Further, 
this alignment and compliance with City requirements relative to complete streets 
incorporates prescribed consideration of all modes of transportation. 

Policies 

126.00 

127.00 

The City of McMinnville shall continue to require adequate off-street 
parking and loading facilities for future developments and land use 
changes. 

The City of McMinnville shall encourage the provision of off-street 
parking where possible, to better utilize existing and future roadways 
and right-of-ways as transportation routes. 

APPLICANT'S RESPONSE: Policies 126.00 and 127.00 are satisfied by this proposal in that 
the required off-street parking will be provided for all residences as specified by the 
McMinnville Zoning Ordinance. Such off-street parking (a minimum of two on-site parking 
spaces for each single-family residence as per 17.60.060(A)(5) is the most exacting 
standard among potential dwelling unit types). Regarding single-family residences that 
may be constructed on one or more of these lots, four paved off-street parking spaces will 
be provide for each residence (two-car driveways with two-car garages) which is 200% of 
that which is required by the applicable standard of the McMinnville Zoning Ordinance. The 
only exception to this will be Lot 1 which, due to the necessary removal of the existing 
garage in order to avoid creation of a side yard setback encroachment upon approval of 
these applications, may be provided with an R-3 setback compliant single-wide carport 
rather than a garage. 

Policies 

130.00 

132.00 

Ordinance No. 5179 

The City of McMinnville shall encourage implementation of the Bicycle 
System Plan that connects residential areas to activity areas such as 
the downtown core, areas of work, schools, community facilities, and 
recreation facilities. 

The City of McMinnville shall encourage development of subdivision 
designs that include bike and foot paths that interconnect 
neighborhoods and lead to schools, parks, and other activity areas. 
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132.15 The City of McMinnville shall require that all new residential 
developments such as subdivisions, planned developments, 
apartments, and condominium complexes provide pedestrian 
connections with adjacent neighborhoods. 

APPLICANT'S RESPONSE: Policies 130.00, 132.00 and 132.15 are satisfied by this 
proposal in that the public sidewalks that will be constructed as part of the required street 
improvements will provide pedestrian connections within this subdivision and to locations 
beyond this subdivision. Public streets designed to implement the requirements of the 
Bicycle System Plan (Chapter 6) of the McMinnville Transportation System Plan (TSP) 
provide for enhanced bicycle connection of residential areas to activity areas throughout 
town such as the downtown core, areas of work, schools, community facilities, and 
recreation facilities. Dedicated bicycle street design elements of the Bicycle System Plan 
are specifically applicable to collector and arterial streets and, as identified in Exhibit 2-4 
of the TSP (Complete Street Design Standards), are not part of the street design standards 
of either Neighborhood Connector or Local Residential streets such as the proposed 
extension of SW Emily Drive. Exhibit 2-4 of the McMinnville TSP also demonstrates that 
bike facilities are noted as being Shared Lanes for Neighborhood Connector and Local 
Residential streets; SW Emily Drive is identified in Exhibit 2-3 (Street Functional 
Classification) of the McMinnville TSP as a Local Street. The street proposed as part of 
this subdivision request is a continuation of SW Emily Drive and will accommodate bike 
facilities in the form of Shared Lanes as prescribed by adopted City plans. These 
referenced exhibits are provided below. By designing and constructing the proposed local 
residential street to the applicable requirements of the TSP's Complete Streets Design 
Standards, and by the findings presented above, these Policies have been met. 

Ordinance No. 5179 
Effective Date: June 11, 2026 (30 days after council date) 
Page 103 of 128 



Legend 

- Major Arterial 

- Minor Arterial 

- Major Col lector 

- Minor Collector 

Neighborhood Connector 

- Local Street 

Stale Highway 

Regional Highway 

County Jurisdiction 

1 :_ J City 1,mils (2003) 

0 UGB (Ao:lopl«I • 2003) 

Ordinance No. 5179 

I-
I c 
i I 

!~ 
I 

( 

Street Functional Classifcation 

McMinnville TSP 

Effective Date: June 11, 2026 (30 days after council date) 
Page 104 of 128 

I 

I ~ ,-, ----,, -1, 



Exhibit .2 -4 Complete Stree ts Design Guideline 

Complete Street Design Standards 
I 

Arterial COiiector M.\tfi.iMMZiiii•IMM$hi-iMM.\011 •!-RRl■MME-iiHW1 
2-.illnts(1 2ft.) 2.,._.s(l lft.) 211nrs( 11ftJ 2 1&nrsll 0fU ~tSlrtttWldth Sff'St rttt'Mdlh 20ft. 

Mtdi.MI I Cfnltf Tum l.H t 

. • .. li.t Fec.iil:v ~ 

Curb lo-<wb SU«i V.idlh ' 
Olt:Slrttl hrlina 

Two Sides 

.... 

I 

.......... -n11;., . 
~ Sidtw•a..s !bolh sides) 

!i , . 
j j "'"'er Strips 

,rtr, rrtd Adiec:tnl' l.nd UH • INtmity 

l 

.... ...., .. •••ftlllilyT••lllc 

TrlfflcC...., 

................ . 
Throygh,tr.nk: COMKtNky 

Acctu Control 

Muinun Gf&dt 

Right•of•Way: 

Cwct1Dt:i0Sec« · 

14ft. 

2Unuf6 ft.) 

N ft . 

I ft .Com 

H91 
32,000 

Noc T)-pical 

JS ... ....... 
'l'u 

6% 

10-lft. 

12 ft. 

2 Untst6 l'IJ 

.. 
"""· 

5 ft. Rts 
10-12 ft . Com 

6 ft. Its 

nl Com 

Mt dillm to High 

20,000 

Not Typiul 

30-15 ... 

Typictl 

\ 'u 

6% 

96 h. 

12ft. 10 ft. .... 
2lanrsc5fl.l 2 unes ts ft.) or 

Shlrtd l ane 
Shlrdl111t 

.. 30 0f' 40 ft . 28 ft. 

-14 ft . 10 or -IOft. 

s n. Res S ft . llu 5 ft. 
10.12 ft . Com 10-IZ ft. Com 

6 ft. llH 6ft. Res 5 ft, Ru 

"'tom "'(om ...... ...... lkdunto low 

16,000 10,000 1,lOO • l.000 

NotTnMt•I 
Pttmis-'t/ PfnnisS.-./ 
Not Typi(al Noe Typic .. 

25-30 ... 25 ... 25 ... 

Typic,111 T',lM«I Not T)-pic::11 

Some ..... No 

'"" '"" 12'-

7-ift. 
56 ft ,(NIM1lu11J 

50 ft. 66 n, {...., , 1a ... 1 

I L&:Ar.~i,i:.tru.-,rbtP'ft iadcocm"-1CtlH.~lt!ul',l'~MtUl!l:IIWNl1.~m~uoa."fa•fu-aU\.:~DIIII.M'.J!9~·~cc1tJCllo11nt1 fstri:tfflll! a:..!c•':«•ntrtt11.,it..1:1:4uau\:out,,l.l::ft.,~l l?I.IJ. !:,iDfffl 

.... .... 
SharNt lint .... .. ,_ 

21 ft. 

Sit. ..... 

5 ft. llu .... 
low LOW 

1,200 500 

Typical Not Tv,ic.•I 

15-25 ..... , .... 
Nol hrrissilMr NOl~rfflis~ 

No Ho 

12% ''"' 
50ft. 20ft. 

l M .i'l\O!:a:t=\;b~11':,~~tu!cyu::1.-:1r::. u,1't o:.i.~a:.,!:!1: •t•:l«.,UHKl.~ll~Ml(C' .. o~ymlll~-.t••ni~U\'1:.t;c&11:cr..,,1.:1.ut1~w-..! : t' ... CitcC~•• F">"U:l!co:JS".Ul'ltnC.:~co:.:r..an:&•!ll'.t;:tr.ti!!.a.:Ul\" .. J~ 
J \ ::ttr,!1u.pi !ocud:~~Cll~~pm'°' !"tatlf&.:)' -.d(.o:t \'tb:!t•m« 
.I. Si!tu~1ll>-l~~11:~ .1:1 r1q:.:..,;:.l.llc~:i.-.1 ■xt~tt!:t~~nlu~J 'irw1i:..-aa 1•bt;:bctd1111:11t .. i:. P'.Jtt=-a e!1:rtMatt1ac!!-.=-'..::tdto.l~i,.1:cts1H~t:.=-ttfA.JA.~':l'-.U!«;46tin::.a accffl 

!~1;f.t.':~,.~=~1~£0·1S:::;~Tn!f.::c~c•!tu;,,ai.. uJUlr..=.,.u.i .c~.-1!!ffllwulbt~ltd10\:upc~r.:=1Ni!t:nJc.,.UJ1;:.1rWnq1111!~m.t. f'.s.:.c»:;alCLm .Dtup:0!1 ce:TUD:'1"'11al a:i;;!. ~tc»CJ!1~•\!.lf«.:itt ;:"'~=,:u:. 

OS...11",:hc:,g:t11;d.11:J. 

Strtt1Pnai!NNNl&n 
(• ) b c~~m-.tf ujt~~lit=-:.t~K)l=,yHr.µtd1:1Ki:ocf«c-,ml:1!Il1u:. rr,4!11ec 

i} ) Thtr.Jt.l◄ !...-iy ~1a-folf.Uta:.JYbtur:tdati.- co::-.ud.-n:oflb~tit(b."X•nncu f 1UU£j st~po,:J~" . ,.,-~ , 11,u~•\"tjll¥.a. u..l1tu1lD::cMl.a:IJdt\upi:m:t11~~advpt\Gt1F11F-dtr. lluru 
(c) n.tnp...:-.. 1r 1at11.-..1t..i::;1"'._.. ,~ l..a::it~rC: efcea:cal.l:l!aculni..!f.vu1:1.11t:H11~J:!bt~au;:it11ltMf)'Pf'l!nl:K:ta.L.~10Nwnd 

W..:.rM'?:lif.rla\1\!ltl~'!l.'VJJlll!'oiil!.C~~l ll!l°,l.'!,',\~1;~!,i~~\11'.!.\li!ll!&"/ltl!llllWJ!l,~':3!&~!~•1,l!L"ll',,j~'IJ\\•.:rl.li'l'.$~'Mik'""'"""""·'""'""'""""'' ... ""'"'"'""""' 
(t ) ~~1ud;ttJcnq:1tn;ifl!'.a!lr.othrtc;.1:.'114 1:.C,:t)tblow, 
U'J F111 cial-d.-..::1 p t2t•12&).)) fff1'1:1ltqtl:.~tl,..tc:tc:.iJ IH1~tdto)fu:.11S:ltd111~t:Jo!ltAb-.i:blD4.1~.111:, 1;u,;tdi:.o:.,tl'.tlbOi11o!tl:.tn:l..O,.-.u11dfflr=lo!b,-~Y.:Y..;c:,,!IIF1rt:)i.~a 

Policy 

132.26.05 New street connections, complete with appropriately planned 
pedestrian and bicycle features, shall be incorporated in all new 
developments consistent with the Local Street Connectivity map. (Ord. 
4922, February 23, 2010) 

APPLICANT'S RESPONSE: Pol icy 132.26.05 is sat isfied by this proposal in that the proposed 
street connection and the associated pedestrian and bicycle features prescribed by City 
requirements and provided in this proposal and its exhibits are consistent with the appl icable 
local street connectiv ity elements outlined in the McMinnville Transportation System Plan 
(TSP). The southerly extension of SW Emily Drive to serve this site is specificaliy identified 
on the Future Local Street Connections graphic identified in McMinnville's TSP as Exh ibit 2-
1 (provided below for graphic reference) and is implemented by this proposai. 
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Policy 

132.27.00 

Future Local Street Connections 

McMinnville TSP [transpo _.,; .. _c r 
Exh1 I 

2-1 

The provision of transportation facilities and services shall reflect and 
support the land use designations and development patterns 
identified in the McMinnville Comprehensive Plan. The design and 
implementation of transportation facilities and services shall be based 
on serving current and future travel demand - both short-term and 
long-term planned uses. 

APPLICANT'S RESPONSE: Policy 132.27.00 is satisfied by this proposal in that the 
proposed transportation facilities reflect and support this Residential McMinnville 
Comprehensive Plan designation and supports the established residential development 
patterns within the surrounding area. The proposed transportation facilities and services 
for this 10-lot subdivision are appropriate to serve the needs of the proposed development 
and are supportive of adjacent neighborhoods as demonstrated by these associated 
findings and submitted graphics. 
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Policy 

132.32.00 The safe, rapid movement of fire, medical, and police vehicles shall be 
an integral part of the design and operation of the McMinnvHle 
transportation system (Ord. 4922, February 23, 2010) 

APPLICANT'S RESPONSE: Policy 132.32.00 is satisfied by this proposal through the 
construction of the proposed local street connecting with the current southerly temporary 
terminus of SW Emily Drive. This connection would allow vehicular entry into the proposed 
subdivision from the north. This street dedication and improvement will also allow for the 
removal of the temporary vehicle barricade currently installed on SW Emily Drive thereby 
allowing improved fire, medical and police vehicle circulation and emergency access times 
into this site. 

Policy 

132.35.00 Transportation facilities in the McMinnville planning area shall be, to 
the degree possible, designed and constructed to mitigate noise, 
energy consumption, and neighborhood disruption, and to encourage 
the use of public transit, bike ways, sidewalks, and walkways. 

APPLICANT'S RESPONSE: Policy 132.35.00 is satisfied by this proposal in that the City's 
transportation design and construction standards and requirements have been adopted to 
satisfy and implement this and other related Comprehensive Plan policies, and to preserve 
and enhance livability in McMinnville. Through this proposal's compliance and 
implementation of these applicable policies, standards and requirements and those 
applicable portions of the City's adopted Transportation System Plan as addressed by this 
proposal and these submitted findings of fact, this Policy is satisfied. 

Policies 

132.41.00 

1. 

2. 

3. 

4. 

5. 

Ordinance No. 5179 

Residential Street Network - A safe and convenient network of 
residential streets should serve neighborhoods. When assessing the 
adequacy of local traffic circulation, the following considerations are 
of high priority: 

Pedestrian circulation, 

Enhancement of emergency vehicle access, 

Reduction of emergency vehicle response times, 

Reduction of speeds in neighborhoods, and 

Mitigation of other neighborhood concerns such as safety, noise, and 
aesthetics. 
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132.41.05 Cul-de-sac streets - Cul-de-sac streets in new development should 
only be allowed when connecting neighborhood streets are not 
feasible due to existing land uses, topography, or other natural and 
physical constraints. 

132.41.20 Modal Balance - The improvement of roadway circulation must not 
impair the safe and efficient movement of pedestrians and bicycle 
traffic. 

132.41.25 Consolidate Access -Efforts should be made to consolidate access 
points to properties along major arterial, minor arterial, and collector 
roadways. 

132.41.30 Promote Street Connectivity- The City shall require street systems in 
subdivisions and development that promote street connectivity 
between neighborhoods. 

APPLICANT'S RESPONSE: Policies 132.41.00 (1-5), 132.41.05, 132.41.20, 132.41.25 and 
132.41.30 are satisfied by this request in that the proposed public street connects to an 
established safe, interconnected and efficient system of existing residential streets. There 
are no arterial streets within or adjacent to this development site. SW Cypress Lane, a 
minor collector street, is adjacent to the east edge of the site however, due to the preferred 
connection established by the McMinnville TSP, the proposed local street extension will 
not connect with SW Cypress Lane. The proposed street is designed to promote a balance 
of safe and efficient movement of vehicles, pedestrians and bicycles as required by the 
McMinnville TSP and as required by the applicable portions of the McMinnville Zoning 
Ordinance Chapter 17.53 (Land Division Standards) which are further addressed in findings 
provided below. Vehicular access to the connecting street system promotes safe street 
connectivity to the surrounding transportation network. Additionally, the vehicular travel 
speed within this site is based on an adopted street classification scheme identified in the 
McMinnville TSP. The proposed street is designed to be a local residential street and, as 
such, is limited to a legal vehicular travel speed of 25 miles per hour as is the vehicular 
travel speed of the local streets in the adjacent residential neighborhoods. This residential 
vehicle speed limitation and the adopted local street design standards have been 
successful in McMinnville in mitigating matters related to noise, pedestrian and bicycle 
movement, and aesthetics as can be seen in the adjacent residential neighborhoods and 
others throughout the city. This proposed local residential street connection also 
implements and supports Policy 118.00(5) and McMinnville's Future Local Street 
Connections plan (Exhibit 2-1 of McMinnville's TSP) as also addressed elsewhere in these 
findings. 

Additional information relative to potential concerns related to safety are found in Chapter 
4 of the McMinnville TSP; Chapter 4 then refers to Appendix I of the TSP to provide details 
and addresses implementation. Appendix I provides the specifics of the Neighborhood 
Traffic Calming Program (NTCP) which provides three major types of traffic calming 
devices for local residential streets: vertical deflection, horizontal deflection, and 
obstruction. The Program outlines policies and procedures by which problem areas are 
studied and possible neighborhood traffic calming measures are identified and applied as 
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warranted by the findings of such a study. Since the public street to serve this 
development site does not yet exist on-site, there are no existing or known on-site problem 
areas that need or warrant studies in order to consider the effectiveness of implementing 
any of the various neighborhood traffic calming measures provided in Appendix I of the 
adopted TSP. 

Policies 

132.43.05 Encourage Safety Enhancements - In conjunction with the residential 
street improvements, the City should encourage traffic and pedestrian 
safety improvements that may include, but are not limited to, the 
following safety and livability enhancements: 

1. Traffic circles; 

2. Painted or raised crosswalks (see also recommended crosswalk 
designation in Chapter 4); 

3. Landscaping barriers between roadway and non-motorized uses,· 

4. Landscaping that promotes a residential atmosphere; 

5. Sidewalks and trails,· and 

6. Dedicated bicycle lanes. (Ord. 4922, February 23, 2010) 

132.43. 10 Limited Neighborhood Cut-Through Traffic - Local residential streets 
should be designed to prevent or discourage their use as shortcuts for 
through traffic. Local traffic control measures should be coordinated 
with the affected neighborhood. (Ord. 4922, February 23, 2010) 

APPLICANT'S RESPONSE: Policies 132.43.05 (1-6) and 132.43.10 are satisfied by the 
proposal for reasons previously provided in findings addressing Policies 132.41.00, 
132.41.05, 132.41.20, 132.41.25 and 132.41.30 above. In addition, traffic circles (or 
roundabouts) are specific traffic control and enhancement design solutions for application 
in specific circumstances warranting their construction. Two possible traffic circle 
locations were identified in McMinnville's adopted Transportation System Plan (TSP) 
Appendix D - TSP Project Summaries, to potentially be located along SW Fellows Street 
and along NW Baker Creek Road. McMinnville's first two traffic circles have been 
constructed at the intersections of NW Hill Road and NW Baker Creek Road, and NW Hill 
Road and NW Wallace Road. The construction and dedication of the currently proposed 
extension of SW Emily Drive, a local residential street, does not warrant the construction of 
a traffic circle. 

The proposed local residential street is shown on the attached graphic exhibits to be 
designed with a five-foot wide curbside planter strip separating the roadway from the 
pedestrian uses along both sides of the street within the future right-of-way dedication. 
The existing blocks of SW Emily Drive are designed to this standard and the proposed 
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street will be an extension of this design. These planter strips will be landscaped to 
promote a residential atmosphere as shall be approved by the McMinnville Landscape 
Review Committee upon submittal and successful review of a public right-of-way planter 
strip landscape plan. The design of the proposed cul-de-sac street complies with the 
Complete Street Design Standards of the McMinnville TSP in that the street is designed 
with a curb-to-curb width of 28-feet within a 50-foot right-of-way and a bulb radius of 45-
feet with a curb-to-curb radius dimension of 33 feet as per the McMinnville TSP Section 
30 Streets, Subsection A 2. Within the cul-de-sac bulb, the sidewalk shall be curb tight 
with no planting strip as required in the McMinnville TSP Section 30 Streets, Subsection S. 
Designated bike lanes or raised or painted crosswalks are not warranted within this 
proposed subdivision as per City requirements. 

Policy 

132.46.00 Low impact street design, construction, and maintenance methods 
should be used first to avoid, and second to minimize, negative 
impacts related to water quality, air quality, and noise in 
neighborhoods. 

APPLICANT'S RESPONSE: Policy 132.46.00 is satisfied by the proposal in that the street 
design, construction and maintenance methods required by the City were adopted to, in 
part, implement each element of this policy. These design, construction and maintenance 
methods administered by the City are satisfied as demonstrated in this proposal and as will 
be adhered to through the entirety of the design, construction, inspection and approval 
process prior to the platting of this subdivision. 

Policy 

132.46.05: Conservation - Streets should be located, designed, and improved in 
a manner that will conserve land, materials, and energy. Impacts 
should be limited to the minimum necessary to achieve the 
transportation objective. 

APPLICANT'S RESPONSE: Policy 132.46.05 is satisfied through this proposal's compliance 
with the applicable elements of the McMinnville Transportation System Plan and the 
McMinnville Zoning Ordinance as addressed in these Findings. The street is proposed to 
be located in an efficient manner as described in this proposal and designed in a manner 
compliant with the McMinnville TSP and all City requirements for local residential streets 
as shown in the attached graphics and as shall be required by associated conditions of 
approval of this subdivision request. 

Policy 

132.54.00: Promoting Walking for Health and Community Livability- The City will 
encourage efforts that inform and promote the health, economic, and 
environmental benefits of walking for the individual and McMinnville 
community. Walking for travel and recreation should be encouraged 
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to achieve a more healthful environment that reduces pollution and 
noise to foster a more livable community. 

APPLICANT'S RESPONSE: Policy 132.54.00 is satisfied by this proposal in that, through 
its approval, the City will have demonstrated support and encouragement of efforts that 
promote health and the environmental benefits of walking for the individual and for the 
broader McMinnville community. This would be achieved by the City's support for the 
creation of the proposed local residential street extension of SW Emily Drive to serve new 
residences with biking and walking opportunities. This is further demonstrated by the 
City's support for the proposed creation of a 10-foot wide pedestrian pathway (with a hard 
surface width of 5-feet) connecting the southerly extension of SW Emily Drive with SW 
Cypress Lane to serve residents of this subdivision. These opportunities created by this 
proposed local street and sidewalk system and connecting pedestrian pathway will 
enhance pedestrian circulation within this residential portion of the city. A municipal 
endorsement of this vehicular and pedestrian plan through the approval of this proposal 
not only promotes walking for health and community livability, but also helps to preserve a 
healthier environment by providing an additional opportunity for pedestrian and bicycle 
movement as opposed to only vehicular movement. 

FINDING (CHAPTER VI): SATISFIED WITH CONDITIONS. Compliance with these goals 
and policies is predominately satisfied through construction of transportation facilities built 
to city standards and specifications and through the lot and access layout, as well as 
through development standards that apply at the time lots are developed. The proposed 
plan, subject to conditions of approval, satisfies the goals and policies of Chapter VI. 

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

Policies 

136.00 

139.00 

1. 

2. 

Ordinance No. 5179 

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

The City of McMinnville shall extend or allow extension of sanitary sewage 
collection lines within the framework outlined below: 

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

Sufficient trunk and main line capacities remain to serve undeveloped land 
within the projected service areas of those lines. 
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3. 

4. 

142.00 

143.00 

144.00 

14500 

1. 

2. 

3. 

4. 

14700 

151.00 

Ordinance No. 5179 

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

Extensions will implement applicable goals and policies of the 
comprehensive plan. 

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

The City of McMinnville shall encourage the retention of natural drainage 
ways for storm water drainage. 

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

The City of McMinnville, recognizing McMinnville Water and Light as the 
agency responsible for water system services, shall extend water services 
within the framework outlined below: 

Facilities are placed in locations and in such a manner as to insure 
compatibility with surrounding land uses. 

Extensions promote the development patterns and phasing envisioned in 
the McMinnville Comprehensive Plan. 

For urban level developments within McMinnville, sanitary sewers are 
extended or planned for extension at the proposed development densities 
by such time as the water services are to be utilized 

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

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

The City of McMinnville shall evaluate major land use decisions, including 
but not limited to urban growth boundary, comprehensive plan 
amendment, zone changes, and subdivisions using the criteria outlined 
below: 
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1. Sufficient municipal water system supply, storage and distribution facilities, 
as determined by McMinnville Water and Light, are available or can be 
made available, to fulfill peak demands and insure fire flow requirements 
and to meet emergency situation needs. 

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

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

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

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

APPLICANT'S RESPONSE: Goal VII 1 and Policies 136.00, 139.00 (1-4), 142.00, 143.00, 
144.00, 145.00 (1-4), 147.00 and 151.00 (1-5) are satisfied by the request as adequate 
levels of sanitary sewer collection, storm sewer and drainage facilities, municipal water 
distribution systems and supply, and energy distribution facilities, either presently serve or 
can be made available to serve the site and its future residential use. Additionally, the 
Water Reclamation Facility has the capacity to sufficiently accommodate flow resulting 
from development of this site as proposed. The City's administration of all municipal water 
and sanitary sewer systems according to the Goals and Policies of the McMinnville 
Comprehensive Plan and Implementing Ordinances guarantees adherence to federal, state, 
and local quality standards. The City of McMinnville is required to continue to support 
coordination between city departments, other public and private agencies and utilities, and 
McMinnville Water and Light to ensure the coordinated provision of utilities to developing 
areas and in making land-use decisions to fulfill peak demands and ensure fire flow 
requirements and emergency situation needs. Additionally, the subject site will be 
converted in an orderly manner to urbanizable standards through the coordinated 
extension of utilities as shown on the submitted tentative subdivision plan, and as shall be 
conditioned through approval of this residential subdivision and companion land use 
applications. 

Policies 

153.00 

155.00 

Ordinance No. 5179 

The City shall continue coordination between the planning and fire 
departments in evaluating major land use decisions. 

The ability of existing police and fire facilities and services to meet the 
needs of new service areas and populations shall be a criterion used 
in evaluating annexations, subdivision proposals, and other major land 
use decisions. 
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APPLICANT'S RESPONSE: Policies 153.00 and 155.00 are satisfied in that emergency 
service departments will be provided with the opportunity to review this proposal. 
Additionally, a public street designed to meet all applicable City of McMinnville 
requirements will provide directly to every lot, or by way of a compliant private access tract 
serving Lots 6 and 7, and a compliant access easement serving Lot 4. 

GOAL VII 3: TO PROVIDE PARKS AND RECREATION FACILITIES, OPEN SPACES, 
AND SCENIC AREAS FOR THE USE AND ENJOYMENT OF ALL 
CITIZENS OF THE COMMUNITY 

Policies 

163.00 

163.05 

166.00 

167.00 

168.00 

169.00 

170.05 

The City of McMinnville shall continue to require land, or money in lieu of 
land, from new residential developments for the acquisition and/or 
development of park/ands, natural areas, and open spaces. 

The City of McMinnville shall locate future community and 
neighborhood parks above the boundary of the 100-year floodplain. 
Linear parks, green ways, open space, trails, and special use parks are 
appropriate recreational uses of floodplain land to connect community 
and other park types to each other, to neighborhoods, and services, 
provided that the design and location of such uses can occur with 
minimum impacts on such environmentally sensitive lands. 

The City of McMinnville shall recognize open space and natural areas, 
in addition to developed park sites, as necessary elements of the 
urban area. 

The City of McMinnv!tle shall encourage the retention of open space 
and scenic areas throughout the community, especially at the 
entrances to the City. 

Distinctive natural features and areas shall be retained, wherever 
possible, in future urban developments. 

Drainage ways in the City shall be preserved, where possible, for 
natural areas and open spaces and to provide natural storm run-offs. 

For purposes of projecting future park and open space needs, the 
standards as contained in the adopted McMinnville Parks, Recreation, 
and Open Space Master Plan shall be used. 

APPLICANT'S RESPONSE: Goal VII 3 and Policies 163.00, 163.05, 166.00, 167.00, 168.00, 
169.00 and 170.05 are satisfied in that park fees shall be paid for each housing unit at the 
time of each building permit application as required by McMinnville Ordinance 4282, as 
amended. There is no portion of this site that is located within the 100-year floodplain for 
utilization as greenways or special use parks, nor are there distinctive natural features or 
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areas for retention as open space. Additionally, while the McMinnville Parks, Recreation, 
and Open Space Master Plan does not cal l for the development of a community or 
neighborhood park in this location, this site is well served by uti lization of the recreational 
space provided by the nearby Discovery Meadows park located along SW Cypress Lane 
approximately 300 feet north of this site's northeastern corner. 

FINDING (CHAPTER VII): SATISFIED WITH CONDITIONS. Subject to conditions of 
approval, the applicant's narrative and plans demonstrate compliance with the community 
facilities and services goals and policies. 

GOAL VIII 1: TO PROVIDE ADEQUATE ENERGY SUPPLIES, AND THE SYSTEMS 
NECESSARY TO DISTRIBUTE THAT ENERGY, TO SERVICE THE 
COMMUNITY AS IT EXPANDS. 

Policy 

173.00 

177.00 

The City of McMinnville shall coordinate with McMinnville Water and Light 
and the various private suppliers of energy in this area in making future land 
use decisions. 

The City of McMinnville shall coordinate with natural gas utilities for the 
extension of transmission lines and the supplying of this energy resource. 

APPLICANT'S RESPONSE: Goal VIII 1 and Policies 173.00 and 177.00 are satisfied in that 
McMinnville Water and Light and Northwest Natural Gas will be provided opportunity to review 
and comment regarding this proposal prior to the issuance of the Planning Department's staff 
report. 

Goal VIII 2: 

Policy 

178.00 

TO CONSERVE ALL FORMS OF ENERGY THROUGH UT/LIZA TION OF LAND 
USE PLANNING TOOLS. 

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

APPLICANT'S RESPONSE: Goal VIII 2 and Policy 178.00 are satisfied by this request as the 
development proposes a compact form of urban development commensurate with the 
requested R-3 zoning designation of the subject site. This zoning designation allows 
residential uses inclusive of small lot single-family detached uses, single family attached units, 
duplexes and triplexes, and townhouses. While, at the time of this application submittal, we have 
not determined the specific dwelling type(s) intended for each of the proposed subdivision lots, 
most of the dwelling types permitted by the R-3 zone can be accommodated on each of the 
proposed lots which provides a potential wide range of dwelling type options which we will assess 
responsive to market needs at the time of development. The southerly extension of SW Emily 
Drive as shown on the submitted residential tentative subdivision plan will provide safe and 
efficient access opportunities to each of the residences with limited code compliant alternative 
accesses noted above in previous findings. 
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All of the lots designed for single-family detached use exceed the 6,000 square foot 
minimum lot size as required by the R-3 zone. Utilities presently abut the site and can be 
extended in a cost effective and energy efficient manner commensurate with this proposal, 
and as shall be required as conditioned, by the approval of these land use requests. 

FINDING (CHAPTER VII): SATISFIED WITH CONDITIONS. Subject to conditions of 
approval, the applicant's narrative and plans demonstrate compliance with the community 
facilities and services goals and policies. In part, these policies are also addressed through 
the prerequisite rezone application. 

GOAL IX1: TO PROVIDE ADEQUATE LANDS TO SERVICE THE NEEDS OF THE 
PROJECTED POPULA T!ON TO THE YEAR 2023, AND TO ENSURE THE 
CONVERSION OF THESE LANDS IN AN ORDERLY, TIMELY MANNER TO 
URBAN USES. 

APPLICANT'S RESPONSE: Goal IX 1 is satisfied in that the entirety of the subject site is 
located within both the McMinnville urban growth boundary and designated as Residential 
on the City's Comprehensive Plan Map and with the majority of this subdivision site also 
being located within the McMinnville city limits (the balance of which is the subject of the 
companion annexation request) and therefore identified for urban development according 
to applicable standards and requirements. As stated in Policy 71.00, all residential zoning 
classifications shall be allowed in areas designated as Residential on the Comprehensive 
Plan Map and the subject site is so designated. Additionally, all urban services are currently 
available and adjacent to the site making the conversion of this site to urban uses orderly 
and timely. 

Policy 

183.00 The City of McMinnville, with the cooperation of Yamhill County, shall 
establish three categories of lands within the Urban Growth Boundary. 
Future urbanizable lands are those lands outside the city limits, but 
inside the Urban Growth Boundary. These lands shall be retained in 
agricultural resource zones until converted to urbanizable lands by 
annexation to the City of McMinnville. Urbanizable lands are those 
lands within the city limits which are not yet developed at urban 
densities. Conversion of these lands to the urban classification shall 
involve fulfillment of the goals and policies of this plan, provision of 
urban services, and application of appropriate implementation 
ordinances and measures. Urban lands are those lands within the city 
limits developed at urban densities. 

APPLICANT'S RESPONSE: Policy 183.00 is satisfied in that the City of McMinnville 
coordinated with Yamhill County on establishment of the McMinnville Urban Growth 
Boundary (UGB) and that UGB was acknowledged by the Oregon Land Conservation and 
Development Commission (LCDC). At that time the land that is the subject of this 
subdivision application was designated Residential on the McMinnville Comprehensive Plan 
Map; the Residential designation covers all the zoning designations from R-1 through R-5. 
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The applications combined in this submittal propose to residentially develop this site to an 
R-3 urban density and, in doing so, fulfil the applicable Goals and Policies of the McMinnville 
Comprehensive Plan. 

Policies: 

187.10 

187.20 

187.30 

The City of McMinnville shall establish Great Neighborhood Principles 
to guide the land use patterns, design, and development of the places 
that McMinnville citizens live, work, and play. The Great 
Neighborhood Principles will ensure that all developed places include 
characteristics and elements that create a livable, egalitarian, healthy, 
social, inclusive, safe, and vibrant neighborhood with enduring value, 
whether that place is a completely new development or a 
redevelopment or infill project within an existing built area. 

The Great Neighborhood Principles shall encompass a wide range of 
characteristics and elements, but those characteristics and elements 
will not function independently. The Great Neighborhood Principles 
shall be applied together as an integrated and assembled approach to 
neighborhood design and development to create a livable, egalitarian, 
healthy, social, inclusive, safe, and vibrant neighborhood, and to 
create a neighborhood that supports today's technology and 
infrastructure, and can accommodate future technology and 
infrastructure. 

The Great Neighborhood Principles shall be applied in all areas of the 
city to ensure equitable access to a livable, egalitarian, healthy, social, 
inclusive, safe, and vibrant neighborhood for all McMinnville citizens. 

APPLICANT'S RESPONSE: Policies 187.10, 187.20 and 187.30 are satisfied by this proposal 
in that the City of McMinnville adopted Great Neighborhood Principles as part of Volume II 
of the Comprehensive Plan in 2019. The adoption of such principles found in the following 
policies fully articulate the aspirations of the three policies referenced in this finding. 

Policy: 

187.40 The Great Neighborhood Principles shall guide long range planning 
efforts including, but not limited to, master plans, small area plans, and 
annexation requests. The Great Neighborhood Principles shall also 
guide applicable current land use and development applications. 

APPLICANT'S RESPONSE: Policy 187.40 specifies that McMinnville's Great Neighborhood 
Principles shall guide applicable current land use and development applications such as 
this subdivision request. As Great Neighborhood Principles are addressed in findings 
below, this policy is satisfied. Additional findings relevant to Great Neighborhood Principles 
previously provided as part of the annexation and zone change findings above are also 
incorporated into the Great Neighborhood Principles findings provided for this subdivision 
application by this reference. 
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Policy: 

187.50 

1 .. 

2. 

a. 

a. 

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. 

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

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. 

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

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'S RESPONSE: There are no watercourses, sensitive lands, steep slopes or 
wetlands within this subdivision site. Peavey Reservoir and the southwest branch of 
Cozine Creek to the southwest is not located within the subdivision site. There are also no 
significant onsite natural features or landscapes since this site is virtually flat and has been 
used as rural residential yards since the existing homes were constructed. Regarding 
vistas or skylines, the territorial view from this property is to the west over adjacent rural 
land which recently burned as the result of a local brush fire. Views to the north and east 
will be of urban residential neighborhoods while views to the south and west will be of the 
currently existing larger lot residential development. While there are no landmark trees 
identified on this site, there is a stand of fir trees located in the northwesternmost portion 
of the property that measures some 75 x 130 feet in size. Given their dense spacing and 
the age of the rural residential use of this site, it is difficult to determine if these trees are 
native to this property or if they were planted in the early 1900's commensurate with 
construction of the existing residence in the northeast corner of the site, abutting SW 
Cypress Lane. Preservation of this stand of trees would result in the loss of approximately 
1.5 building lots from this proposed subdivision; given the location of the southerly 
extension of SW Emily Drive that is proposed and would be required by the City, 
preservation of this tree stand would eliminate residential development from the west side 
of the SW Emily Drive extension within the annexation parcel. In light of this policy however, 
we propose to work with the City on potential individual tree retention without the loss of 
these two proposed building lots which would equate to a loss of one-fifth (1/5 th

) of the 
proposed subdivision's buildable lots. Policy 187.50 (1) and (2) has been satisfied. 

Policy: 

187.50 
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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. 

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 cu/­
de-sacs or blocks with lengths greater than 400 feet). 

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 abt'lities 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. 

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. 
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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. 

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). 

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. 

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. 
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APPLICANT'S RESPONSE: We propose to make fee-in-lieu payments to the City for each 
residence at the time of construction rather than dedicating parkland from this site. The 
current McMinnville Parks, Recreation, and Open Space Master Plan (1999) does not call 
for the development of a community or neighborhood park in this location. "Pocket parks", 
which have become more popular in recent years were not a projected park type need in 
the Parks Master Plan nor a park type to be required of residential subdivisions unless 
through the mechanism of a Planned Development which is not part of this combined 
application submittal. Moreover, this site is well served by utilization of the recreational 
space provided by the established Discovery Meadows Park located approximately 300 
feet north of the site's northeastern corner; actual walking distance of approximately 900 
feet (0.17 miles) from the current southern terminus of SW Emily Drive. The current Parks 
Master Plan projected park needs map is reproduced here for your convenience and does 
not indicate the need for a park at this site. 
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An enlargement of a portion of that park plan map is provided here demonstrating that 
there are no projected parkland needs that directly impact the subject site. 
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While this development plan does not propose a trail system such as that referenced in Policy 
187.50 (3)(a) a paved pedestrian pathway is proposed to connect the proposed extension of SW 
Emily Drive with SW Cypress Lane for enhanced pedestrian connectivity within the immediate 
area. 

The proposed residential development will see the southerly extension of SW Emily Drive 
from its current temporary southerly terminus to serve the undeveloped portion of the 
project site. This public street extension will be designed and constructed to city standards 
resulting in an extension of the existing public street network that is pedestrian, bike and 
other transit friendly in order to provide ease of use for people of all ages and abilities such 
that owning a vehicle can be optional. 

Additionally, Policy 187.50 (4)(b) states that a pedestrian connection is to be provided from 
cul-de-sacs to commercial areas, schools, community facilities, parks, trails and open 
spaces and between streets that are disconnected (such as cul-de-sacs or blocks with 
lengths greater than 400 feet). While this site would not create a cul-de-sac with a length 
exceeding 400 feet, and this site does not have the ability to provide a direct pedestrian 
connection to a commercial area, school, community facility, park, trail or open space, such 
a pedestrian connection is still included as part of this subdivision design. As mentioned 
above relative to Policy 187.50 (3)(a), a paved pedestrian pathway is proposed to connect 
the proposed extension of SW Emily Drive with SW Cypress Lane for enhanced pedestrian 
connectivity within the immediate area. This five-foot wide paved pathway will be located 
within a 10-foot wide tract and serve to enhance non-vehicular movement between this 
neighborhood and the surrounding area. 

The lot sizes and dwelling types allowed by the R-3 zone, by design, elicit a human scale 
to neighborhood design. The location of this development site, and the larger project area, 
provide easy and convenient access to nearby recreational activities (Discovery Meadows 
Park), educational opportunities (Columbus Elementary School) and convenient access to 
the city's broader transportation network leading to commercial and professional areas 
(Highway 99W located some½ mile distance from the development area) such that owning 
a vehicle can be optional. These opportunities and the design of the proposed street and 
pedestrian connection are bike friendly and will provide a safe and enjoyable experience 
that encourages the use of bikes by people of all ages. This proposed development will 
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connect to the existing street grid system as directed by the McMinnville TSP and shal l be 
non-exclusive and shall be accessible and allow the ease of use by all. 

By proposing lot sizes and a street design commensurate with that of existing adjacent 
urban scale residential development, this subdivision provides for a compatible human 
scale that fosters human interaction with the bu ilt environment, particularly through the 
provision of public sidewalks, street trees, a dedicated pedestrian connecting pathway in 
addition to future dwell ing unit types with compliant building heights that either exist or are 
becoming more common in nearby neighborhoods as encouraged by the City. 

Policy 187.50 (8)(c) specifically encourages application of the principles of CPTED (Crime 
Prevention through Environmental Design) . CPTED started domestically and has now 
gained wide international acceptance due to law enforcement efforts to embrace it. Policy 
187.50 specifically cites CPTED standards as applicable for public spaces which technically 
includes public rights-of-way design and their improvements since public streets are open 
for use by the general public. CPTED recommendations that are employed in this proposal 
include: 

• A public street extension and creation of a pedestrian connecting path to increase 
both pedestrian and bicycle traffic. 

• Residential windows that will look out onto sidewalks. 
• Approved "crime-safe" landscape design for the soft-scape portions of the 10-foot 

wide pedestrian tract. 
• Approved street tree planting plan with resilient, scale appropriate trees in locations 

so as to not create clear-vision obstructions. 
• A cul-de-sac street which will ,provide multiple viewpoints to residential entrances. 
• Natural vehicular access control as there are no street intersections within this 

neighborhood . 

The requested rezoning of this site to R-3 is consistent with the base zone of the adjacent 
neighborhoods to the north eliminating the need for employment of additional residential 
buffers beyond that of traditional R-3 zoned residential yard requirements. The only true 
urban-rural interface that exists with this subdivision is located along the western edge of 
the annexation area and is limited to a distance of approximately 75-feet. The rural land 
beyond that portion of the site's western edge is a small captured area located between 
this portion of the proposed subdivision, Peavey Reservoir and the Kathleen Manor 
Manufactured Home neighborhood. As the R-3 PD zoned Kathleen Manor Manufactured 
Home neighborhood abuts this captured piece of rural land for a distance of some 450 feet 
along its subdivision boundary, and no additional buffer or design requirements were 
assessed to that development along this edge, it is our position that no such additional 
buffers or design requirements would be required of this subdivision's urban-rural edge in 
order to achieve a cohesive and consistent residential design and pattern with that of the 
existing adjacent residential development. 

It is prudent at this point to mention the City's current, ongoing public review of the draft 
McMinnville Parks, Recreation and Open Space Plan (2024). At the time of the preparation 
of this application submittal, it is unclear if this new draft parks plan will have already been 
adopted by the City and therefore appl icable to this application. In the interest of 
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transparency and potential park or other recreational compliance obligations, we address 
the relationship between that draft plan and this development site. 

The development area that is the subject of these combined applications is shown on Map 
4-1 (Developed Parks Service Area) of the Draft McMinnville Parks, Recreation and Open 
Space Plan to be both within a ¼ Mile Walk and also within a ½ Mile Walk from the 
Developed Park Service Area of Discovery Meadows Park (both distances are referenced 
by this Plan) . This Plan makes clear that the public park recreation needs of the entire 
subject development site is well served by Discovery Meadows Park. Regarding any future 
park location that might directly impact this development site, Map 5-1 (Future Parks & 
Recreation System) of the draft Plan do not identify any portion of this site as being needed 
for any identified future park type. Map 5-1 is provided here for your reference. 

·-,~-~{-l«-·- •~•m Y>T "'" 

-·1-.,_, ·,:.r· ·~,···'' j-::.:-, ,,,... -S=i-;r ,.. '---{. .., ·--... 
1:-rn:;, • / ·:·_ .. : 

:·-. lj_ / 

\ 

, - I ~ 
- -- - ·-·---• ~♦ Cr>t ' 

I . . :~~~--- J 
. i-:_ .-- I 

C ~ ' I 
- 1-rf', 

J \ A• 

f < • l • r "- ' r - - ... _ ... 

... ~-. ,·.:/ 1 ! , ~-« ".J" ... I -~1:: .-~-~.... t--' · ·-

.:,. =-J: t O :- •••• • # 1 

-/: ___ -:: .L7 _,.,.,c, 

Park and R1cr1ation FacilititS Otvetoped Parks Strvlct Area Bast Map F1a1ur1s 

- Community Parks Parklel!es 1/4 Mile Walk Ma)Or Streets O School Distncl Property 

NeighborhOod Parks - Special Use Parks 112 Mile Walk -- Streets Unfiek! University 

Unearrrra11 Parks Undeveloped Parks 

- Developed Natural Areas 

Undeveloped Natural Areas 

+-+--+ Railroads Waler Bodies 

[_::-_:-_J City Boundary 

[=] Urban Growth Boundary 

An enlargement of a portion of Map 4-1 near the proposed development site is provided 
on the following page (please refer to the legend above for graphic orientation). 
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The requirements of Policy 187.50 (3-10), as applicable to this subdivision application, have 
been satisfied . 

Policy: 

187.50 

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. 

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. 

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'S RESPONSE: Policy 187.50 (11-13) is satisfied by this request since the 
companion annexation and zone change applications propose that this subdivision site 
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annexed to the City and zoned R-3 which supports almost all residential dwelling types 
available through the McMinnville zoning scheme. This makes housing opportunities 
possible for people and families with a wide range of incomes, and for people and families 
of all generations and in all stages of life. Development of this residential land will 
demonstrate residential construction exhibiting variety in building form and design 
employing environmentally friendly construction techniques and energy efficiency 
consistent with Great Neighborhood Design Principles as required by the City. We also 
endorse and agree that similar housing types, when immediately adjacent, will exhibit a 
variety in building form and design. Neighborhood design elements and features (e.g., 
street lights and paved surfaces) will be consistent in design and complementary to those 
found within the adjacent Cypress Meadows First Addition neighborhood to the north through 
which one will travel to access nine of these proposed ten lots if arriving by vehicle. Upon final 
approval of this combined joint proposal, we endeavor to work with the City regarding 
individual Great Neighborhood Design elements as appropriate. 

FINDING (CHAPTER VII): SATISFIED WITH CONDITIONS. Subject to conditions of 
approval, the applicant's narrative and plans demonstrate compliance with the urbanization 
goals and policies. 

GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND 
USE DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF 
McMINNVILLE 

GOAL X 2: TO MAKE EVERY EFFORT TO ENGAGE AND INCLUDE A BROAD CROSS 
SECTION OF THE COMMUNITY BY MAINTAINING AN ACTIVE AND OPEN 
CITIZEN INVOLVEMENT PROGRAM THAT IS ACCESSIBLE TO ALL 
MEMBERS OF THE COMMUNITY AND ENGAGES THE COMMUNITY 
DURING DEVELOPMENT AND IMPLEMENTATION OF LAND USE POLICIES 
AND CODES. 

Policy 

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

APPLICANT'S RESPONSE: Goals X 1, X 2, and Policy 188.00 are satisfied in that the City of 
McMinnville has adopted a Neighborhood Meeting program that requires that the applicant of 
most types of land use applications to hold at least one public Neighborhood Meeting prior to 
submittal of a land use application; this is further addressed under findings relative to McMinnville 
Zoning Ordinance Section 17.72.095 and is addressed in findings below. Additionally, the City of 
McMinnville continues to provide opportunities for the public to review and obtain copies of the 
application materials and completed staff report prior to the McMinnville Planning Commission 
and/or McMinnville City Council review of the request at an advertised public hearing. All 
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members of the public with standing are afforded the opportunity to provide testimony and ask 
questions as part of the public review and hearing process. 

FINDING (CHAPTER IX): SATISFIED. The application is subject to neighborhood meeting 
requirements, and the concurrent review of this application together with the rezone is being 
reviewed through the procedure type that provides the greatest opportunity for public 
involvement. 

Annexation Agreement (Instrument #202506840) 
https.//www.mcminnvilleoregon.gov/sites/default/files/fi/eattachments/community_ deve/o 
pment/page/26596/7 annexation agreement b. cook_city_ of mcm -
final recorded agreement.pd{ 

APPLICANT'S RESPONSE: N/ A. 

FINDING: SATISFIED WITH CONDITIONS. The conditions of approval require compliance 
with all conditions of the annexation agreement. 

State Law 
OAR 660-012-0060. Transportation Planning Rule, Plan and Land Use Regulation 
Amendments 
https.//secure. sos.state. or. us/oard/viewSingleRu/e. action ?rule VrsnRsn=292996 

APPLICANT'S RESPONSE: For the same reasons articulated in the annexation and zone 
change findings provided above, this proposed rezoning request must be found to be in 
compliance with the Oregon Administrative Rule (OAR) 660-012-0060, the Transportation 
Planning Rule (TPR). The intent of the TPR is to ensure that future land use and traffic 
growth is consistent with local transportation system planning and does not create a 
"significant effect" on the surrounding transportation beyond currently allowed potential 
uses on the site. 

As this TPR analysis is specific to the subdivision development plan proposed by way of 
these companion applications, it is the most relevant and meaningful TPR test provided in 
this submittal. Incorporating and utilizing the same type of analysis and comparison as 
above, it remains helpful to note that current conditions on these two parcels are each 
developed with one single-family detached residence. The ITE manual identifies 9.43 daily 
trips for each residence which brings the current total daily trips being generated from this 
site to 19. 

This subdivision application requests approval of a ten-lot residential subdivision. For the 
purposes of establishing the theoretical maximum potential daily trip generation from this 
site for this TPR analysis we assume Quadplex development for each of the ten lots. [The 
TPR methodology employed for Zone Change findings above is incorporated and relied on 
here by this reference.] 

For ten lots, there would be a theoretical maximum of 40 Quadplex dwellings possible for 
this subdivision site; 10 lots X 4 dwellings per lot = 40 dwellings. Using the ITE average 
daily trip rate for single-family attached homes of 7.2 trips per unit (which is a higher trip 
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generation than single family attached/ Quadplex and therefore a more rigorous TPR test) 
yields a projected maximum of 288 daily trips that could be generated from this site based 
on 40 theoretical Quadplex units. Subtracting the 19 current-conditions trips from this total 
yields a proposed increase of 269 new daily trips. These 269 theoretical daily trips are 
substantially less than the 400 daily trip threshold that would trigger a "significant effect" 
identified by the Transportation Planning Rule. that could potentially be realized if this site 
was rezoned devoid of a specific development proposal such as this subdivision request. 

As shown through the TPR analysis provided at each stage of this proposal (annexation, 
zone change and subdivision), this combined proposal remains within the TPR compliance 
threshold at every step. The requirements of Oregon's Transportation Planning Rule have 
been satisfied by this analysis and this combined proposal fully complies with those 
requirements and does not trigger any transportation system enhancement or 
development related transportation mitigation under TPR regulation. 

FINDING: NOT APPLICABLE. OAR 660-012-0060, Transportation Planning Rule, Plan and 
Land Use Regulation Amendments, applies to plan and land use regulation amendments. 
It is not applicable to subdivision applications. 
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ATTACHMENT 1 TO DECISION DOCUMENT 

Planning Department 

Office Use Only: 

File No, ZC 2-24 

Date Received 6/20/2024 

Fee $5,667.00 

Receipt No.-----=2=--1:....::0c....::0'--'4:....::6=-----­
Received by _ ___;_A.:..;W~--231 NE Fifth Street o McMinnville, OR 97128 

(503) 434-7311 Office I) (503) 474-4955 Fax 
www.mcminnvlllaoregon.gov 569-24-000132-PLNG 

Comprehensive Plan Map Amendment/ 
Zone Change Application 

Applicant Information 
Applicant is: ttProperty Owner O Contract Buyer □ Option Holder D Agent □ Other ____ _ 

Applicant Name~ C@?k Phone 

Contact Name ____ _____________ _ Phone _______ _ 
(If different than above) 

Address 

Property Owner Information 

Property Owner Name ______________ _ Phone _______ _ 
(If different than above) 

Contact Name ________________ _ Phone _______ _ 

Address __________________ _ 

City, State, Zip. ________________ _ 

Contact Email. _________________ _ 

Site Location and Description 
(If metes and bounds description, indicate on separate sheet) c~~~ • 
Property Address \52;:, 5w ~ Lt--L ~ \'!t,5 -Sw 6:-elCff. LN 

~~ 3<'~t:> at:,20{ r- , 
Assessor Map No. R4"::\: - 3:Mr-1:> QOPQ Total Site Area -9 ~ f\ .& ~ =-2...1 

~ 
Subdivision ________________ .Block NA Lot_JJI ...... Al!:::ll,.. __ _ 

' Comprehensive Plan Designation_ ..... N'-""'-.z;;;A~-----·Zoning Designation E;F: 01'.! f i;: I 



This request is for a: 

□ Comprehensive Plan Amendment Jgl Zone Change 

1. What, in detail, are you asking for? State the reason(s) for the request and the intended use(s) of 
the property .. ______________________________ _ 

~9 - ~ 

2. Show in detail, by citing specific goals and policies, how your request is consistent with applicable 
goals and policies of the McMinnville Comprehensive Plan (Vol. 2). __________ _ 

,s,,. AAt;ck 

3. If your request is subject to the provisions of a planned development overlay, show, in detail, how 
the request conforms to the requirements of the overlay. ______________ _ 

w 



4 . If you are requesting a Planned Development, state how the proposal deviates from the 
requirements of the Zoning Ordinance and give, justification for such deviation .. ______ _ 

N/A 
,I 

5. Considering the pattern of development in the area and surrounding land uses, show, in detail, 
how the proposed amendment is orderly and timely. ________________ _ 

:See NkMkah 

6. Describe any changes in the neighborhood or surrounding area which might support or warrant 
the request. ______________________________ _ 

2>eie ~l? 



7. Document how the site can be efficiently provided with public utilities, including water, sewer, 
electricity, and natural gas, if needed, and that there is sufficient capacity to serve the proposed 
use. _____________________ ____________ _ 

8. Describe, in detail, how the proposed use will affect traffic in the area. What is the expected trip 
generation? _______________________ _______ _ 

,:See< ~ 

In addition to this completed application, the applicant must provide the following: 

El A site plan (drawn to scale, with a north arrow, legible, and of a reproducible size), indicating 
existing and proposed features within and adjacent to the subject site, such as: access; lot 
and street lines with dimensions; distances from property lines to structures; improvements; 
and significant features (slope, vegetation, adjacent development, drainage, etc.). If of a 
larger size, provide five (5) copies in addition to an electronic copy with the submittal. 

l;;J A legal description of the parcel(s), preferably taken from the deed. 

@ Compliance of Neighborhood Meeting Requirements. 

~ Payment of the applicable review fee, which can be found on the Planning Department web 
page. 

I certify the statements contained herein, along with the evidence submitted, are in all 
respects true and are correct to the best of my knowledge and belief. 

Property Owner's Signature 
I 

Date 
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I. Executive Summary 

I am pleased to submit this land use proposal for consideration and approval. This proposal is 
comprised of an Annexation application, a Zone Change application and a Residential 
Subdivision application. The aim of this proposal is to bring 0.9 acres of land into the 
McMinnville city limits and to rezone this and other adjacent land (2.7 total acres) to R-3 (Two­
Family Residential) consistent with nearby residential zoning to allow for additional urban 
residential development within the McMinnville City Limits. 

The submitted companion applications of this proposal are: 

• Approval of an annexation application on approximately 0.9 acres of land. 

• Approval of a zone change application on approximately 2. 7 acres of land from the 
site's current zoning designations of EF-80 (Exclusive Farm Use - 80-acre 
Minimum) (0.9 acres and approximately 33% of the site) and R-1 (Single-Family 
Residential) (1.8 acres and approximately 67% of the site) to an R-3 (Two-Family 
Residential) zoning designation. 

• Approval of a two phase 10 lot tentative residential subdivision plan on 
approximately 2. 7 acres of land that would provide the opportunity for urban 
residential development. 

The submitted tentative plan proposes a southerly extension of SW Emily Drive to serve the 
site. 

II. Site and Vicinity Description 

The project site which is the subject of these companion applications totals approximately 2. 7 
acres in size and is generally located west of SW Cypress Lane and south of the Cypress 
Meadows First Addition residential subdivision. The site is currently comprised of two parcels 
of land, each of which is improved with a single-family residence and outbuildings. Both of the 
existing residences are currently provided direct vehicular access from SW Cypress Lane. 
Three offsite parcels improved with residences and located west of the project site are currently 
provided vehicular access to SW Cypress Lane by way of access easements crossing the project site. 
Future vehicular access to one of these offsite parcels will be provided directly by SW Emily Drive with 
the other two ccntinuing to be accessed through an existing private access easement that does not 
impact and is not within the boundary of the proposed subdivision. The joint use access currently 
crossing the subject site will be extinguished commensurate with the development of this 
proposed subdivision. Numerous utility and access easements extend through the subject site 
that will also be extinguished and/or modified as necessary as part of the development of this 
subdivision. While a tributary to Cozine Creek lies offsite and west of the project area, there 
are no wetlands or other sensitive lands on the site and no portion of the project site lies within 
the 100-year floodplain. 

The comprehensive plan designation of the portion of the project site that is proposed for 
annexation is identified as Residential on the McMinnville Comprehensive Plan Map. The area 
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of the project site proposed to be annexed is identified as EF-80 (Exclusive Farm Use - 80-
acre Minimum) on the Yamhill County Zoning Map with the balance of the development site 
being identified as R-1 (Single-Family Residential) on the McMinnville Zoning Map. 

The Cypress Meadows First Addition residential subdivision and the southeast corner of the 
Kathleen Manor Manufactured Home neighborhood, both zoned R-3 PD (Two-Family 
Residential, Planned Development) lie adjacent to the full northern edge of the project area. 
Adjacent to the site's eastern edge is SW Cypress Lane beyond which is the Harmony Fields 
Addition residential subdivision as well as residentially developed unannexed land. Adjacent 
rural residential style development exists to the west and along the site's southern edge. 

An aerial view of the project site and structures is provided below. 

The existing zoning of the project site and surrounding lands are depicted in the graphic 
below. 
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It is noted that the online electronic version of the McMinnville Comprehensive Plan Map 
appears that it may contain an erroneous graphic artifact. This artifact depicts this site's 
annexation area as having no comprehensive plan designation whereas this area is actually 
and historically designated as Residential on the City's Plan map. It is not the case that this 
annexation area remains undesignated (uncolored) because it is intended as future public right­
of-way since the City's adopted Transportation System Plan (2010) shows the intended public 
access to serve this area to be by way of a southerly extension of SW Emily Drive and not a 
westerly extension of SW Shirley Ann Drive. 
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III. Requests 

• Approval of an annexation application on approximately 0.9 acres of land. 

• Approval of a zone change application on approximately 2. 7 acres of land from the 
site's current zoning designations of EF-80 (Exclusive Farm Use - 80-acre 
Minimum) (0.9 acres and approximately 33% of the site) and R-1 (Single-Family 
Residential) (1.8 acres and approximately 67% of the site) to an R-3 (Two-Family 
Residential) zoning designation. 

• Approval of a two phase 10 lot tentative residential subdivision plan on 
approximately 2. 7 acres of land that would provide the opportunity for urban 
residential development. 

For general orientation to the site and the main elements of the proposed tentative subdivision plan, 
there are two existing residences on the site; both of which are currently provided direct individual 
vehicular access to SW Cypress Lane. These two residences are visible along the site's eastern edge 
adjacent to SW Cypress Lane as can be seen in the aerial site graphic provided above. Three offsite 
residences located west of the project site are currently provided vehicular access to SW Cypress 
Lane by way of access easements crossing the project site. Future vehicular access to one of these 
offsite parcels will be provided directly by SW Emily Drive with the other two continuing to be accessed 
through an existing private access easement that does not impact and is not within the boundary of 
the proposed subdivision. 

All of the proposed ten lots comply with the R-3 zone minimum lot size requirements and applicable 
dimensional land division standards of Chapter 17.53 of the McMinnville Zoning Ordinance. While the 
specific future dwelling unit type intended for each of these proposed lots is yet to be determined, most 
of the lots are designed to accommodate a number of dwelling unit types permitted within the R-3 zone. 
As part of the phased design of the submitted subdivision plan, four lots are proposed to be platted in 
Phase I with the remaining six lots and a pedestrian pathway to be platted in Phase 2. 

The materials contained in the narrative and conclusionary findings of fact of this proposal 
address the relevant criteria for approval of the annexation request, zone change request and 
the residential subdivision request. Individual applications for the proposed Annexation, Zone 
Change and the Residential Subdivision request have been prepared and filed with the City to 
run concurrently. Each of these three applications require separate decisions by the 
McMinnville Planning Commission and/or the McMinnville City Council and each of those 
decisions are to be based on distinct findings of fact for each application. This proposal 
provides such findings of fact for each of these applications supporting a decision for approval 
for each. 

IV. Development Concept Statement 

In addition to this submittal's addressing of the McMinnville Goals and Policies of Volume II of 
the Comprehensive Plan and the requirements provided in the McMinnville Zoning Ordinance 
(Volume Ill of the Comprehensive Plan), which are provided in findings below, McMinnville's 
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Annexation application form also requests that the applicant provide a Development Concept 
Statement addressing numerous elements within eight categories summarizing the overall 
development concept and methods by which the physical and related social environment of the 
site, surrounding area, and the community will be enhanced. This section provides that 
statement. 

This annexation request is paired with other companion applications to provide an opportunity 
to develop currently underutilized land at an urban density for residential use. McMinnville's 
Housing Needs Analysis (2023) demonstrates that McMinnville is in need of additional housing of all 
types including those dwelling unit types permitted by the R-3 zone to meet projected dwelling unit 
needs through the year 2041. Further, that Analysis also demonstrates that McMinnville is also in need 
of additional R-3 zoned land in order to provide opportunities for that housing need to be met. This 
proposed annexation, when paired with its attendant zone change request, will bring approximately 
0.9 acres of land into the city limits and rezone that land to R-3. Approval of that zone change request 
will also rezone the site's remaining 1.8 acres of land currently zoned R-1 to an R-3 designation. These 
approvals paired with the companion subdivision application will provide the opportunity for the 
applicant to move forward with infrastructure development and platting of a two-phased residential 
subdivision to make additional medium-density housing available to current and, perhaps, future 
McMinnville residents and subsequently provide some of the needed housing units identified by the 
City. 

Through the infrastructure construction and residential building phases of this project, employment 
opportunities in McMinnville will be enhanced as opportunities will exist for employment of members 
of the local work force to complete these development phases which enhances McMinnville's economy 
and will have a positive impact on the livelihood of those gainfully employed. McMinnville will also 
benefit from increased tax revenues upon completion of the residences that are to be constructed 
within the proposed 10-lot subdivision. 

The livability of McMinnville will be enhanced by the provision of medium density residences on 
Residentially Planned land which is currently underutilized; the proposed zoning and development of 
which is consistent with adjacent and nearby neighborhoods. More specifically, the livability achieved 
through this annexation and the future development of this land is the same as that of existing 
developed adjacent R-3 PD zoned neighborhoods to the north. Being developed to a typical 
R-3 zone density, this 0.9 acre annexation site would blend completely with those existing 
adjacent R-3 PD zoned neighborhoods yielding no negative impacts on them in terms of density, 
uses, building heights, noise or other characteristics of typical R-3 style development. 

Through the future development phase of this 0.9 acre site there will be no negative 
environmental impacts since there are no wetlands, riparian areas or other sensitive lands, 
drainage swales or waterways on this site. Additionally, environmentally sound construction 
and building techniques will be employed throughout as required by the City. Energy 
conservation will be realized through the completion of this residential development plan in that 
additional housing opportunities will be made available within walking distance to a public transit 
stop currently located on SW Cypress Lane just south of its intersection with SW Emily Drive 
and located some 300 feet from the northeast corner of this annexation site. This transportation 
efficiency opportunity results in a potential reduction of vehicle miles traveled within the broader 
community. The Discovery Meadows public park is also located on SW Cypress Lane some 
300 feet north of the annexation site's northeastern corner which provides public recreation 
opportunities within a short distance from the annexation site; actual walking distance of 
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approximately 900 feet (0.17 miles) from the current southern terminus of SW Emily Drive. 
Such walking, recreational and public transit opportunities go toward enhancing the social fabric 
of our neighborhoods and the broader community. 

Locating a small, newly designated R-3 zoned medium density housing opportunity adjacent to 
neighborhoods already developed to R-3 allowable densities will not elicit negative physical, 
aesthetic or social impacts to surrounding development or the larger nearby area. Rather, this 
proposed density and development will blend with and complement the density and design of 
nearby urban development already approved and supported by the City. As to the small amount 
of rural style residential development south of the proposed subdivision area, the closest house 
to this site lies some 20-feet south of the subdivision boundary's southern edge. Considering 
this approximate 20-foot existing side yard setback, when added to the 20-foot rear yard 
setbacks that would be required of proposed lots 9 and 10, yields an approximate 40-feet of 
residential building separation which is greater than is required of most of the City's approved 
Planned Development neighborhoods and their adjacent neighborhoods. We contend that the 
impacts of this grouped set of applications results in a desirable neighborhood consistent with 
nearby and adjacent development and helps positively meet residential needs identified by the 
City. 

The subdivision application that is part of this combined submittal proposes a two-phase 
residential subdivision. Phase one would see the southerly extension of SW Emily Drive some 
75 feet to the southern edge of the annexation parcel. Proposed Lots 2-4 would be served by 
this extension while Lot 1 would continue to retain its existing vehicular access onto SW 
Cypress Lane. 

Southwest Emily Drive would be further extended south in Phase two terminating in a cul-de­
sac and would provide vehicular access to proposed Lots 5-1 O; Lot 8 will also retain its existing 
vehicular access onto SW Cypress Lane in order to access the existing attached garage. As 
part of Phase 2, a 10-foot wide pedestrian tract will be provided adjacent to the south side of 
Lots 1 and 2 leading eastward from the southerly extension of SW Emily Drive to the eastern 
edge of the subdivision. This 10-foot wide, paved path will provide a direct pedestrian 
connection between SW Emily Drive and SW Cypress Lane and will be owned by and will be 
the maintenance responsibility of all lots within this platted subdivision. Additionally, a 20-foot 
wide private paved vehicular access tract will be provided along the north edge of proposed 
Lots 5 and 6 leading eastward from the southerly extension of SW Emily Drive to provide 
vehicular access to Lots 6 and 7; this tract will also be owned and maintained in common. [It 
is relevant to note that while the submitted tentative subdivision plan labels the 10-foot wide 
pedestrian access tract as an easement, it is in fact proposed to be a commonly held tract.] 

While residential cul-de-sac streets are discouraged where opportunities for through streets 
exist, extension of SW Emily Drive to the southern edge of the site for future continuation 
southward to serve other properties is highly problematic and ill-advised in that those properties 
are already developed as large lot single family residences. With that extension being non­
viable, this proposed development plan is designed to terminate SW Emily Drive in a cul-de­
sac design within the proposed subdivision with vehicle traffic exiting the site to the north. [The 
residences to the south of the proposed subdivision have already redesigned and consolidated 
their vehicular access to SW Cypress Lane into one access point as part of the City's redesign 
of the SW Cypress Lane - Old Sheridan Road intersection realignment project.] 
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In addressing future impacts to the existing nearby street network of potential new vehicle trips 
that could be generated by this proposed development, we rely on trip generation data supplied 
by the current Edition of the ITE Manual (Institute of Traffic Engineers Trip Generation Manual) 
and the range of possible dwelling unit types allowed by both current and proposed zoning; 
allowing a "before and after" comparison to assess potential impact. This traffic analysis is 
provided elsewhere in findings below and incorporated here by this reference. 

Generally, it is instructive to note that McMinnville's local residential public streets are designed 
with a daily carrying capacity of 1,200 vehicle trips as identified in Exhibit 2-4 - Complete 
Streets Design Guidelines of the adopted McMinnville Transportation System Plan. As is 
demonstrated in findings provided below the local residential public street (SW Emily Drive) that 
is to be extended south to serve 9 of the 10 lots in this proposed subdivision (Lot 1 will retain 
its sole current access to SW Cypress Lane) will sufficiently accommodate the maximum 
potential number of new vehicle trips that could be generated by these companion land use 
applications without triggering noncompliance with TPR (Transportation Planning Rule) 
requirements. 

It is of interest to note that SW Emily Drive will carry these future vehicle trips northward for a 
distance of three-blocks north of the proposed subdivision where SW Emily Drive currently 
connects with the City's larger transportation network at its intersection with SW Alexandria 
Street providing a through direct connection to SW Cypress Lane and to SW Hill Road; a minor 
collector and minor arterial, respectively. These collector and arterial streets will similarly not 
be overburdened by the addition of these new daily vehicle trips to the network. 

Adjacent public facilities will be extended to serve this development site. Generally, and prior 
to platting, sanitary and storm sewer services will be extended southward within the proposed 
public right-of-way from their current locations at the SW Emily Drive temporary terminus. From 
the proposed subdivision these systems will generally flow northward and enter the existing 
public systems at the north edge of the proposed subdivision. This subdivision's utility 
extensions will be the financial responsibility of the applicant to complete prior to platting; as 
this is a phased subdivision, these improvements will occur in two sequential phases. Other 
services such as Northwest Natural Gas, water and electricity which serve the adjacent 
subdivision to the north and are readily available at the north edge of the project area will 
similarly be phased and provided by the applicant. 
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V. Conclusionary Findings for Approval of the requested Annexation 

The Conclusionary Findings are the findings regarding consistency with the applicable criteria 
for the application. The applicable criteria for an Annexation are specified in the McMinnville 
Municipal Code (MMC). 

The goals, policies, and proposals in Volume II of the Comprehensive Plan are to be applied to 
all land use decisions as criteria for approval, denial, or modification of the proposed request. 
Goals and policies are mandated; all land use decisions must conform to the applicable goals 
and policies of Volume 11. 

Volume I Background Element is the main body or text of the McMinnville Comprehensive Plan. 
Historically in this volume are the inventories and research documentation on which the goals 
and policies were based. The requirements of the statewide goals for inventory information 
and land use related projections (e.g. population and housing) have also been contained in this 
volume. Volume I informed Volumes II and Ill of the McMinnville Comprehensive Plan and is 
often not directly applicable to land use development applications. 

1. Bruce Cook is requesting: 

• Approval of an annexation application on approximately 0.9 acres of land. 

2. The subject site is approximately 0.9 acres in size and is generally located west of SW 
Cypress Lane and south of the Cypress Meadows First Addition residential subdivision 
and is more specifically described as R4430AD 00100. The site is currently zoned EF 80 
- 80-acre minimum) on the Yamhill County Zoning Map and designated as Residential on 
the McMinnville Comprehensive Plan Map. 

3. Sanitary sewer and municipal water and power can sufficiently seive the site. The municipal 
water reclamation facility has sufficient capacity to accommodate expected flows resulting from 
development of the property as proposed. Northwest Natural Gas, Comcast, Recology, 
McMinnville School District 40 and the McMinnville Police and Fire Departments can also 
sufficiently seive this site. 

4. The following Goals and Policies of Volume II of the McMinnville Comprehensive Plan are 
applicable to the request. 

The implementation of most goals, policies, and proposals as they apply to this application are 
accomplished through the provisions, procedures, and standards in the city codes which are 
sufficient to adequately address applicable goals, policies, and proposals as they apply to this 
application. 

The following findings are made relating to specific Goals and Policies: 

Chapter II Natural Resources 

GOAL 111: TO PRESERVE THE QUALITY OF THE AIR, WATER, AND LAND 
RESOURCES WITHIN THE PLANNING AREA. 
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Policy 

1.00 Urbanizable lands outside the city limits, but inside the Urban Growth 
Boundary, shall be retained, whenever possible, in agricultural use until 
such time as they are needed for urban development. 

Findings: 

Goal II 1 and Policy 1.00 are satisfied in that the subject site has been retained in a largely rural 
setting with only one single-family house and small outbuildings located on the 0.9 acre site. As 
such, the impact on the quality of air, water and land resources within the planning area has been 
minimal while retaining opportunities for urban density residential development upon approval of 
the necessary land use applications. 

Chapter V Housing and Residential Development 

GOAL V 1: 

GOALV2: 

Policy: 

TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY 
HOUSING FOR ALL CITY RESIDENTS. 

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. 

68.00 The City of McMinnville shall encourage a compact form of urban 
development by directing residential growth close to the city center, to 
designated neighborhood activity centers, and to those areas where 
urban services are already available before committing alternate areas 
to residential use. 

Findings: 

Goals V 1 and V 2 and Policy 68.00 are satisfied by this annexation request in that approval of 
this application would make possible the review and approval of the companion zone change 
and subdivision applications to provide the opportunity for additional housing stock to be added 
to the City. Upon development approval, the application of the Uniform Building Code 
guarantees the quality of the housing. An urban level of services can be made available to 
adequately serve development on the site. The subject site is located within the urban growth 
boundary and is adjacent to established residential development thereby promoting a compact 
urban form. 
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Policies: 

58.00 

71.00 

71.05 

Findings: 

City land development ordinances shall provide opportunities for 
development of a variety of housing types and densities. 

The City of McMinnville shall designate specific lands inside the urban 
growth boundary as residential to meet future projected housing needs. 
Lands so designated may be developed for a variety of housing types. 
All residential zoning classifications shall be allowed in areas designated 
as residential on the Comprehensive Plan Map. 

The City of McMinnville shall encourage annexations and rezoning which 
are consistent with the policies of the Comprehensive Plan so as to 
achieve a continuous five-year supply of buildable land planned and 
zoned for all needed housing types. 

Policies 58.00. 71.00 and 71.05 are satisfied by this annexation request in that the Residential 
comprehensive plan designation, which is carried by the subject site, allows for development 
of a variety of housing types and densities within the area. Approval of this annexation 
application would add additional buildable land to the City's land inventory which, when 
accompanied by the companion zone change and subdivision applications, would be 
residentially developed to help meet identified residential needs. The lots, as shown on the 
companion submitted tentative development plan, would provide medium-density residential 
development opportunities within the community. 

Policy 

99.00 

Bruce Cook 

1. 

2. 

3. 

4. 

5. 

An adequate level of urban services shall be provided prior to or 
concurrent with all proposed residential development. Services shall 
include, but not be limited to: 

Sanitary sewer collection and disposal lines. Adequate Municipal waste 
treatment plant capacities must be available. 

Storm sewer and drainage facilities (as required). 

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

Municipal water distribution facilities and adequate water supplies (as 
determined by City Water and Light). 

Energy distribution facilities and adequate energy resource supplies. 
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Chapter VI Transportation System 

Policy: 

117.00 The City of McMinnville shall endeavor to insure that the roadway network 
provides safe and easy access to every parcel. 

Chapter VII Community Facilities and Services 

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

Policy 

Sanitary Sewer System: 

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

Storm Drainage: 

Policy 

142.00 

Water System: 

Policy 

144.00 

145.00 

Bruce Cook 

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

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

The City of McMinnville, recognizing the City Water and Light 
Department as the agency responsible for water system services, shall 
extend water services within the framework below: 

Annexation/ Zone Change/ Subdivision 
June 2024 
Page 12 



1. 

2. 

3. 

4. 

147.00 

Findings: 

Facilities are placed in locations and in such a manner as to insure 
compatibility with surrounding land uses. 

Extensions promote the development patterns and phasing envisioned 
in the McMinnville Comprehensive Plan. 

For urban level developments within McMinnville, sanitary sewers are 
extended or planned for extension at the proposed development 
densities by such time as the water services are to be utilized. 

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

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

Goal VII 1 and Policies 99.00, 117.00, 136.00, 144.00, 145.00 and 147.00 are satisfied by this 
request as adequate levels of sanitary sewer collection, storm sewer and drainage facilities, 
municipal water distribution systems and supply, and energy distribution facilities. either 
presently serve or can be made adequately available to serve the proposed annexation area. 
This site would be provided vehicular access from the southerly extension of SW Emily Drive; 
an internal local public residential street system that would be constructed at the time of 
infrastructure development and prior to platting. Additionally, the water reclamation facility has 
adequate capacity to serve and accommodate additional future residential use on this site. All 
municipal water and sanitary sewer systems guarantee adherence to federal, state, and local 
quality standards. All affected municipal agencies and utility providers will be provided 
opportunity to review and comment on this annexation request thereby ensuring the 
coordinated provision of utilities to the annexation area as well as being provided the 
opportunity to review and comment on the companion applications. 

The graphics below are provided to demonstrate adjacency of public sanitary and storm utilities 
available to serve this site. 
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Policy 142.00 will be satisfied in that this annexation site and the balance of the proposed 
development area will be converted in an orderly manner to urban standards through the 
coordinated extension of utilities as addressed in the companion subdivision application. Prior 
to future infrastructure construction, an adequate storm water drainage system will be designed 
to specifications as determined and approved by the City Engineering Department. 

Police and Fire Protection: 

155.00 
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The ability of existing police and fire facilities and services to meet the 
needs of new service areas and populations shall be a criterion used in 
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Finding: 

evaluating annexation, subdivision proposals, and other major land use 
decisions. 

Policy 155.00 is satisfied since the annexation of this 0.9 acre site will not overburden existing 
police and fire service facilities. 

Chapter IX Urbanization 

GOAL IX 1: TO PROVIDE ADEQUATE LANDS TO SERVICE THE NEEDS OF THE 
PROJECTED POPULATION TO THE YEAR 2023, AND TO INSURE 
THE CONVERSION OF THESE LANDS IN AN ORDERLY, TIMELY 
MANNER TO URBAN USES. 

Finding: 

Goal IX 1 is satisfied since this property is located within the McMinnville Urban Growth 
Boundary and all urban services are available or can be made available to sufficiently serve the 
site. Inclusion of this land within the city limits of McMinnville will assist in meeting projected 
residential land use needs by providing increased opportunities for urban residential 
development within the city limits. The orderliness of this application's request is further 
demonstrated in that the subject site has been identified for future urban residential 
development since its inclusion into the McMinnville Urban Growth Boundary (UGB) and 
adjacent land to the north and east have already similarly residentially developed. Both the 
City of McMinnville and the Land Conservation and Development Commission (LCDC) have 
deemed this land necessary and appropriate for urban development by its location within 
McMinnville's present UGB. 

Policy: 

183.00 

Finding: 

The City of McMinnville, with the cooperation of Yamhill County, shall 
establish three categories of lands within the Urban Growth Boundary. 
Future urbanizable lands are those lands outside the city limits, but inside 
the Urban Growth Boundary. These lands shall be retained in agricultural 
resource zones until converted to urbanizable lands by annexation to the 
City of McMinnville. Urbanizable lands are those lands within the city 
limits which are not yet developed at urban densities. Conversion of 
these lands to the urban classification shall involve fulfillment of the goals 
and policies of this plan, provision of urban services, and application of 
appropriate implementation ordinances and measures. Urban lands are 
those lands within the city limits developed at urban densities. 

Policy 183.00 is satisfied in that this annexation site is identified by the City as Future 
Urbanizable Land (FUL) since this property is located within the McMinnville UGB yet outside 
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the current McMinnville city limits. In keeping with this designation, the City has not supported 
or endorsed any additional rural development on this site since it was first made part of the 
McMinnville UGB with it's already established existing rural home (circa 1908) ensuring that its 
original rural character has been preserved. 

Policy: 

187.40 

Finding: 

The Great Neighborhood Principles shall guide long range planning 
efforts including, but not limited to, master plans, small area plans, and 
annexation requests. The Great Neighborhood Principles shall also guide 
applicable current land use and development applications. 

Policy 187.40 specifies that McMinnville's Great Neighborhood Principles shall guide, in part, 
annexation requests. While Great Neighborhood Principles are required by this policy to be 
addressed as part of an annexation request, a number of these principles are best suited to be 
addressed in the findings provided with the companion subdivision application and are so 
provided there and are also incorporated in these annexation findings by this reference in 
addition to certain findings for Great Neighborhood Principles presented below. 

Policy: 

187.50 

Findings: 

1. 

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. 

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. 

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. 

There are no watercourses, sensitive lands, steep slopes or wetlands located within this 
annexation site. Peavey Reservoir and the southwest branch of Cozine Creek to the southwest 
are not located within the annexation area; nor are any portions located within the area 
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represented by the companion zone change or subdivision applications. There are also no 
significant onsite natural features or landscapes since this site is virtually flat and has been 
used as a rural residential "yard" for over 100 years. Regarding vistas or skylines, the territorial 
view from this property is to the west over adjacent rural land which recently burned as the 
result of a local brush fire. Views to the north, east and south are, or will be, that of urban 
residential neighborhoods. While there are no landmark trees identified on this site, there is a 
stand of fir trees located in the westernmost portion of the property that measures some 75 x 
130 feet in size. Given their dense spacing and the age of the rural residential use of this site, 
it is difficult to determine if these trees are native to this property or if they were planted in the 
early 1900's commensurate with construction of the existing residence. Preservation of this 
stand of trees would result in the loss of about 1.5 building lots from the proposed subdivision. 
Given the location of the southerly extension of SW Emily Drive that is proposed and would be 
required by the City, preservation of this tree stand would eliminate residential development 
from the west side of the SW Emily Drive extension on this annexation site. In light of this policy 
however, the applicant proposes to work with the City on potential individual tree retention 
without the loss of these proposed building lots which would equate to a loss of one-fifth (115th ) 

of the proposed subdivision's buildable lots. Policy 187.50 (1) and (2) has been satisfied. 

Policy: 

187.50 

Bruce Cook 

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. 

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). 
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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. 

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. 

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. 

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. 
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Findings: 

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). 

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. 

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. 

While the topic of parkland dedication or a fee-in-lieu payment will be addressed further in 
findings provided as part of the subdivision application submittal, it is important to note here 
that the current McMinnville Parks, Recreation, and Open Space Master Plan (1999) does not 
call for the development of a Community or Neighborhood Park in this location. Moreover, this 
site is well served by utilization of the recreational space provided by the established Discovery 
Meadows Park located approximately 300 feet north of the annexation site's northeastern 
corner; actual walking distance of approximately 900 feet (0.17 miles) from the current southern 
terminus of SW Emily Drive. The current Parks Master Plan Projected Park Needs map is 
reproduced here for your convenience. 
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An enlargement of a portion of that park plan map is provided below demonstrating that there 
are no projected parkland needs that directly impact the subject site . 
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As is detailed in the companion subdivision application submitted as part of this application package, 
the proposed residential development will see the extension of SW Emily Drive from its current 
temporary southerly terminus to serve the undeveloped portion of the project site. This public street 
extension will be designed and constructed to city standards resulting in an extension of the public 
street network that will be pedestrian, bike and other transit friendly to provide ease of use for people 
of all ages and abilities. Additionally, as part of Phase 2, a 10-foot wide pedestrian access tract with 
a hard surface five-feet in width will be provided adjacent to the south side of Lots 1 and 2 
leading eastward from the southerly extension of SW Emily Drive to the eastern edge of the 
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subdivision connecting SW Emily Drive with SW Cypress Lane with a pedestrian safe -
pedestrian only walkway. 

The requested zoning designation for the 2. 7 acre site is R-3. The lot sizes and dwelling types 
allowable within the R-3 zone, by design, elicit a human scale to neighborhood design. The 
location of this annexation site, as well as the entire subdivision site, provide easy and 
convenient access to nearby activities (Discovery Meadows Park), education opportunities 
(Columbus Elementary School) and convenient access to the city's broader transportation 
network leading to commercial and professional areas (Highway 99W located some ½ mile 
distance from the development area) such that owning a vehicle can be optional. 

The requested zoning designation for the subdivision site is that of the base zone of the 
adjacent residential neighborhood to the north thereby eliminating the need for additional 
residential buffers beyond that of the City's traditional R-3 zoned residential yard requirements. 
The urban-rural interface that exists along the western edge of the annexation area and the 
rural land beyond is limited to a distance of approximately 75-feet. The rural land beyond the 
annexation site's western edge is a small, captured area located between the annexation site, 
Peavey Reservoir and the Kathleen Manor Manufactured Home neighborhood. As the R-3 PD 
zoned Kathleen Manor Manufactured Home neighborhood abuts this captured rural piece of 
land for a distance of some 450 feet, and no additional buffer or design requirements were 
assessed to that development along this edge, it is our position that no such additional buffers 
or design requirements would be required of this annexation and development proposal and 
therefore achieve and maintain a cohesive and consistent residential design and pattern with 
the existing adjacent residential development. 

It is prudent to mention the City's current, ongoing public review of the draft McMinnville Parks, 
Recreation and Open Space Plan (2024 ). At the time of the preparation of this application 
submittal, it is unclear if this new draft parks plan will have already been adopted by the City 
and therefore applicable to this application. In the interest of transparency and potential 
compliance obligations, we address the relationship between that draft plan and this 
development site here. 

The development area that is the subject of these combined applications is shown on Map 4-1 
(Developed Parks Service Area) of the Draft McMinnville Parks, Recreation and Open Space 
Plan to be located within a ¼ Mile Walk and also within a ½ Mile Walk from the Developed Park 
Service Area of Discovery Meadows Park. This signifies that the public park recreation needs 
of the entire subject development site is well served by Discovery Meadows Park. Regarding 
future park locations that might directly impact this development site, Map 5-1 (Future Parks & 
Recreation System) of the draft plan do not identify any portion of this site as being needed for 
any identified future park type. 

The requirements of Policy 187.50 (3-10) as applicable to this annexation application have been 
satisfied. 
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Policy: 

187.50 

Findings: 

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. 

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. 

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. 

Policy 187.50 (11-13) is satisfied by this request since the area proposed for annexation is 
designated Residential on the McMinnville Comprehensive Plan Map which supports all 
residential zoning designations inclusive of housing opportunities for people and families with 
a wide range of incomes, and for people and families in all stages of life. Upon approval of the 
companion zone change and subdivision applications, development of this residential land will 
demonstrate residential construction exhibiting variety in building form and design employing 
environmentally friendly construction techniques and energy efficiency consistent with Great 
Neighborhood Design Principles as required by the City. Upon final approval of this combined 
application, we endeavor to work with the City regarding Great Neighborhood Design elements 
as appropriate. 
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Master Planning 

Policy 

187.90.030 Lands less than 10 acres in size may be annexed without the completion 
of the Master Planning process. Development of these lands shall be 
consistent with the land uses identified in the adopted Area Plan that is 
applicable to the land in question. Development of these lands shall be 
consistent with the land use development tools and requirements of the 
McMinnville Comprehensive Plan and the McMinnville Zoning Ordinance. 

Finding: 

The proposed annexation site is less than 10 acres in size and is not required to complete the 
Master Planning process as allowed by this policy. Therefore, Policy 187.90.030 is satisfied by 
this annexation proposal. 

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. 

GOAL X 2: TO MAKE EVERY EFFORT TO ENGAGE AND INCLUDE ABROAD CROSS 
SECTION OF THE COMMUNITY BY MAINTAINING AN ACTIVE AND OPEN 
CITIZEN INVOLVEMENT PROGRAM THAT IS ACCESSIBLE TO ALL 
MEMBERS OF THE COMMUNITY AND ENGAGES THE COMMUNITY 
DURING DEVELOPMENT AND IMPLEMENTATION OF LAND USE 
POLICIES AND CODES. 

Policy: 

188.00 

Findings: 

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. 

Goals X 1, X 2, and Policy 188.00 are satisfied by this annexation proposal in that the City of 
McMinnville has adopted a Neighborhood Meeting program that requires applicants of most types of 
land use applications to hold at least one public Neighborhood Meeting prior to submittal of a land use 
application; this annexation application is subject to those requirements. A Neighborhood Meeting for 
this, and companion applications, was successfully held on June 6, 2024. While detailed findings 
demonstrating compliance with these requirements is provided relative to McMinnville Zoning 
Ordinance Section 17.72.095 as found the findings provided for the proposed subdivision below, they 
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are relevant here and are incorporated into this finding by this reference. [The reason for locating the 
full text of these findings with those provided for the subdivision application is that most of the 
comments and questions received at the Neighborhood Meeting were specific to the proposed 
subdivision and it is our position is that they are most helpful for review to be provided as part of the 
subdivision findings. In either case, this reference for their inclusion here does suffice in providing 
sufficient findings for these requirements relative to this annexation request.] 

Additionally, the City of McMinnville continues to provide opportunities for the public to review and 
obtain copies of the application materials and a completed staff report prior to the McMinnville Planning 
Commission and/or McMinnville City Council review of these requests at an advertised public meeting. 
All members of the public with standing are afforded the opportunity to provide testimony and ask 
questions as part of the public review and hearing process. 

7. The following Sections of the McMinnville Municipal Code Section 16 (Ordinance No. 5106) 
are applicable to this request as decision-making criteria: 

16.10.030 Applicability 

Finding: 

The following conditions must be met prior to or concurrent with City 
processing on any annexation request: 

A. The subject site must be located within the McMinnville urban growth 
boundary. 

B. The subject site must be contiguous to the existing City limits. 

The proposed annexation property is located within the McMinnville Urban Growth Boundary 
and is contiguous to the existing McMinnville City limits along its northern, eastern and southern 
edges. This proposal satisfies Section 16.10.030. 

16.20.020 Annexation Application 

Bruce Cook 

An annexation application shall include the following: 

A. A list of owners, including partial holders of owner interest, within the 
affected territory, indicating for each owner: 

1. The affected tax lots, including the township, section and range 
numbers; 

2. The street or site addresses within the affected territory as shown 
in the Yamhill County Records; 
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3. A list of all eligible electors registered at an address within the 
affected territory; and 

4. Signed petitions as may be required in Subsection B below. 

B. Written consents on City-approved petition forms that are: 

1. Completed and signed, in accordance with ORS 222.125, by: 

a. All of the owners within the affected territory; and 

b. Not less than 50 percent of the eligible electors, if any, 
registered within the affected territory; or 

2. Completed and signed, in accordance with ORS 222.170, by: 

a. More than half the owners of land in the territory, who also 
own more than half the land in the contiguous territory and 
of real property therein representing more than half the 
assessed value of all real property in the contiguous 
territory (ORS 222.170(1)); or 

b. A majority of the electors registered in the territory 
proposed to be annexed and a majority of the owners of 
more than half the land (ORS 222.170(2)). 

3. Publicly owned rights-of-way may be added to annexations 
initiated by these two methods with consent(s) from the property 
owner(s). 

C. In lieu of a petition form described in Subsection B above, an owner's 
consent may be indicated on a previously executed Consent to Annex form 
that has not yet expired as specified in ORS 222.173. 

D. Verification of Property Owners form signed by the Yamhill County 
Assessor IT ax Collector Department. 

E. A Certificate of Electors form signed by the Yamhill County Clerk and 
Elections Department. 

F. An ORS 195.305 waiver form signed by each owner within the affected 
territory. 

G. A waiver form signed by each owner within the affected territory as allowed 
by ORS 222.173. 

H. A legal description of the affected territory proposed for annexation 
consistent with ORS 308.225 that will include contiguous or adjacent right­
of-way to ensure contiguity as required by ORS 222.111. 
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Findings: 

I. A map stamped by a licensed surveyor that is to scale and highlights the 
affected territory and its relationship to the city limits. 

J. A list of the districts currently providing services to the affected territory. 

K. An adequate level of urban services must be available, or made available, 
within three (3) years of annexation. An adequate level of urban services is 
defined as: 

1. Municipal sanitary sewer and water service meeting the 
requirements enumerated in the McMinnville Comprehensive 
Plan for provision of these services. The sanitary sewer service 
overall will be considered adequate if the municipal operations 
are in accordance with federal and state regulations, permits, and 
orders. 

2. Roads with an adequate design capacity for the proposed use 
and projected future uses. Where construction of the road is not 
deemed necessary within the three-year time period, the City will 
note requirements such as dedication of rights-of-way and 
easements, waivers of remonstrance against assessment for 
road improvement costs, and/or participation in other 
transportation improvement costs, for application at the 
appropriate level of the planning process. The City will also 
consider public costs of the improvements. 

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

L. A written narrative addressing the proposal's consistency with the approval 
criteria specified in Chapter 16.30, if applicable. 

M. A fee as established by Council resolution. 

N. If applicable, a concept master plan as required in MMC Chapter 17.10.060. 

This annexation application meets and satisfies all of the applicable requirements of 16.20.020 
(A-N) as follows. The site of this annexation request is identified as 1465 SW Cypress Lane 
(more specifically referred to as R44 30AD 00100). Mapping and graphics have been submitted 
as part of this annexation application indicating the affected tax lot, including the township, 
section and range numbers, and street address. There are no public rights-of-way located 
within the annexation area nor are there any private or public easements granting any access 
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rights to this annexation site to adjacent landowners. One hundred percent of the owners of 
the annexation area have signed the City approved annexation petition form. 

A legal description for the annexation site including adjacent right-of-way has been provided 
with this application as well as a map stamped by a licensed surveyor that is to scale and 
highlights the affected territory and its relationship to the McMinnville city limits. The list of 
districts currently providing services to this site is provided in appropriate locations in the 
findings submitted to support approval of this application. Additionally, an adequate level of 
urban services are available or can be made available within three years of annexation to serve 
future residential development on this site; additional related findings in support are provided in 
findings below in this submittal and are incorporated here by this reference. 

As part of this combined application submittal, a two-phase tentative residential subdivision 
plan has been provided showing an adequate public right-of-way extension of SW Emily Drive 
to serve the full development site inclusive of this proposed annexation parcel. This tentative 
plan also shows proposed right-of-way improvements satisfying current City standards for 
dedication and construction of local public streets. A written narrative including sufficient 
findings of fact to justify this annexation request is part of this application submittal; as 
articulated in these findings, this proposal is not subject to concept master planning 
requirements found in MMC Chapter 17.10.060. Adequate fees as established by Council 
resolution have been paid for submittal of this annexation application. 

16.40.020 Annexation Agreement 

Finding: 

Properties subject to this Chapter 16.30 must enter into an annexation 
agreement with the City. The City Council may adopt by resolution an 
annexation agreement with the owner(s) of property that is proposed for 
annexation to the City. The annexation agreement shall address, at a minimum, 
provisions for connection to and extension of public facilities and services to the 
annexed property. Connection to public facilities and services shall be at the 
discretion of the City, unless otherwise required by the Oregon Revised Statutes. 
Where public facilities and services are available and can be extended, the 
applicant shall be required to do so. The annexation agreement shall also 
describe a process and timeframe for compliance with the McMinnville 
Comprehensive Plan. The annexation agreement can also have additional 
requirements for annexation into the city at the discretion of the City Council that 
responds to overall future growth and development needs of the community. 

Section 16.40.020 is satisfied in that the applicant agrees to and shall enter into an annexation 
agreement with the City as directed by the City. 

16.40.030 Review Process 
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A. Annexation Application Submittal. The applicant must submit an 
annexation application consistent with the requirements of Section 
16.20.020. 
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Finding: 

B. The property owner will sign an annexation agreement to be considered 
for approval by the City Council either concurrently with or after the 
annexation application. 

This annexation application has been submitted to the City consistent with the requirements of 
Section 16.20.020 and we (the applicant) agree to and shall enter into an annexation agreement 
with the City as directed by the City. 

Finding: 

General Provisions: 

17.03.020 Purpose. 

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

Section 17.03.020 is satisfied by this annexation request for the reasons enumerated in the findings 
presented above. 

Transportation Planning Rule 

The Oregon Transportation Planning Rule (TPR) is more directly applicable to and most 
meaningful to the analysis of the potential traffic impacts of the combined submittal of these 
three companion applications. However, findings must be adopted to support approval of each 
of these three applications individually (annexation, zone change and subdivision). Therefore, 
while we direct the public and decision makers to the TPR analysis provided as part of the 
findings supporting approval of the subdivision application as being the most relevant, individual 
TPR analysis of each individual application is provided should the City choose to consider the 
TPR component for each application individually. Additionally, where analysis options were 
available, we have taken the more rigorous approach to demonstrate TPR compliance under 
any possible development scenario of these parcels. 

This proposed annexation request must be in compliance with the Oregon Administrative Rule 
(OAR) 660-012-0060, the Transportation Planning Rule (TPR). The intent of the TPR is to 
ensure that future land use and traffic growth is consistent with local transportation system 
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planning and does not create a "significant effect" on the surrounding transportation system 
beyond currently allowed uses. The definition of a "significant effect" varies by jurisdiction and 
no such definition is provided in the McMinnville code. According to the Oregon Highway Plan 
(OHP) a net increase of 400 daily vehicle trips qualifies as a "significant effect" on a State 
Highway facility (Action 1 F.5, Oregon Highway Plan, 2015). This definition is also commonly 
applied to local roadways and streets when the local governing agency does not provide an 
alternate definition. Therefore, this definition of "significant effect" shall apply here. 

Part of what the TPR test assesses is the impact of the maximum increase of daily vehicle trips 
when comparing possible daily vehicle trips resulting from maximum development opportunities 
under current conditions to the number of trips resulting from the proposed development, and 
whether that difference exceeds 400 average daily trips and if there is a "significant effect" on 
the transportation system. This discussion provides the City with the expected vehicle trip 
generation based on the reasonable "worst case" development potential given current 
conditions and also upon approval of these combined land use applications, and an 
assessment of whether this joint proposal will create a "significant effect" on the transportation 
system. 

The two subject parcels are each currently developed with one single family residence. The 
northern parcel remains under the jurisdiction of Yamhill County zoning as it is unannexed and 
its dwelling unit potential has already been maximized under current applicable zoning 
regulations. The Institute of Transportation Engineers (ITE) Trip Generation Manual (11th 

edition) provides that a single-family residence (category 210) generates 9.43 daily trips which 
is the existing and also the total possible trips which can be generated from this site under 
current conditions. 

If this annexation request was not paired with its companion zone change and subdivision 
requests, approval of the annexation alone would see this parcel continue its current Yamhill 
County EF - 80 zoning designation; in which case the maximum daily trips would remain at 
9.43 trips. However, the City's Residential comprehensive plan designation supports all 
residential zones and, with this site coming within the McMinnville city limits would potentially 
make all residential zoning designations possible on this parcel. 

If this annexation request was not paired with the attendant zone change and residential 
subdivision applications, it would be necessary to calculate the maximum potential traffic impact 
as per density requirements of the highest density zoning designation in completing the TPR 
test. In that situation, the maximum allowable density of the R-5 zone states that the lot area 
shall not be less than fifteen hundred square feet for each unit. At 0.9 acres, this equates to a 
maximum dwelling unit count for the site of 26 potential multiple-family dwelling units. Utilizing 
ITE Trip Generation data, multi-family housing (category 220) generates 6.74 daily vehicle trips 
per dwelling unit. Applying this, a total of 175 average daily vehicle trips would be generated 
by the theoretical development of this annexation site to the maximum allowable R-5 density. 
Subtracting the maximum current conditions vehicle trip count of 9.43 from this brings the total 
daily trip difference to 166 trips which is far less than the 400 trip threshold for a significant 
effect under the TPR. 

Bruce Cook 
Annexation/ Zone Change/ Subdivision 

June 2024 
Page 29 



VI. Conclusionary Findings for Approval of the requested Zone Change 

Some of the Comprehensive Plan Policies or other City requirements that are applicable to this zone 
change application are also applicable to annexation applications. In those instances where the 
findings already provided above apply here and would be duplicative, it will be noted that they are 
incorporated into this section by reference along with additional findings provided as may be necessary. 

References in these findings to the "subject site," "development site" or "development area" refer to 
both of the subject parcels together (R44 30AD 00100 and R44 30AD 00201 ). 

1. Bruce Cook is requesting approval of: 

• Approval of a zone change application on approximately 2. 7 acres of land from the 
site's current zoning designations of EF-80 (Exclusive Farm Use - 80-acre 
Minimum) (0.9 acres and approximately 33% of the site) and R-1 (Single-Family 
Residential) (1.8 acres and approximately 67% of the site) to an R-3 (Two-Family 
Residential) zoning designation. 

2. The subject site is comprised of two parcels of land totaling some 2. 7 acres; R44 30AD 
00100 at 0.9 acres representing approximately 33% of the site and R44 30AD 00201 
at 1.8 acres in size representing approximately 67% of the site. The larger southern 
parcel of the project site abuts the southern edge of the northern parcel and is 
contiguous. The subject site (the two-parcel project site) is generally located south of 
the Cypress Meadows First Addition residential subdivision and the southeastern corner 
of the Kathleen Manor Manufactured Home neighborhood and west of SW Cypress 
Lane. Both of these parcels are identified as being designated Residential on the 
McMinnville Comprehensive Plan Map. 

3. Sanitary sewer and municipal water and power can sufficiently serve the site. The 
municipal water reclamation facility has sufficient capacity to accommodate expected 
flows resulting from development of the property as proposed. Northwest Natural Gas, 
Comcast, McMinnville School District 40, Recology, and the McMinnville Police and Fire 
Departments can also sufficiently serve future urban residential development of this site. 

4. The following Goals and Policies from Volume 11 of the McMinnville Comprehensive Plan 
are applicable to this request: 

Chapter V Housing and Residential Development 

GOAL V 1: 

Policy: 

60.00 

Bruce Cook 

TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY 
HOUSING FOR ALL CITY RESIDENTS. 

Attached single dwellings and common property ownership 
arrangements (condominiums) shall be allowed in McMinnville to 
encourage land-intensive, cost-effective, owner-occupied dwellings. 
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GOALV2: 

Policy: 

68.00 

Findings: 

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. 

The City of McMinnville shall encourage a compact form of urban 
development by directing residential growth close to the city center, to 
designated neighborhood activity centers, and to those areas where 
urban services are already available before committing alternate areas 
to residential use. 

Goals V 1 and V 2 and Policies 60.00 and 68.00 are satisfied by this zone change request in 
that its approval would make possible the review and approval of the companion subdivision 
application to provide the opportunity for additional housing stock to be added to the City. Upon 
development approval, the application of the Uniform Building Code guarantees the quality of 
the new, resultant housing. An urban level of services can be made available to adequately 
serve development on the site which is located within the urban growth boundary and adjacent 
to established residential development thereby promoting a compact urban form. Medium 
density residential development is also consistent with the adjacent and nearby development 
pattern as there are numerous R-3 and R-3 PD zoned residential neighborhoods located 
directly north of the subject site. 

Policies: 

58.00 

71.00 

71.09 

Bruce Cook 

City land development ordinances shall provide opportunities for 
development of a variety of housing types and densities. 

The City of McMinnville shall designate specific lands inside the urban 
growth boundary as residential to meet future projected housing needs. 
Lands so designated may be developed for a variety of housing types. 
All residential zoning classifications shall be allowed in areas designated 
as residential on the Comprehensive Plan Map. 

Medium and High-Density Residential (R-3 and R-4) - The majority of 
residential lands in McMinnville are planned to develop at medium 
density range (4 - 8 units per net acre). Medium density residential 
development uses include small lot single dwelling detached uses, single 
dwelling attached units, duplexes, triplexes, quadplexes, townhouses, 
and cottage clusters. High density residential development (8 - 30 
dwelling units per net acre) uses typically include townhouses, 
condominiums, and apartments. 
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1. 

2. 

3. 

4. 

5. 

71.10 

1. 

2. 

3. 

4. 

5. 

6. 

Findings: 

Areas that are not committed to low density development; 

Areas that have direct access from collector or arterial streets; or a local 
collector street within 600' of a collector or arterial; 

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

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

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

The following factors should be used to define appropriate density ranges 
allowed through zoning in the medium density residential areas: 

The density of development in areas historically zoned for medium and 
high density development; 

The topography and natural features of the area and the degree of 
possible buffering from established low density residential areas; 

The capacity of the services; 

The distance to existing or planned public transit; 

The distance to neighborhood or general commercial centers; and 

The distance from public open space. 

Policies 58.00. 71.00. 71.09 (1-5) and 71.10 (1-6) are satisfied by this zone change request in that 
McMinnville's land development ordinance provides opportunities for development of a variety of 
housing types and densities; most of which are permitted within the requested R-3 zoning designation 
including single dwellings and common property ownership arrangements. The subject site is 
designated R (Residential) on the McMinnville Comprehensive Plan Map and R-3 is a supported 
zoning designation within the Residential Plan designation. 

Permitted uses within the R-3 zone include small lot single-family detached uses, single family attached 
units. duplexes, triplexes, and townhouses. While, at the time of this application submittal, we have 
not determined the specific dwelling type(s) intended for each of the proposed subdivision lots, most 
of the dwelling types permitted by the R-3 zone can be accommodated on many of the proposed lots 
which provides a wide range of potential dwelling type options in order to be responsive to market 
needs and realities at the time of development. 

While this site is not located close to the city center, it is located in an urbanizing area where public 
utilities are already available; all of which are stubbed at the northern edge of the site within the SW 
Emily Drive right-of-way and/or within the SW Cypress Lane right-of-way as shown below. 
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The surrounding area is not committed to low density development as can be seen on the City's zoning 
map depicting adjacent R-3 PD zoned residential developments to the north and R-4 zoned residential 
development located across SW Cypress Lane to the east; the few R-1 zoned parcels within the city 
limits to the west and south of the site are currently developed in more of a rural residential style and 
are not generally fully committed to urban low density use at this time. 

Although Policy 71.09 (2) directs R-3 (and R-4) zoned lands to be in locations having direct access 
from collector or arterial streets (or within 600 feet of a collector street), McMinnville's adopted TSP 
(Transportation System Plan) Exhibit 2-1 (provided below for graphic reference) designates the 
Future Local Street Connection to serve this site as being the southerly extension of the current 
temporary terminus of SW Emily Drive (a local street), with no direct public right-of-way 
connection to the adjacent SW Cypress Lane (a minor collector street). This development 
proposal complies with the local street connection identified in McMinnville's adopted TSP. 
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Below is an enlarged portion of the Future Local Street Connections map provided above 
showing the intended southerly extension of SW Emily Drive to serve the site rather than a 
direct public street connection to SW Cypress Lane. 
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This site is virtually flat and there are no onsite flooding or poor drainage issues, and therefore 
no development limitations on this site. As will be shown in findings provided with the 
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companion subdivision application (and incorporated here by this reference), existing adjacent 
facilities have the capacity to accommodate future residential development of this site. 

Being located adjacent to SW Cypress Lane, this site is located less than one-quarter mile 
from existing or planned public transportation as shown on Figure 3-4 of the Yamhill County 
Transit Development Plan (2018) Figure 6-17; additional numerous Figures within this Transit 
Plan also identify SW Cypress Lane as an existing public transit route. Further, this plan also 
identifies a public transit stop along the east side of SW Cypress Lane at the corner of SW 
Cypress Lane and SW Alexandria Street located some 500 feet north of the northeast corner 
of the site. Figure 6-17 is provided below for ease of reference. 

Figure 6-17 YCTA McMirnville and Newberg Local Service - Including Summer 2018 lmm!dia!e Changes 
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Commercial shopping opportunities exist located along Highway 99W located some ½ mile 
distance from the development site such that commercial walking opportunities exist within a 
reasonable distance and owning a vehicle can be optional. Community recreation opportunities 
are also readily available nearby this site since the established Discovery Meadows Park is 
located approximately 300 feet north of the site's northeastern corner; actual walking distance 
of approximately 900 feet (0.17 miles) from the current southern terminus of SW Emily Drive. 

Low density adjacent residential land is comprised of a handful of R-1 zoned parcels to the immediate 
west and south; only four of which abut the site. Five of the proposed subdivision lots (Lots 3, 4, and 
8-10) will abut these four adjacent parcels. One of the proposed lots (Lot 8) is currently developed with 
a single-family residence and maintains an existing setback of approximately sixty feet (60-feet) from 
the adjacent offsite R-1 zoned parcel to the immediate south. Additionally, the context of Policy 71.10 
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@ speaks to the buffering of medium density development from established low density areas. Since 
some of the nearby R-1 zoned residential lots are fairly large and have developed in a more nural 
residential style, it is understood that this is not an established low density area, rather an area where 
some infill or partitioning opportunity may yet remain (however, it is not within the scope nor obligation 
of this proposal to shadow plat potential offsite partitioning opportunities). Rather It is our position that 
the lot setbacks (buffers) required of residential development on lots zoned R-3 are sufficient so as to 
not negatively impact the four adjacent R-1 zoned parcels. 

Finding: 

Policy 

99.00 

1. 

2. 

3. 

4. 

5. 

An adequate level of urban services shall be provided prior to or 
concurrent with all proposed residential development. Services shall 
include, but not be limited to: 

Sanitary sewer collection and disposal lines. Adequate Municipal waste 
treatment plant capacities must be available. 

Storm sewer and drainage facilities (as required). 

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

Municipal water distribution facilities and adequate water supplies (as 
determined by City Water and Light). 

Energy distribution facilities and adequate energy resource supplies. 

Policy 99.00 (1-5) is satisfied by this proposal as adequate levels of sanitary sewer collection, storm 
sewer and drainage facilities, and municipal water distribution systems and supplies either presently 
serve or can be made available to adequately serve the site. Additionally, the Water Reclamation 
Facility has the capacity to accommodate fiow resulting from development of this site. Required street 
improvements shall be provided prior to platting. Graphics demonstrating storm and sanitary sewer 
locations adjacent to this site have been provided in findings above for the annexation request and are 
incorporated here by this reference. 

GOAL VI 1: 

Policy: 

117.00 
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TO ENCOURAGE DEVELOPMENT OF A TRANSPORTATION SYSTEM 
THAT PROVIDES FOR THE COORDINATED MOVEMENT OF PEOPLE 
AND FREIGHT IN A SAFE AND EFFICIENT MANNER. 

The City of McMinnville shall endeavor to insure that the roadway 
network provides safe and easy access to every parcel. 
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119.00 

122.00 

Findings: 

The City shall encourage utilization of existing transportation corridors, 
whenever possible, before committing new lands. 

The City of McMinnville shall encourage the following provisions for each 
of the three functional road classifications: [in part] 

3. Local Streets 

Designs should minimize through-traffic and serve local areas only. 

Street widths should be appropriate for the existing and future needs 
of the area. 

Off-street parking should be encouraged wherever possible. 

Landscaping should be encouraged along public rights-of-way. 

Goal VI 1 and Policies 117.00, 119.00 and 122.00 are satisfied by this proposal in that, 
consistent with the McMinnville TSP, the submitted subdivision plan proposes to connect to the 
existing public street network by way of a southerly extension of SW Emily Drive (a local street) 
to serve the development site. Through using SW Emily Drive and having convenient access 
to SW Alexandria Street and SW Cypress Lane, this proposed development will be utilizing 
existing established transportation corridors. In line with the McMinnville TSP, direct access to 
SW Cypress Lane (a minor collector) will be limited to the two currently existing onsite 
residences and their existing driveways which currently connect directly to SW Cypress Lane. 
While the street design of the proposed SW Emily Drive extension will be addressed in more 
detail in findings provided for the subdivision application below, it is sufficient here to state that 
all City requirements for right-of-way improvement and street tree planting will be adhered to 
prior to the time of platting and development. 

Policy 

126.00 

127.00 

Findings: 

The City of McMinnville shall continue to require adequate off-street parking 
and loading facilities for future developments and land use changes. 

The City of McMinnville shall encourage the provision of off-street parking 
where possible, to better utilize existing and future roadways and rights-of­
way as transportation routes. 

Policies 126.00 and 127.00 are satisfied by these zone change proposals in that off-street parking 
will be provided equal to or in excess of the minimum number required to serve each residence at 
the time of residential construction. 
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Policy 

130.00 

Finding: 

The City of McMinnville shall encourage implementation of the Bicycle 
System Plan that connects residential areas to activity areas such as the 
downtown core, areas of work, schools, community facilities, and recreation 
facilities. 

Policy 130.00 is satisfied by this zone change proposal in that designated exclusive bicycle facilities 
are not required by the Bicycle System Plan for this development. The TSP directs that local public 
streets are shared streets where vehicles and bicycles share the curb-to-curb dimension of the right­
of-way. Additionally, public sidewalks will be required to be installed inclusive of Public Right-of-Way 
Accessibility Guidelines (PROWAG) as a condition of subdivision approval which will provide 
pedestrian connections between the site and the surrounding area. 

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

Policy: 

136.00 

139.00 

142.00 

Bruce Cook 

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

The City of McMinnville shall extend or allow extension of sanitary 
sewage collection lines with the framework outlined below: 

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

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

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

4. Extensions will implement applicable goals and policies of the 
comprehensive plan. 

The City of McMinnville shall insure that adequate storm water drainage 
is provided in urban developments through review and approval of 
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143.00 

144.00 

145.00 

147.00 

151.00 

Bruce Cook 

storm drainage systems, and through requirements for connection to 
the municipal storm drainage system, or to natural drainage ways, 
where required. 

The City of McMinnville shall encourage the retention of natural 
drainage ways for storm water drainage. 

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

The City of McMinnville, recognizing McMinnville Water and Light as 
the agency responsible for water system services, shall extend water 
services within the framework outlined below: 

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

2. Extensions promote the development patterns and phasing 
envisioned in the McMinnville Comprehensive Plan. 

3. For urban level developments within McMinnville, sanitary sewers 
are extended or planned for extension at the proposed development 
densities by such time as the water services are to be utilized; 

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

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

The City of McMinnville shall evaluate major land use decisions, 
including but not limited to urban growth boundary, comprehensive plan 
amendment, zone changes, and subdivisions using the criteria outlined 
below: 

1. Sufficient municipal water system supply, storage and distribution 
facilities, as determined by McMinnville Water and Light, are 
available or can be made available, to fulfill peak demands and 
insure fire flow requirements and to meet emergency situation 
needs. 

2. Sufficient municipal sewage system facilities, as determined by the 
City Public Works Department, are available, or can be made 
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Findings: 

available, to collect, treat, and dispose of maximum flows of 
effluents. 

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

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

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

Goal VII 1 and Policies 136.00, 139.00 (1-4), 142.00, 143.00, 144.00, 145.00 (1-4), 147.00 
and 151.00 (1-5) are satisfied by the request as. based on comments received from staff 
during our pre development meeting along with subsequent conversations regarding utility 
extension and facility capacity, adequate levels of sanitary sewer collection, storm sewer and 
drainage facilities, municipal water distribution systems and supply, and energy distribution 
facilities. either presently serve or can be made available to serve residential development of 
this site. Additionally, the Water Reclamation Facility has the capacity to adequately 
accommodate flow resulting from development of this site. Additional findings relative to these 
policies are found in those provided relative to the companion subdivision application below 
and are incorporated here by this reference. Administration of all municipal water and sanitary 
sewer systems guarantee adherence to federal, state, and local quality standards. The City 
of McMinnville shall continue to support coordination between city departments, other public 
and private agencies and utilities, and McMinnville Water and Light to insure the coordinated 
provision of utilities to developing areas and in making land-use decisions. 

Policy 

155.00 

Finding: 

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

Policy 155.00 is satisfied in that emergency services departments presently and adequately 
serve the two existing residences on the existing development site in addition to adjacent 
residential development to the north, east and south of this site. Providing the same services 
to this site when developed to an R-3 density will not overburden or diminish the ability of local 
emergency service departments to meet the needs of adjacent sites or McMinnville's urban 
area. 
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GOAL VII 3: TO PROVIDE PARKS AND RECREATION FACILITIES, OPEN 
SPACES, AND SCENIC AREAS FOR THE USE AND ENJOYMENT 
OF ALL CITIZENS OF THE COMMUNITY. 

Policy 

163.00 

Findings: 

The City of McMinnville shall continue to require land, or money in lieu 
of land, from new residential developments for the acquisition and/or 
development of parklands, natural areas, and open spaces. 

Goal VII 3 and Policy 163.00 are satisfied in that park fees shall be paid for each dwelling unit 
at the time of building permit application as required by McMinnville Ordinance 4282. 

GOAL VIII 1: TO PROVIDE ADEQUATE ENERGY SUPPLIES, AND THE SYSTEMS 
NECESSARY TO DISTRIBUTE THAT ENERGY, TO SERVICE THE 
COMMUNITY AS IT EXPANDS. 

Policy 

173.00 

177.00 

Findings: 

The City of McMinnville shall coordinate with McMinnville Water and 
Light and the various private suppliers of energy in this area in making 
future land use decisions. 

The City of McMinnville shall coordinate with natural gas utilities for the 
extension of transmission lines and the supplying of this energy 
resource. 

Policies 173.00 and 177.00 are satisfied in that McMinnville Water and Light and Northwest 
Natural Gas will be provided an opportunity to review and comment on this zone change 
proposal during this review process. In addition, no concerns have currently been raised by 
these service providers. 

Policy 

178.00 

Finding: 

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

Policy 178.00 is satisfied in that we are proposing to amend the current zoning designations 
of this site from EF-80 and R-1 to R-3 to allow for increased urban residential density and 
opportunities for a wider choice of housing type thereby achieving a more compact form of 
urban development and energy conservation than would otherwise be possible. 

Bruce Cook 
Annexation/ Zone Change/ Subdivision 

June 2024 
Page 41 



Policy: 

187.40 

Finding: 

The Great Neighborhood Principles shall guide long range planning 
efforts including, but not limited to, master plans, small area plans, and 
annexation requests. The Great Neighborhood Principles shall also 
guide applicable current land use and development applications. 

Policy 187.40 specifies that McMinnville's Great Neighborhood Principles shall guide, in part, 
applicable current land use and development applications. While Great Neighborhood 
Principles are not explicitly required by this policy to be addressed as part of a zone change 
request, it is prudent and greater public transparency is achieved to proceed as though they 
do. It is noted that most of these principles are more widely suited to be addressed in the 
findings provided with the companion subdivision application and are so provided. 

Additional Finding: 

With the substitution of the phrase "zone change" for the word "annexation," findings relative 
to McMinnville's Great Neighborhood Principles to be provided here for the zone change 
request are essentially identical to the findings addressing the Great Neighborhood Principles 
(subsections 1 - 10) already provided specific to the companion annexation request above. 
Rather than duplicating those policies and findings at this location, they are incorporated and 
applicable here by this reference; this action is specific to Policy 187.50 (1-10) and its findings 
previously provided. These findings also incorporate Great Neighborhood Principle findings 
offered as part of the findings provided for the companion subdivision application below and 
are by this reference also incorporated here. 

Policy: 

187.50 

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. 

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

Bruce Cook 

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. 
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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: 

Findings: 

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. 

Policy 187.50 (11-13) is satisfied by this request since the area proposed to be rezoned to R-
3 would afford the opportunity for a variety of housing types to be constructed on this site upon 
subdivision approval and subsequent platting. The permitted residential dwelling unit types 
allowed by the R-3 zone, by design, provide housing opportunities for people and families with 
a wide range of incomes, and for people and families in all stages of life. Upon approval of 
the companion annexation and subdivision applications, development of this residential land 
will demonstrate residential construction exhibiting variety in building form and design 
employing environmentally friendly construction techniques and energy efficiency consistent 
with Great Neighborhood Design Principles as required by the City. Upon final approval of this 
combined application, we endeavor to work with the City regarding Great Neighborhood 
Design elements as appropriate. 

GOAL X1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE 
LAND USE DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF 
McMINNVILLE. 

Policy 

188.00 

Findings: 

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. 

Goal X1 and Policy 188.00 are satisfied in that McMinnville continues to provide opportunities 
for the public to review and obtain copies of the application materials and completed staff 
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report prior to the holding of advertised public hearing(s). All members of the public have 
access to provide testimony and ask questions during the public review and hearing 
processes. Additionally, a public neighborhood meeting was held on June 6, 2024 to share 
the intent of these combined applications and to listen to attendee's ideas and concerns and 
to answer questions regarding this proposal. Detailed information regarding the neighborhood 
meeting is found in findings provided as part of the companion subdivision application and its 
findings and are incorporated here by this reference. 

5. The following Sections of the McMinnville Zoning Ordinance are applicable to this request 
as decision-making criteria: 

Finding: 

17.18.010 

A. 

B. 

Permitted Uses. In an R-3 zone, the following uses and their accessory 
uses are permitted: 

Tiny Houses, Single detached dwelling; 

Middle Housing 

1. Plexes: Duplex Dwelling, Triplex Dwelling, Quadplex Dwelling 
(minimum lot size of seven thousand square feet) 

2. Cottage Clusters 

3. Townhouses 

C. Single Room Occupancy - Small Housing 

D. Accessory Dwelling Unit (ADU) 

Section 17.18.010 (A-D) is satisfied by this zone change request in that each of the two subject 
parcels are greater than the 6,000 square foot minimum lot size required by the R-3 zone and could 
each accommodate all of the dwelling unit types listed by this Section. Additionally, the development 
aim of this combined application submittal is to provide additional housing opportunities serving the 
broader community through development of the proposed subdivision. While the specific dwelling 
unit types and designs for each of the proposed lots have not been determined at this time, the lot 
size and dimensional standards of the R-3 zone make possible a range of dwelling unit types 
provided by 17.18.010 (A-D), most of which can be realized on each of the proposed R-3 lots. 

17.18.030 

17.18.040 

Bruce Cook 

Lot Size. In an R-3 zone the lot size shall not be less than six thousand 
square feet except as provided in Section 17.11.070(C), Table 1 (C), 
Townhouses. 

Yard Requirements. In an R-3 zone, each lot shall have yards of the 
following size unless otherwise provided for in Section 17.54.050: 
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A. 

B. 

C. 

17.18.050 

17.18.060 

Findings: 

A front yard shall not be less than fifteen feet, except as provided in 
Section 17.11.030(C), Table 1 (d), Cottage Clusters. 

A rear yard shall not be less than twenty feet, except as provided in 
Section 17.11.030(C), Table 1 (f), Cottage Clusters. 

A side yard shall not be less than seven and one-half feet. An exterior 
side yard on the street side of a corner lot shall be not less than fifteen 
feet, except as provided in Section 17.11.030(C), Table 1(c), Cottage 
Clusters. 

Building Height. In an R-3 zone, a building shall not exceed a height of 
thirty-five feet. 

Density Requirements. In an R-3 zone, the maximum density for single 
attached dwellings may not exceed four dwelling units per 6,000 square 
feet, whichever is less. Density maximums may not apply to any other 
permitted housing types, including accessory dwelling units. 

Sections 17.18.030, 17.18.040 (A-Cl, 17.18.050 and 17.18.060 are satisfied by this rezoning request 
in that each of the two subject parcels are greater than the 6,000 square foot minimum lot size 
required by the R-3 zone. 

Both of the existing single-family residences that are to remain on this development site are less than 
the maximum allowed building height of 35 feet. All other current on-site structures, except for 
incidental, zoning compliant garden shed type structures, will be removed prior to platting. The two 
residences and all remaining structures will comply with the setback requirements of the R-3 zone 
with one exception which pertains to the existing garage on the northern, annexation parcel. This 
garage currently sits approximately 3.5 feet from the parcel's north property line (an interior side lot 
line). Section 17.18.040 (C) of the McMinnville Zoning Ordinance requires a minimum side yard 
setback of 7.5 feet. With approval of this parcel's attendant zone change application or subdivision 
application, the current garage placement immediately becomes a setback encroachment (a zoning 
non-conformity) and would violate the R-3 side yard setback requirements. The Comprehensive 
Plan prohibits approval of land use actions that create new zoning violations. To remedy this situation, 
this subject garage will be removed so as to not create a zoning violation and we welcome application 
of a condition of approval to this effect. 

These rezoning requests comply with the R-3 density requirements in that each of the two parcels to 
be rezoned are currently improved with only one residence each and are therefore not in excess of 
the residential density which the R-3 zone allows. Therefore, the requirements of these policies have 
been satisfied. 

17.74.020 
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Comprehensive Plan Map Amendment and Zone Change - Review Criteria. 
An amendment to the official zoning map may be authorized, provided that 
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Finding: 

the proposal satisfies all relevant requirements of this ordinance, and also 
provided that the applicant demonstrates the following: 

A. The proposed amendment is consistent with the goals and policies of the 
Comprehensive Plan. 

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

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

When the proposed amendment concerns needed housing (as defined in the 
McMinnville Comprehensive Plan and state statute), criterion "B" shall not apply to 
the rezoning of land designated for residential use on the plan map. 

In addition, the housing policies of the McMinnville Comprehensive Plan shall be 
given added emphasis and the other policies contained in the plan shall not be used 
to: (1) exclude needed housing; (2) unnecessarily decrease densities; or (3) allow 
special conditions to be attached which would have the effect of discouraging needed 
housing through unreasonable cost or delay. 

Section 17.74.020 (A-Cl is satisfied by this proposed rezoning request in that the proposed zone 
change is consistent with the goals and policies of the McMinnville Comprehensive Plan as described 
in more detail above in the specific findings for each applicable Comprehensive Plan goal and policy. 

This Section exempts the current zone change proposal from addressing sub (B) above since this 
submitted set of land use applications proposes to residentially develop the two subject parcels with 
needed housing. As demonstrated in Exhibit 85 of the McMinnville Housing Needs Analysis (2023), 
McMinnville is in need of additional housing of all types including those dwelling unit types permitted 
by the R-3 zone to meet projected dwelling unit needs through the year 2041. Table 85 is reproduced 
here for your reference. 
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Exhibit 85. Forecast of Demand for New Dwelling Units by Type. 
McMinnville UGB, 2021 to 2041 
S:.iurcc: C□ lculat1cr~. IJy ::cm,c-rlf1west. l\ott: DL 1:: dwtlling u•1il. 

Variable Needed Mix 

Needed new dwelling units (2021-2041) 4.657 
Dwelling units by structure type 

SIngle-tam1ly detached 
Percent single-family detached DU 55% 

equals Total new single-family detached DU 2.561 
Single-family attached 

Percent single-family attached DU 12% 

equals Total new single-family attached DU 559 
Multifamily 

Percent multifamily 33% 

equals total new multifamily 1.537 
Total new dwelling units (2021-2041) 4,657 

An understanding of how those needed dwelling units are proposed to be allocated through the 
application of McMinnville's local land use program is informative and goes to the question of whether 
more R-3 zoned land is needed within the McMinnville city limits. Exhibits 113 and 114 of the 
McMinnville Housing Needs Analysis (2023) demonstrate that, yes, in fact, additional R-3 land, such 
as that proposed by this rezoning request, is needed to meet projected housing needs within 
McMinnville. Exhibits 113 and 114 of the McMinnville Housing Needs Analysis (2023) demonstrate 
this and are provided here for your convenience. 
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Exhibit 113. Scenario Model: Comparison of Capacity of Existing Residential Land with Need for 
New Dwelling Units and Land Surplus or Deficit. Existing Mix. McMinnville UGB, 2021 to 2041 
Srn,rr:f:' 8uildal1 e La'lc1:; 1'71-'C,l-t,_;•)' Cal,:,cllffi,_:'lCi JV ECCl-.-:lr1'hl/2Cil r--.r:,te [ll I Ci chvdl ng L-1" it 

capacity Dema11d 
capacity minus Approx. Land 

Zooing Districts Demand Surplus or (Deficit) 
(Dwelling Units) (Dwelling Units) 

{Dwelling Units) -Gross Acres-

R-1 Single Family Resider'ltial 449 687 I 238:• I 771 

R-2 Single Family Residential 561 1984 ,- ::_.423:, ,-3:;11 

R-3 Two Family Residential 28 247 , 219:, :461 

R·4 MuIt1p1e~FamrIy Res1dentra1 127 1506 ,: ::__3-;-g:, ,:2261 

0-R OfflC€/Res1dential 3 0 3 0 
C-3General Commercial 0 0 0 
County Zoning 1.753 0 1,753 358 
Total 2921. 4.424 (L503) (321) 

Exhibit 114. Scenario Model, Comparison of Capacity of Existing Residential Land with Need for 
New Dwelling Units and Land Surplus or Deficit. Historical Mix, McMinnville UGB, 2021 to 2041 
SoL-rl:f:'. 8u1ldal1 e La'lc1:; l'll-'81"t,.;·y ce11,:.,.11e1~1,.:1:; JY" ECC~·.-'.)rt'l\Pi's;''.;it, r--.1:,te. [ll I :;:; c1\Pi"dl ng ll" It 

Capacity Demand 
Capacity minus Approx. Land 

zoning Districts 
(Dwelling Units) (Dwelling Units) 

Demand surplus or ( Deficit) 
(Dwelling Units) -Gross Acres-

R-1 Single F.srnily Residenti;;il 449 687 :.::238: I 77: 

R-2 Single Family Residential 561 1968 ,:::....407: :'327: 

R-3 Two Family Residential 28 247 219: i'4G: 

R-4 Multiple-Family Residential 127 1522 ,:::....393: :'229: 

0-R Office/Residential 3 0 3 0 
C-3 General Cornmerc:ic3I - 0 0 0 
County Zari ing 1,753 0 1,753 358 
Total 2921 4.424 (L50.3) (320) 

Through realization of R-3 development opportunities on this site, additional dwelling units will be 
added to McMinnville's housing supply and will help meet the residential needs shown in Exhibit 85. 
Although these rezoning requests are not subject to sub (B) it is yet instructive to note that the 
proposed zone changes are orderly and timely based on the pattern of development in the 
surrounding area and McMinnville's stated land use need. The development pattern in the 
surrounding area is varied. Specifically, adjacent land to the north is developed with the R-3 PD 
zoned Cypress Meadows First Addition residential subdivision and the southeastern corner of 
the R-3 PD zoned Kathleen Manor Manufactured Home neighborhood. Adjacent to the site's 
eastern edge is SW Cypress Lane beyond which is the R-4 zoned Harmony Fields Addition 
residential subdivision as well as other residentially developed unannexed land. Adjacent R-
1 zoned rural residential development exists to the west and along most of the site's southern 
edge. This requested rezoning proposes to continue the adjacent R-3 base zoning further to 
the south to enable greater and compatible urban residential density than would otherwise be 
achievable. 

This area is well served by the established, existing sanitary and storm sewer systems as well 
as other public utilities which are available at the north and east edges of the project area and 
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can be readily extended, as required by the City, to sufficiently serve the proposed residential 
development. Please refer to graphic representations of existing adjacent public utility 
locations provided earlier in these findings. 

Transportation Planning Rule 

For the same reasons articulated in the annexation findings provided above, this proposed 
rezoning request must be found to be in compliance with the Oregon Administrative Rule 
(OAR) 660-012-0060, the Transportation Planning Rule (TPR). The intent of the TPR is to 
ensure that future land use and traffic growth is consistent with local transportation system 
planning and does not create a "significant effect" on the surrounding transportation network; 
should a "significant effect" be identified, various action(s) would be required to sufficiently 
mitigate the "effect." 

Utilizing the same type of analysis and comparison, it is helpful to note again that current 
conditions on the two subject parcels to be rezoned are that they are each currently developed 
with one single-family detached residence. The ITE manual identifies 9.43 daily trips for each 
single-family residence which brings the current total daily trips being generated from this two­
parcel development site to 19 daily trips. 

To establish the current-condition maximum potential daily vehicle trips from the 1.8 acre R-1 
zoned parcel, we use the adopted maximum density standard provided by Section 17.11.070 
(C) Table 1 (c) of the McMinnville Zoning Ordinance. This standard provides that Townhouse 
subdivision development allows a minimum lot size of 1,500 square feet. For this traffic 
calculation, we use Townhouse development since that is the most intensive residential land 
use allowed in the R-1 zone. At 1.8 acres in size, this parcel would theoretically be able to 
accommodate 55 Townhouse dwellings (78,408 square feet (1.8 acres)/ 6,000 square feet X 
four townhouse dwellings= 55 dwellings). 

Using the ITE average daily trip rate for single-family attached homes of 7.2 trips per unit 
yields a projected maximum of 396 daily trips from this site based on 55 theoretical Townhouse 
units. Adding this total to the maximum potential trip generation under current conditions on 
the annexation parcel (one single family residence) yields a total potential number of daily 
vehicle trips from the 2.7 acre development site under its two current zoning designations of 
415 theoretical trips. This establishes the maximum number of potential trips from this 
development site based on current zoning conditions. 

The other "bookend" of the TPR test is to calculate maximum transportation impact based on 
the requested rezoning of the site. With the entire 2.7 acre site being rezoned to R-3, the 
number of Townhouse dwellings that could theoretically be located on this site is 78 
Townhouse dwellings (117,612 square feet (2. 7 acres)/ 6,000 square feet X four dwellings = 
78 dwellings). Using the ITE average daily trip rate for single-family attached homes of 7.2 
trips per unit yields a projected maximum of 561 daily trips from this entire site based on 78 
theoretically potential Townhouse units. 

The difference between the maximum existing conditions potential traffic generation (415 trips) 
and the 561 trip post-rezoning total is 146 daily trips. These 146 trips are less than the 400 
allowed by the TPR for identifying a "significant effect" on the transportation system and this 
rezoning request is therefore within the compliance threshold provided by the TPR. 
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Conclusionary Findings for Approval of the Subdivision 

The subdivision application that is part of this combined submittal proposes a two-phase 
residential subdivision. Phase one would see the southerly extension of SW Emily Drive some 
75 feet to the southern edge of the annexation parcel. Proposed Lots 2-4 would be served by 
this extension while Lot 1 would continue to retain its existing vehicular access onto SW 
Cypress Lane. 

As part of Phase two, SW Emily Drive would be further extended south terminating in a cul­
de-sac to provide vehicular access to proposed Lots 5-10 with Lot 8 also retaining its existing 
vehicular access onto SW Cypress Lane in order to access the existing attached garage. 

As part of Phase 2, a 10-foot wide pedestrian tract will be provided adjacent to the south side 
of Lots 1 and 2 leading eastward from the southerly extension of SW Emily Drive to the eastern 
edge of the subdivision. This 5-foot wide paved path within the 10-foot wide pedestrian access 
tract will provide a direct pedestrian connection between SW Emily Drive and SW Cypress 
Lane and will be owned by and will be the maintenance responsibility of all lots within this 
platted subdivision. Additionally, a 20-foot wide private paved vehicular access tract will be 
provided along the north edge of proposed Lots 5 and 6 leading eastward from the southerly 
extension of SW Emily Drive to provide vehicular access to Lots 6 and 7; this tract will also be 
held in common. [It is relevant to note that while the submitted tentative subdivision plan 
labels the 10-foot wide pedestrian access tract as an easement, it is in fact proposed to be a 
commonly held tract.] 

By way of background, the 1.8 acre parcel of this development site (Parcel 2) has been 
granted three previous land use approvals resulting in numerous easements being recorded 
on this site for various purposes. Those land use actions are Partition Plats 2001-17 and 
2017-10, and Boundary Line Adjustment BLA 4-18. Although these easements will be 
extinguished or modified as necessary to support the proposed subdivision plan, their 
recorded instruments are provided as attachments to this submittal as reference materials. 

1. Bruce Cook is requesting approval of: 

• A tentative residential subdivision plan on approximately 2. 7 acres of land that, if 
approved, would provide opportunity for the platting of a two-phase ten lot residential 
subdivision. 

2. The subject site is approximately 2. 7 acres in size and is generally located west of SW 
Cypress Lane and south of the Cypress Meadows First Addition residential 
subdivision. The site is comprised of two parcels of land more specifically described 
as R44 30AD 00100 ( currently zoned EF - 80 and representing approximately 33% of the 
site) and R44 30AD 00201 (currently zoned R-1 and representing approximately 67% of the 
site). The smaller northern parcel (R44 30AD 00100) is currently located outside of the 
McMinnville city limits. Both of these parcels are identified as Residential on the McMinnville 
Comprehensive Plan Map. 
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3. To enable the platting of this proposed subdivision and the residential buildout of these lots, 
companion annexation and zone change applications submitted with this subdivision 
application propose to: 

a. Annex the northern parcel R44 30AD 00100 (hereby referred to as Parcel 1) into the 
McMinnville city limits; 

b. Rezone Parcel 1 to a City R-3 zone; 

c. Rezone the southern parcel R44 30AD 00201 (hereby referred to as Parcel 2) to a City 
R-3 zone; and, 

d. Develop Parcel 1 and Parcel 2 (hereby referred to as the "development site" or "site") 
with a two-phase 10-lot residential subdivision. 

4. Sanitary sewer and municipal water and power can sufficiently serve the site. The municipal 
water reclamation facility has sufficient capacity to accommodate expected fiows resulting 
from development of the property as proposed. Northwest Natural Gas, Comcast, 
McMinnville School District 40, Recology, and the McMinnville Police and Fire Departments 
can also sufficiently serve future urban residential development of this site. 

5. The following citation from Volume I Background Element of the McMinnville Comprehensive 
Plan is applicable to the request: 

Chapter V. Housing and Residential Development -Additional Design 
Considerations: 

Two specific areas of concern were examined by the Citizens' Advisory Committee's 
subcommittees in relation to residential development designs. 

The incorporation of solar access review into the land division ordinance received 
favorable reaction. Such review could require that all subdivision designs seek to 
maximize access to the sun through orientation of both streets and lots. This 
requirement has been used in other cities without causing major development 
problems. By orienting streets and lots towards the optimal access to the sun, the City 
would not be requiring the installation of active solar energy systems, but would instead 
encourage and allow the use of both passive and active solar systems. The large size 
of future areas proposed for residential development further enhances the applicability 
of this design requirement in McMinnville. 

Pedestrian paths (sidewalks) are required by ordinance to be constructed in all new 
residential developments. Bike paths, however, have only been constructed in a few 
selected areas. The City should encourage the development of bike paths and foot 
paths to activity areas, such as parks, schools, and recreation facilities, in all 
development designs. Close attention to maintenance costs to the public will, however, 
have to be monitored. 

Based on the information presented on residential development design considerations, 
the City finds that: 

Bruce Cook 
Annexation/ Zone Change/ Subdivision 

June 2024 
Page 51 



1. A minimum level of public facilities and services including, but not limited to, 
sanitary sewer, storm drainage systems, water services, and improved streets should 
continue to be required for all residential developments. The standards for these 
facilities and services should be periodically examined to insure the services are 
commensurate with, but do not exceed, the density of development projected. 

2. Open space is required in all residential developments in several ways. Traditional 
zoning setbacks reserve a large portion of each individual lot for potential open space. 
[ .. l 

3. Parkland requirements in the land division ordinance provide for either the 
dedication of parkland to the public or payment of money in lieu of land to develop the 
city park system. The requirements of the ordinance need to be examined to see that 
all future residential developments, including mobile home parks and newly created 
parcels through partitioning, contribute equitably to the park program. 

4. The incorporation of solar access review into the land division ordinance should be 
undertaken. Such review would require the orientation of streets and lots towards the 
sun in a manner which would best utilize access to solar energy. The requirement 
should not be designed to lessen the density of development available on any parcel 
of land. 

5. The City should encourage the provision of bike and foot paths within residential 
developments to connect to public and/or private parks, or recreation facilities and to 
connect to any paths which currently abut the land. 

Findings: 

This proposal meets the intent of this portion of Volume I of the Comprehensive Plan. This is 
evident in that all requisite public facilities and services can and shall be sufficiently provided 
to adequately serve this site and the proposed development as articulated further in additional 
Findings provided below. The standards for these facilities and services are periodically 
examined and amended by the City. 

As described by the Chapter V, criterion 2 above, the open space provided by this proposed 
tentative subdivision plan is comprised of the "traditional zoning setbacks" which "reserve a 
large portion of each individual lot for potential open space." Additionally, and as addressed 
by criterion 3 above, commensurate fee-in-lieu-of park fees shall be assessed to the developer 
by the City as deemed appropriate. 

Regarding criterion 4 above, while the City does not have a specific, adopted solar access 
code, Section 17.53.101 (A)(3) (Streets - General) of the McMinnville Zoning Ordinance 
speaks to maximizing the "potential for unobstructed solar access to all lots or parcels." Also, 
that "streets providing direct access to abutting lots shall be laid out to run in a generally east­
west direction to the maximum extent feasible, within the limitations of existing topography, the 
configuration of the site, predesigned future street locations, existing street patterns of 
adjacent development, and the preservation of significant natural features." Additionally, that 
"the east-west orientation of streets shall be integrated into the design." McMinnville has also 

Bruce Cook 
Annexation/ Zone Change/ Subdivision 

June 2024 
Page 52 



adopted one Policy (Policy 83.00) regarding solar access which states: The City of 
McMinnville shall review the design of residential developments to insure site orientation that 
preserves the potential for future utilization of solar energy. 

The proposed tentative subdivision plan complies with this Comprehensive Plan Volume I 
criterion, Policy 83.00 and Section 17.53.101 (A)(3) of the McMinnville Zoning Ordinance in 
that this plan proposes to align the site's new internal local public street with the current 
temporary terminus of SW Emily Drive which is located at the northern edge of Parcel 1. Due 
to the location and configuration of the site, a predesignated future street location (Exhibit 2-
1 of McMinnville's adopted Transportation System Plan as addressed further in findings below) 
and the existing street pattern of the adjacent development to the north, SW Emily Drive will 
be extended southward to served future lots on this site which will suffice and satisfy Volume 
l's encouragement of solar access for this proposed subdivision. Opportunities for an 
alternative east-west street layout are not viable or otherwise possible on this site. The 
proposed street layout promotes a compliant street alignment and increased local street 
connectivity to currently underserved land and the proposed lots are provided the potential for 
unobstructed solar access to the maximum extent feasible. 

There are no public and/or private parks or recreational facilities, or paths leading to such, 
currently abutting the subject site as referenced in criterion 5 above. Therefore, pedestrian 
mobility through this development will be provided by the construction of public sidewalks as 
required by City standards to provide pedestrian mobility within this neighborhood and the 
surrounding network of public sidewalks similar to that found in all other adjacent residential 
neighborhoods and throughout the city. In addition, a five-foot wide paved pedestrian pathway 
located within a 10-foot wide pedestrian tract will be constructed as part of Phase 2 of this 
subdivision connecting the proposed SW Emily Drive extension with SW Cypress Lane for 
enhanced pedestrian access beyond the neighborhood. Therefore, these criteria have been 
satisfied. 

6. The following Goals and Policies from Volume II of the McMinnville Comprehensive Plan are 
applicable to this request: 

GOAL 111: 

Policies: 

2.00 

5.00 

9.00 
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TO PRESERVE THE QUALITY OF THE AIR, WATER, AND LAND 
RESOURCES WITHIN THE PLANNING AREA 

The City of McMinnville shall continue to enforce appropriate development 
controls on lands with identified building constraints, including, but not limited 
to, excessive slope, limiting soil characteristic, and natural hazards. 

The quality of the air resources in McMinnville shall be measured by the 
standards established by the Oregon Environmental Quality Commission 
and the Federal Environmental Protection Agency. 

The City of McMinnville shall continue to designate appropriate lands within 
its corporate limits as "floodplain" to prevent flood induced property damages 
and to retain and protect natural drainage ways from encroachment by 
inappropriate uses. 
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12.00 The City of McMinnville shall insure that the noise compatibility between 
different land uses is considered in future land use decisions and that noise 
control measures are required and instituted where necessary. 

Findings: 

Goal II 1 and Policies 2.00, 5.00, 9.00 and 12.00 are satisfied by this proposal in that there is no 
portion of this site that is identified with building constraints such as excessive slope, limiting soil 
characteristic(s) and/or natural hazards. Any and all infrastructure and right-of-way improvements 
shall be designed, proposed, reviewed and pennitted as per standards and requirements 
administered and supported by the City of McMinnville. While there are no residential development 
requirements or standards specifically addressing the quality of air resources in the McMinnville 
Zoning Ordinance, the City is cognizant of standards established by the Oregon Environmental 
Quality Commission and the Environmental Protection Agency (EPA) as they relate to impactful 
commercial or industrial uses within the city. Additionally, there are no lands being proposed for 
development that are identified as Floodplain on the McMinnville Comprehensive Plan Map or as 
being located within the 100-year flood zone of the associated Federal Emergency Management 
Association (FEMA) Flood Insurance Rate Map (FIRM - 41071 C0403D) as illustrated in the graphic 
and legend on the following page from FEM.A:s Flood Map Service Center website. 
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Noise compatibility between adjacent single-family residential developments is established in that 
there are no adopted policies that address adjacent same-type development as being potentially 
noise incompatible. The intent of this proposal is to allow the creation of residential development to 
be located adjacent to existing residential development of the same base zoning designation and is 
therefore not an incompatible proposed use to those adjacent neighborhoods. The adjacency of this 
proposed subdivision to that of the R-3 PD zoned neighborhoods to the north is equivalent to that 
which would occur if this neighborhood were developed to R-1 standards instead. This is because 
the full buildout of this proposed neighborhood would place only four lots against the site's northern 
property line. These four lots (one of which has been improved with a single-family residence since 
around 1909) will abut six existing developed lots to the north. The resulting potential noise impact 
upon these two established adjacent neighborhoods to the north is not demonstrably greater, and 
potentially less, than that which already currently exists in those neighborhoods. Other developed 
parcels to the west and south are larger and generally have commensurately larger existing 
residential setbacks. 
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GOAL V 1: 

Policies 

58.00 

60.00 

Findings: 

TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY 
HOUSING FOR ALL CITY RESIDENTS 

City land development ordinances shall provide opportunities for 
development of a variety of housing types and densities. 

Attached single-family dwellings and common property ownership 
arrangements (condominiums) shall be allowed in McMinnville to 
encourage land-intensive, cost-effective, owner-occupied dwellings. 

Goal V 1 and Policies 58.00 and 60.00 are met by this proposal in the R-3 zone provides 
opportunities for dwelling unit construction of many different types. We appreciate that this 
zone allows a wide range of housing type choice for construction on each of the proposed lots. 
While, at the time of this application submittal, we have not determined the specific dwelling type(s) 
intended for each of the proposed subdivision lots, a number of the dwelling types permitted by the 
R-3 zone can be accommodated on many of the proposed lots which provides a potential wide range 
of dwelling type options responsive to market needs at the time of development. This opportunity 
to provide such variation of residential dwelling types and sizes at varying price points will add 
to the variety of potential housing choices to be made available within the local community. 

GOALV2: 

Policies 

68.00 

71.00 

Findings: 

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. 

The City of McMinnville shall encourage a compact form of urban 
development by directing residential growth close to the city center and 
to those areas where urban services are already available before 
committing alternate areas to residential use. 

The City of McMinnville shall designate specific lands inside the urban growth 
boundary as residential to meet future projected housing needs. Lands so 
designated may be developed for a variety of housing types. All residential 
zoning classifications shall be allowed in areas designated as residential on 
the Comprehensive Plan Map. 

Goal 2 and Policies 68.00 and 71.00 are satisfied by the subdivision proposal in that the 
Residential comprehensive plan designation, which is carried by the two parcels that are 
the subject of this subdivision application, allows for development of a variety of housing 
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types and densities within this area which is already substantially committed to urban 
development. Along with approval of the companion annexation and zone change 
applications, approval of this subdivision application would add additional buildable land 
to the City's land inventory which would then be residentially developed to help meet 
identified residential dwelling unit needs as projected by the City. The lots, as shown on 
the companion submitted tentative subdivision plan, would provide medium-density 
residential development opportunities within and for the community. 

Policies 

71.09 

71.10 
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1. 

2. 

3. 

4. 

5. 

1. 

2. 

3. 

4. 

5. 

Medium and High-Density Residential (R-3 and R-4) - The majority of 
residential lands in McMinnville are planned to develop at medium density 
range (4 - 8 dwelling units per net acre). Medium density residential 
development uses include small lot single dwelling detached uses, 
single dwelling attached units, duplexes, triplexes, quadplexes, 
townhouses, and cottage clusters. High density residential 
development (8 - 30 dwelling units per net acre) uses typically include 
townhouses, condominiums, and apartments: 

Areas that are not committed to low density development; 

Areas that have direct access from collector or arterial streets; or a local 
collector street within 600' of a collector or arterial street; 

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

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

Areas within one-quarter mile of existing or planned public transportation. 

The following factors should be used to define appropriate density ranges 
allowed through zoning in the medium density residential areas: 

The density of development in areas historically zoned for medium and high 
density development; 

The topography and natural features of the area and the degree of possible 
buffering from established low density residential areas; 

The capacity of the services; 

The distance to existing or planned public transit; 

The distance to neighborhood or general commercial centers; and 
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6. The distance from public open space. 

Findings: 

Policies 71.09 (1-5), and 71.10 (1-6) are met by this residential subdivision proposal in that 
the range of proposed residential lot sizes makes possible a range of potential dwelling unit 
types which could be constructed within this proposed subdivision. These opportunities are 
made possible by application of the R-3 zone to the site which intentionally promotes an 
energy-efficient and land intensive development pattern. As shown on the submitted tentative 
subdivision plan, the 10 proposed lots range in size from 6,153 square feet (Lot 7) to 31,119 
square feet (Lot 8) with an average lot size of approximately 9,752 square feet. [Lot three is 
proposed to be platted at 7,913 square feet. However, due to how "lot area" is defined in 
Section 17.06.015, the portion of Lot 3 over which the access easement to serve Lot 4 will be 
created cannot be counted as part of the lot area of Lot 3 when calculating minimum lot size. 
With that adjustment, Lot 3 yet remains compliant with the minimum lot size requirement of 
the R-3 zone. 

After accounting for the proposed right-of-way dedication for the southerly extension of SW Emily 
Drive, the net density of this proposed subdivision is 4.39 dwelling units per net acre. Therefore, this 
proposed subdivision complies with the net density requirement for a subdivision proposal on land 
zoned R-3. 

2.7 acres (117,612 square feet) 
- 0.425 acres (18,510 square feet of Right-of-Way and Tract designation) 
= 2.275 net acres (99,102 square feet) 

10 Lots/ 2.275 net acres= 4.4 Dwelling Units per Net Acre 

Removing the 1,583 square feet for the access easement that will cross Lot 3 for the benefit of Lot 4 
from this calculation makes this proposal even more density compliant at 4.47 DU/net acre. 

Although the text and graphics provided in the findings above are relevant to the requested zone 
change, this information is also relevant to Policies 71.09 and 71.10 for this subdivision application 
and are reproduced here. While this site is not located close to the city center, it is located in an 
urbanizing area where utilities are already available; all of which are stubbed at the northern edge of 
the site within the SW Emily Drive right-of-way and/or available within the SW Cypress Lane right-of­
way. The surrounding area is not committed to low density development as can be seen on the City's 
zoning map depicting adjacent R-3 PD zoned residential developments to the north and R-4 zoned 
residential development located across SW Cypress Lane to the east; the few R-1 zoned parcels 
within the city limits to the west and south are currently developed in more of a rural residential style 
and are not "committed" to urban low density use at this time. 

Policy 71.09 (2) directs R-3 (and R-4) zoned lands to be in locations having direct access from 
collector or arterial streets (or within 600 feet of a collector street). However, Exhibit 2-1 (provided 
below for graphic reference) of McMinnville's adopted TSP (Transportation System Plan) 
designates the Future Local Street Connection to serve this site as being the southerly 
extension of the current temporary terminus of SW Emily Drive (a local street), with no direct 
public right-of-way connection to the adjacent SW Cypress Lane (a minor collector street). 
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This development proposal complies with the local street connection identified in 
McMinnville's adopted TSP. 
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Below is an enlarged portion of the Future Local Street Connections map provided above 
showing the intended southerly extension of SW Emily Drive to serve the site rather than a 
direct public street connection to SW Cypress Lane. 
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This site is virtually flat and there are no onsite flooding or poor drainage issues, and therefore 
no development limitations on this site. Existing public facilities have the capacity to 
accommodate future residential development of this site. 

Being located adjacent to SW Cypress Lane, this site is located less than one-quarter mile 
from existing or planned public transportation as shown on Figure 3-4 of the Yamhill County 
Transit Development Plan's Figure 6-17; additional numerous Figures within this Transit Plan 
also identify SW Cypress Lane as an existing public transit route. Further, this plan also 
identifies a public transit stop along the east side of SW Cypress Lane at the corner of SW 
Cypress Lane and SW Alexandria Street located some 500 feet north of the northeast corner 
of the site. Figure 6-17 is provided below for ease of reference. 

Figure 6-17 YCTA McMirnville and Newberg Local Service - Including Summer 2018 lmm~diate Changes 
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Commercial shopping opportunities exist located along Highway 99W located some ½ mile 
distance from the development site such that commercial walking opportunities exist and that 
owning a vehicle can be optional. Community recreation opportunities are also readily 
available nearby this site since the established Discovery Meadows Park is located 
approximately 300 feet north of the site's northeastern corner; actual walking distance of 
approximately 900 feet (0.17 miles) from the current southern terminus of SW Emily Drive. 

Low density adjacent residential land is comprised of a handful of R-1 zoned parcels to the immediate 
west and south; only four of which abut the site. Five of the proposed subdivision lots will abut these 
four adjacent parcels. One of the proposed lots (Lot 8) which is currently developed with a single-
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family residence, which will remain upon subdivision development, maintains an existing setback of 
approximately sixty feet (60-feet) from the adjacent offsite R-1 zoned parcel to the south. Additionally, 
the context of Policy 71.10 /2) speaks of the buffering of medium density development from 
established low density areas. Since some of the nearby R-1 zoned residential lots are fairly large 
and have developed in a more rural residential style, it is understood that this is not an established 
low density area, rather an area where some infill or partitioning opportunity may yet remain (however, 
it is not within the scope nor obligation of this proposal to shadow plat potential offsite partitioning 
opportunities). Rather It is the applicant's position that the lot setbacks (buffers) required of residential 
development on lots zoned R-3 are sufficient so as to not negatively impact the four adjacent R-1 
zoned parcels. 

While a finding addressing FEMA fiood zone property was provided in findings above relative to the 
zone change application, it is also relevant for this subdivision finding and provided here. There are 
no lands being proposed for development that are identified as Floodplain on the McMinnville 
Comprehensive Plan Map or as being located within the 100-year fiood zone of the associated 
Federal Emergency Management Association (FEMA) Flood Insurance Rate Map (FIRM -
41071 C0403D) as illustrated in the graphic below from FEM/\s Flood Map Service Center website. 
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As noted above, the topography and natural features of the site are not prohibitive to development 
according to R-3 zoning and density standards or other applicable McMinnville land development 
standards. 

The requested zoning designation on the subject site is that of the base zone of the adjacent 
neighborhood to the north eliminating the need for employment of additional residential buffers 
beyond that of traditional R-3 zoned residential yard requirements. The urban-rural interface 
that exists along the western edge of the annexation area and the rural land beyond is limited 
to a distance of approximately 75-feet. The rural land beyond the site's western edge is a 
small, captured area located between this application's proposed development area, Peavey 
Reservoir and the Kathleen Manor Manufactured Home neighborhood. As the R-3 PD zoned 
Kathleen Manor Manufactured Home neighborhood abuts this captured piece of rural land for 
a distance of some 450 feet along its subdivision boundary, and no additional buffer or design 
requirements were assessed to that development along this edge, it is our position that no 
such additional buffers or design requirements would be required of this annexation, zone 
change and development proposal so as to achieve a cohesive and consistent residential 
design and pattern with that of the existing adjacent residential development. 

Existing public facilities have the capacity to adequately serve the proposed development of 
this site as neither the adopted Waste Water Conveyance Master Plan or the adopted 
Stormwater Drainage Master Plan have identified any insufficiencies in their respective Cozine 
basins which serve this area or impactful future projected service deficiencies toward meeting 
the needs of the development of this site. 

Policies 

79.00 

80.00 

81.00 

Bruce Cook 

The density allowed for residential developments shall be contingent on 
the zoning classification, the topographical features of the property, and 
the capacities and availability of public services including but not limited 
to sewer and water. Where densities are determined to be less than that 
allowed under the zoning classification, the allowed density shall be set 
through adopted clear and objective code standards enumerating the 
reason for the limitations, or shall be applied to the specific area through 
a planned development overlay. Densities greater than those allowed by 
the zoning classification may be allowed through the planned 
development process or where specifically provided in the zoning 
ordinance or by plan policy. 

In proposed residential developments, distinctive or unique natural 
features such as wooded areas, isolated preservable trees, and 
drainage swales shall be preserved wherever feasible. 

Residential designs which incorporate pedestrian and bikeway paths to 
connect with activity areas such as schools, commercial facilities, parks, 
and other residential areas, shall be encouraged. 
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82.00 

83.00 

Findings: 

The layout of streets in residential areas shall be designed in a manner 
that preserves the development potential of adjacent properties if such 
properties are recognized for development on the McMinnville 
Comprehensive Plan Map. 

The City of McMinnville shall review the design of residential 
developments to insure site orientation that preserves the potential for 
future utilization of solar energy. 

Policies 79.00, 80.00, 81.00, 82.00 and 83.00 are met by this proposal in that the proposed 
residential density of 4.4 dwelling units per acre is commensurate with that prescribed by the 
requested R-3 zoning designation and all proposed lots demonstrate compliance with the lot 
size requirements of this zoning designation. A Planned Development designation is not 
needed and is not requested as part of this land use proposal. There are currently no 
distinctive or unique natural features on this site that would impinge on the target density 
range of the R-3 zone being realized inclusive of the capabilities of sewer, water and other 
public services to adequately meet the development needs of this site. 

Although this discussion relative to retention of wooded areas is provided in findings above 
relative to the annexation request, that discussion is also relevant to Policy 80.00 and is 
reproduced here as part of these subdivision findings. While there are no landmark trees 
identified on this site, there is a stand of fir trees located in the westernmost portion of the 
property that measures some 75 x 130 feet in size. Given their dense spacing and the age of 
the rural residential use of this site, it is difficult to determine if these trees are native to this 
property or if they were planted in the early 1900's commensurate with construction of the 
existing residence. Preservation of this stand of trees would result in the loss of about 1.5 
building lots from the proposed subdivision; given the location of the southerly extension of 
SW Emily Drive that is proposed and would be required by the City, preservation of this tree 
stand would eliminate residential development from the west side of the SW Emily Drive 
extension on this annexation site. In light of this policy however, the applicant proposes to 
work with the City on potential individual tree retention without the loss of these proposed 
building lots which would equate to a loss of one-fifth (115th ) of the proposed subdivision's 
buildable lots. 

The street layout proposes to connect with the existing surrounding public street network. 
This is to be accomplished through the dedication and improvement of the southerly extension 
of SW Emily Drive to serve the two subdivision phases as described above in these findings 
and terminating in a local residential cul-de-sac in the southern portion of the site. Dedication 
and construction of this street extension would complete this portion of the surrounding local street 
network as envisioned in McMinnville's adopted TSP and would provide additional mobility 
opportunities for automobiles, pedestrians and bicyclists within the area and would also comply with 
Policies 118.00(5) and 132.41.05 described elsewhere in these Findings. Existing residential 
development to the south of the subject site makes the southerly extension of SW Emily Drive 
south of this site unfeasible. 

The proposed tentative subdivision plan complies with the City's encouragement of solar 
access in that this plan proposes to align the site's new internal local public street with the 
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current temporary terminus of SW Emily Drive which is located at the northern edge of Parcel 
1. Due to the configuration of the site, a predesignated future street location (Exhibit 2-1 of 
McMinnville's adopted Transportation System Plan as addressed further in other findings 
herein) and the existing street pattern of the adjacent development to the north, SW Emily 
Drive will need to be extended southward to served future lots on this site. Opportunities for 
an alternative east-west street layout providing enhanced solar access are not viable or 
possible on this site. The proposed street layout promotes a municipally compliant street 
alignment and increased local street connectivity to currently underserved land and the 
proposed lots are provided the potential for unobstructed solar access to the maximum extent 
feasible. 

Policy 

99.00 

Finding: 

1. 

2. 

3. 

4. 

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: 

Sanitary sewer collection and disposal lines. Adequate municipal waste 
treatment plant capacities must be available. 

Storm sewer and drainage facilities (as required). 

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

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

Policy 99.00 (1-4) is satisfied by this proposal as adequate levels of sanitary sewer collection, 
storm sewer and drainage facilities, municipal water distribution systems and supply, and the 
proposed public street (additional street detail is provided elsewhere within these submitted 
findings and applicable here) within the development either presently serve or can be made 
available to adequately serve the site. Additionally, the Water Reclamation Facility has the 
capacity to sufficiently accommodate flow resulting from development of this site. Neither the 
adopted Waste Water Conveyance Master Plan or the adopted Stormwater Drainage Master 
Plan have identified insufficiencies in their respective Cozine basins which serve this site nor 
identified future projected service deficiencies. 

The graphics below are provided to demonstrate adjacency of public sanitary and storm 
utilities available to serve this site. 
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Policy 

99.10 

Finding: 

The City of McMinnville recognizes the value to the City of encouraging 
the sale of lots to persons who desire to build their own homes. 
Therefore, the City Planning staff shall develop a formula to be applied 
to medium and large size subdivisions that will require a reasonable 
proportion of lots be set aside for owner-developer purchase for a 
reasonable amount of time which shall be made a part of the subdivision 
ordinance. 

Policy 99.10 is not applicable to this application and yet is addressed to increase transparency 
and so as to not have the appearance of oversight on our part. While Policy 99.10 does not 
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define how many lots comprise a "medium" or a "large" subdivision, a ten (10) lot subdivision 
remains on the smaller side of subdivisions given the history of such residential subdivision 
developments in McMinnville. Although there have not been many smaller residential 
subdivision plans submitted or approved in McMinnville in recent years, a fairly recent 
example of this scale of development not being considered either medium or large, and 
therefore Policy 99.10 not being either relevant or applied during the land use review and 
approval process, is the approved land use application for the 17-lot Monika residential 
subdivision (S 2-19), the approved 20-lot Heiser Addition residential subdivision (S 1-16), as 
well as the approved land use application for the Minor Modification of the Heiser Addition 
subdivision (S 1-17). While Policy 99.10 was not found to be applicable to the residential 
scale of these developments. similarly, this current proposal would result in the platting of a 
total of ten subdivision lots and this Policy is similarly found to not be applicable to this review. 

GOAL VI 1: TO ENCOURAGE DEVELOPMENT OF A TRANSPORTATION 
SYSTEM THAT PROVIDES FOR THE COORDINATED MOVEMENT 
OF PEOPLE AND FREIGHT IN A SAFE AND EFFICIENT MANNER. 

Policies 

117.00 

118.00 

119.00 

122.00 

Bruce Cook 

1. 

2. 

3. 

4. 

5. 

The City of McMinnville shall endeavor to insure that the roadway 
network provides safe and easy access to every parcel. 

The City of McMinnville shall encourage development of roads that 
include the following design factors: 

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

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

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

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

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

The City of McMinnville shall encourage utilization of existing 
transportation corridors, wherever possible, before committing new 
lands. 

The City of McMinnville shall encourage the following provisions for 
each of the three functional road classifications. 
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3. Local Streets 

Findings: 

Designs should minimize through-traffic and serve local 
areas only. 

Street widths should be appropriate for the existing and 
future needs of the area. 

Off-street parking should be encouraged wherever 
possible. 

Landscaping should be encouraged along public rights­
of-way. 

Goal VI 1 and Policies 117.00, 118.00 (1-5), 119.00 and 122.00(3) are satisfied by this 
proposal in that most of the proposed lots will legally abut a local residential public street for 
a distance of at least 25 feet. This street will be developed to current City standards with 
adequate capacity to safely accommodate the expected trip generation resulting from this 
development and its connection to the surrounding street network. Lots 6 and 7 will be 
provided vehicular access by way of a 20-foot wide private access tract with a paved 
improvement 15-feet in width leading eastward from SW Emily Drive to the west edge of Lot 
7 and located adjacent to the northern edge of Lots 5 and 6. Lot 4 will be provided vehicular 
access by way of a 15-foot wide private access easement extending westward from the 
southerly extension of SW Emily Street and across the northern length of Lot 3 for the benefit 
of Lot 4. 

The local residential public street (SW Emily Drive) that is to be extended south to serve this 
subdivision will be designed to Complete Streets standards as required by the City. Nine of 
the ten proposed lots will be provided vehicular access to this new street extension with Lot 1 
retaining its singular vehicular access to SW Cypress Lane (Lot 8 will also retain access to its 
garage from SW Cypress Lane as well as abutting the proposed cul-de-sac for a distance of 
at least 25-feet in length.). It is informative to note that SW Emily Drive will carry subdivision 
generated vehicle trips for a distance of three-blocks north of the proposed subdivision where 
SW Emily Drive connects with the City's larger transportation network at its intersection with 
SW Alexandria Street providing a through direct connection between SW Cypress Lane and 
SW Hill Road; a minor collector and minor arterial, respectively. 

While residential cul-de-sac streets are discouraged where opportunities for through streets 
exist, extension of SW Emily Drive through to the southern edge of the site for future 
continuation southward to serve other properties is problematic in that those properties are 
already developed as large lot single family residences. With that extension not being viable, 
this development plan proposes to terminate SW Emily Drive in a cul-de-sac design within the 
subdivision with on-site vehicle traffic exiting the site to the north. Construction of the 
proposed street to the required City standards for local streets will result in minimal impact on 
natural features while providing safe and sufficient access to each lot. Further, this alignment 
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and compliance with City requirements relative to complete streets incorporates prescribed 
consideration of all modes of transportation. 

Policies 

126.00 

127.00 

Findings: 

The City of McMinnville shall continue to require adequate off-street 
parking and loading facilities for future developments and land use 
changes. 

The City of McMinnville shall encourage the provIsIon of off-street 
parking where possible, to better utilize existing and future roadways 
and right-of-ways as transportation routes. 

Policies 126.00 and 127.00 are satisfied by this proposal in that the required off-street parking 
will be provided for all residences as specified by the McMinnville Zoning Ordinance. Such 
off-street parking (a minimum of two on-site parking spaces for each single-family residence 
as per 17.60.060(A)(5) is the most exacting standard among potential dwelling unit types). 
Regarding single-family residences that may be constructed on one or more of these lots, four 
paved off-street parking spaces will be provide for each residence (two-car driveways with 
two-car garages) which is 200% of that which is required by the applicable standard of the 
McMinnville Zoning Ordinance. The only exception to this will be Lot 1 which, due to the 
necessary removal of the existing garage in order to avoid creation of a side yard setback 
encroachment upon approval of these applications, may be provided with an R-3 setback 
compliant single-wide carport rather than a garage. 

Policies 

130.00 

132.00 

132.15 

Findings: 

The City of McMinnville shall encourage implementation of the Bicycle 
System Plan that connects residential areas to activity areas such as 
the downtown core, areas of work, schools, community facilities, and 
recreation facilities. 

The City of McMinnville shall encourage development of subdivision 
designs that include bike and foot paths that interconnect 
neighborhoods and lead to schools, parks, and other activity areas. 

The City of McMinnville shall require that all new residential 
developments such as subdivisions, planned developments, 
apartments, and condominium complexes provide pedestrian 
connections with adjacent neighborhoods. 

Policies 130.00, 132.00 and 132.15 are satisfied by this proposal in that the public sidewalks 
that will be constructed as part of the required street improvements will provide pedestrian 
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connections within this subdivision and to locations beyond this subdivision. Public streets 
designed to implement the requirements of the Bicycle System Plan (Chapter 6) of the 
McMinnville Transportation System Plan (TSP) provide for enhanced bicycle connection of 
residential areas to activity areas throughout town such as the downtown core. areas of work, 
schools, community facilities, and recreation facilities. Dedicated bicycle street design 
elements of the Bicycle System Plan are specifically applicable to collector and arterial streets 
and, as identified in Exhibit 2-4 of the TSP (Complete Street Design Standards), are not part 
of the street design standards of either Neighborhood Connector or Local Residential streets 
such as the proposed extension of SW Emily Drive. Exhibit 2-4 of the McMinnville TSP also 
demonstrates that bike facilities are noted as being Shared Lanes for Neighborhood 
Connector and Local Residential streets; SW Emily Drive is identified in Exhibit 2-3 (Street 
Functional Classification) of the McMinnville TSP as a Local Street. The street proposed as 
part of this subdivision request is a continuation of SW Emily Drive and will accommodate bike 
facilities in the form of Shared Lanes as prescribed by adopted City plans. These referenced 
exhibits are provided below. By designing and constructing the proposed local residential 
street to the applicable requirements of the TSP's Complete Streets Design Standards, and 
by the findings presented above, these Policies have been met. 
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Policy 

132.26.05 

Finding: 

New street connections, complete with appropriately planned pedestrian 
and bicycle features, shall be incorporated in ail new developments 
consistent with the Local Street Connectivity map. (Ord. 4922, February 
23, 2010) 

Policy 132.26.05 is satisfied by this proposal in that the proposed street connection and the 
associated pedestrian and bicycle features prescribed by City requirements and provided in 
this proposal and its exhibits are consistent with the applicable local street connectivity 
elements outlined in the McMinnville Transportation System Pian (TSP). The southerly 
extension of SW Emily Drive to serve this site is specifically identified on the Future Local Street 
Connections graphic identified in McMinnviiie's TSP as Exhibit 2-1 (provided below for graphic 
reference) and is implemented by this proposal. 
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Policy 

132.27.00 

Finding: 

Future Local Street Connections. 

McMmnvl/li' T5F' 

' I 
• " i'-l~; 

' , .. - - -
' ' 

[t.rcnspo , _,_: 

The provision of transportation facilities and services shall reflect and 
support the land use designations and development patterns identified 
in the McMinnville Comprehensive Plan. The design and 
implementation of transportation facilities and services shall be based 
on serving current and future travel demand - both short-term and long­
term planned uses. 

Policy 132.27.00 is satisfied by this proposal in that the proposed transportation facilities 
reflect and support this Residential McMinnville Comprehensive Plan designation and 
supports the established residential development patterns within the surrounding area. The 
proposed transportation facilities and services for this 10-lot subdivision are appropriate to 
serve the needs of the proposed development and are supportive of adjacent neighborhoods 
as demonstrated by these associated findings and submitted graphics. 
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Policy 

132.32.00 

Finding: 

The safe, rapid movement of fire, medical, and police vehicles shall be 
an integral part of the design and operation of the McMinnville 
transportation system (Ord. 4922, February 23, 2010) 

Policy 132.32.00 is satisfied by this proposal through the construction of the proposed local 
street connecting with the current southerly temporary terminus of SW Emily Drive. This 
connection would allow vehicular entry into the proposed subdivision from the north. This 
street dedication and improvement will also allow for the removal of the temporary vehicle 
barricade currently installed on SW Emily Drive thereby allowing improved fire, medical and 
police vehicle circulation and emergency access times into this site. 

Policy 

132.35.00 

Finding: 

Transportation facilities in the McMinnville planning area shall be, to the 
degree possible, designed and constructed to mitigate noise, energy 
consumption, and neighborhood disruption, and to encourage the use 
of public transit, bikeways, sidewalks, and walkways. 

Policy 132.35.00 is satisfied by this proposal in that the City's transportation design and 
construction standards and requirements have been adopted to satisfy and implement this 
and other related Comprehensive Plan policies, and to preserve and enhance livability in 
McMinnville. Through this proposal's compliance and implementation of these applicable 
policies, standards and requirements and those applicable portions of the City's adopted 
Transportation System Plan as addressed by this proposal and these submitted findings of 
fact, this Policy is satisfied. 

Policies 

132.41.00 

Bruce Cook 

1. 

2. 

3. 

4. 

Residential Street Network - A safe and convenient network of 
residential streets should serve neighborhoods. When assessing the 
adequacy of local traffic circulation, the following considerations are of 
high priority: 

Pedestrian circulation, 

Enhancement of emergency vehicle access, 

Reduction of emergency vehicle response times, 

Reduction of speeds in neighborhoods, and 
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5. 

132.41.05 

132.41.20 

132.41.25 

132.41.30 

Findings: 

Mitigation of other neighborhood concerns such as safety, noise, and 
aesthetics. 

Cul-de-sac streets - Cul-de-sac streets in new development should only 
be allowed when connecting neighborhood streets are not feasible due 
to existing land uses, topography, or other natural and physical 
constraints. 

Modal Balance - The improvement of roadway circulation must not 
impair the safe and efficient movement of pedestrians and bicycle traffic. 

Consolidate Access - Efforts should be made to consolidate access 
points to properties along major arterial, minor arterial, and collector 
roadways. 

Promote Street Connectivity - The City shall require street systems in 
subdivisions and development that promote street connectivity between 
neighborhoods. 

Policies 132.41.00 (1-5), 132.41.05, 132.41.20, 132.41.25 and 132.41.30 are satisfied by this 
request in that the proposed public street connects to an established safe, interconnected and 
efficient system of existing residential streets. There are no arterial streets within or adjacent 
to this development site. SW Cypress Lane, a minor collector street, is adjacent to the east 
edge of the site however, due to the preferred connection established by the McMinnville TSP, 
the proposed local street extension will not connect with SW Cypress Lane. The proposed 
street is designed to promote a balance of safe and efficient movement of vehicles, 
pedestrians and bicycles as required by the McMinnville TSP and as required by the 
applicable portions of the McMinnville Zoning Ordinance Chapter 17.53 (Land Division 
Standards) which are further addressed in findings provided below. Vehicular access to the 
connecting street system promotes safe street connectivity to the surrounding transportation 
network. Additionally, the vehicular travel speed within this site is based on an adopted street 
classification scheme identified in the McMinnville TSP. The proposed street is designed to 
be a local residential street and, as such, is limited to a legal vehicular travel speed of 25 miles 
per hour as is the vehicular travel speed of the local streets in the adjacent residential 
neighborhoods. This residential vehicle speed limitation and the adopted local street design 
standards have been successful in McMinnville in mitigating matters related to noise, 
pedestrian and bicycle movement, and aesthetics as can be seen in the adjacent residential 
neighborhoods and others throughout the city. This proposed local residential street 
connection also implements and supports Policy 118.00(5) and McMinnville's Future Local 
Street Connections plan (Exhibit 2-1 of McMinnville's TSP) as also addressed elsewhere in 
these findings. 

Additional information relative to potential concerns related to safety are found in Chapter 4 
of the McMinnville TSP; Chapter 4 then refers to Appendix I of the TSP to provide details and 
addresses implementation. Appendix I provides the specifics of the Neighborhood Traffic 
Calming Program (NTCP) which provides three major types of traffic calming devices for local 
residential streets: vertical deflection, horizontal deflection, and obstruction. The Program 
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outlines policies and procedures by which problem areas are studied and possible 
neighborhood traffic calming measures are identified and applied as warranted by the findings 
of such a study. Since the public street to serve this development site does not yet exist on­
site, there are no existing or known on-site problem areas that need or warrant studies in order 
to consider the effectiveness of implementing any of the various neighborhood traffic calming 
measures provided in Appendix I of the adopted TSP. 

Policies 

132.43.05 

1. 

2. 

3. 

4. 

5. 

6. 

132.43.10 

Findings: 

Encourage Safety Enhancements - In conjunction with the residential 
street improvements, the City should encourage traffic and pedestrian 
safety improvements that may include, but are not limited to, the 
following safety and livability enhancements: 

Traffic circles; 

Painted or raised crosswalks (see also recommended crosswalk 
designation in Chapter 4 ); 

Landscaping barriers between roadway and non-motorized uses; 

Landscaping that promotes a residential atmosphere; 

Sidewalks and trails; and 

Dedicated bicycle lanes. (Ord. 4922, February 23, 2010) 

Limited Neighborhood Cut-Through Traffic - Local residential streets 
should be designed to prevent or discourage their use as shortcuts for 
through traffic. Local traffic control measures should be coordinated 
with the affected neighborhood. (Ord. 4922, February 23, 2010) 

Policies 132.43.05 (1-6) and 132.43.10 are satisfied by the proposal for reasons previously 
provided in findings addressing Policies 132.41.00, 132.41.05, 132.41.20, 132.41.25 and 
132.41.30 above. In addition, traffic circles (or roundabouts) are specific traffic control and 
enhancement design solutions for application in specific circumstances warranting their 
construction. Two possible traffic circle locations were identified in McMinnville's adopted 
Transportation System Plan (TSP) Appendix D - TSP Project Summaries, to potentially be 
located along SW Fellows Street and along NW Baker Creek Road. McMinnville's first two 
traffic circles have been constructed at the intersections of NW Hill Road and NW Baker Creek 
Road, and NW Hill Road and NW Wallace Road. The construction and dedication of the 
currently proposed extension of SW Emily Drive, a local residential street, does not warrant 
the construction of a traffic circle. 

The proposed local residential street is shown on the attached graphic exhibits to be designed 
with a five-foot wide curbside planter strip separating the roadway from the pedestrian uses 
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along both sides of the street within the future right-of-way dedication. The existing blocks of 
SW Emily Drive are designed to this standard and the proposed street will be an extension of 
this design. These planter strips will be landscaped to promote a residential atmosphere as 
shall be approved by the McMinnville Landscape Review Committee upon submittal and 
successful review of a public right-of-way planter strip landscape plan. The design of the 
proposed cul-de-sac street complies with the Complete Street Design Standards of the 
McMinnville TSP in that the street is designed with a curb-to-curb width of 28-feet within a 50-
foot right-of-way and a bulb radius of 45-feet with a curb-to-curb radius dimension of 33 feet 
as per the McMinnville TSP Section 30 Streets, Subsection A 2. Within the cul-de-sac bulb, 
the sidewalk shall be curb tight with no planting strip as required in the McMinnville TSP 
Section 30 Streets, Subsection S. Designated bike lanes or raised or painted crosswalks are 
not warranted within this proposed subdivision as per City requirements. 

Policy 

132.46.00 

Finding: 

Low impact street design, construction, and maintenance methods 
should be used first to avoid, and second to minimize, negative impacts 
related to water quality, air quality, and noise in neighborhoods. 

Policy 132.46.00 is satisfied by the proposal in that the street design, construction and 
maintenance methods required by the City were adopted to, in part, implement each element 
of this policy. These design, construction and maintenance methods administered by the City 
are satisfied as demonstrated in this proposal and as will be adhered to through the entirety 
of the design, construction, inspection and approval process prior to the platting of this 
subdivision. 

Policy 

132.46.05: 

Finding: 

Conservation - Streets should be located, designed, and improved in a 
manner that will conserve land, materials, and energy. Impacts should 
be limited to the minimum necessary to achieve the transportation 
objective. 

Policy 132.46.05 is satisfied through this proposal's compliance with the applicable elements 
of the McMinnville Transportation System Plan and the McMinnville Zoning Ordinance as 
addressed in these Findings. The street is proposed to be located in an efficient manner as 
described in this proposal and designed in a manner compliant with the McMinnville TSP and 
all City requirements for local residential streets as shown in the attached graphics and as 
shall be required by associated conditions of approval of this subdivision request. 
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Policy 

132.54.00: Promoting Walking for Health and Community Livability - The City will 
encourage efforts that inform and promote the health, economic, and 
environmental benefits of walking for the individual and McMinnville 
community. Walking for travel and recreation should be encouraged to 
achieve a more healthful environment that reduces pollution and noise 
to foster a more livable community. 

Finding: 

Policy 132.54.00 is satisfied by this proposal in that, through its approval, the City will have 
demonstrated support and encouragement of efforts that promote health and the 
environmental benefits of walking for the individual and for the broader McMinnville community. 
This would be achieved by the City's support for the creation of the proposed local residential 
street extension of SW Emily Drive to serve new residences with biking and walking 
opportunities. This is further demonstrated by the City's support for the proposed creation of 
a 10-foot wide pedestrian pathway (with a hard surface width of 5-feet) connecting the 
southerly extension of SW Emily Drive with SW Cypress Lane to serve residents of this 
subdivision. These opportunities created by this proposed local street and sidewalk system 
and connecting pedestrian pathway will enhance pedestrian circulation within this residential 
portion of the city. A municipal endorsement of this vehicular and pedestrian plan through the 
approval of this proposal not only promotes walking for health and community livability, but 
also helps to preserve a healthier environment by providing an additional opportunity for 
pedestrian and bicycle movement as opposed to only vehicular movement. 

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

Policies 

136.00 

139.00 

1. 

2. 
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The City of McMinnville shall insure that urban developments are connected 
to the municipal sewage system pursuant to applicable city, state, and federal 
regulations. 

The City of McMinnville shall extend or allow extension of sanitary sewage 
collection lines within the framework outlined below: 

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

Sufficient trunk and main line capacities remain to serve undeveloped land 
within the projected service areas of those lines. 
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3. 

4. 

142.00 

143.00 

144.00 

145.00 

1. 

2. 

3. 

4. 

147.00 

151.00 

1. 

Bruce Cook 

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

Extensions will implement applicable goals and policies of the 
comprehensive plan. 

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

The City of McMinnville shall encourage the retention of natural drainage 
ways for storm water drainage. 

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

The City of McMinnville, recognizing McMinnville Water and Light as the 
agency responsible for water system services, shall extend water services 
within the framework outlined below: 

Facilities are placed in locations and in such a manner as to insure 
compatibility with surrounding land uses. 

Extensions promote the development patterns and phasing envisioned in the 
McMinnville Comprehensive Plan. 

For urban level developments within McMinnville, sanitary sewers are 
extended or planned for extension at the proposed development densities by 
such time as the water services are to be utilized. 

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

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

The City of McMinnville shall evaluate major land use decisions, including but 
not limited to urban growth boundary, comprehensive plan amendment, zone 
changes, and subdivisions using the criteria outlined below: 

Sufficient municipal water system supply, storage and distribution facilities, as 
determined by McMinnville Water and Light, are available or can be made 

Annexation/ Zone Change/ Subdivision 
June 2024 
Page 77 



Findings: 

available, to fulfill peak demands and insure fire flow requirements and to 
meet emergency situation needs. 

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

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

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

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

Goal VII 1 and Policies 136.00, 139.00 (1-4), 142.00, 143.00, 144.00, 145.00 (1-4), 147.00 
and 151.00 (1-5) are satisfied by the request as adequate levels of sanitary sewer collection, 
storm sewer and drainage facilities, municipal water distribution systems and supply, and 
energy distribution facilities, either presently serve or can be made available to serve the site 
and its future residential use. Additionally, the Water Reclamation Facility has the capacity to 
sufficiently accommodate flow resulting from development of this site as proposed. The City's 
administration of all municipal water and sanitary sewer systems according to the Goals and 
Policies of the McMinnville Comprehensive Plan and Implementing Ordinances guarantees 
adherence to federal, state, and local quality standards. The City of McMinnville is required 
to continue to support coordination between city departments, other public and private 
agencies and utilities, and McMinnville Water and Light to ensure the coordinated provision 
of utilities to developing areas and in making land-use decisions to fulfill peak demands and 
ensure fire flow requirements and emergency situation needs. Additionally, the subject site 
will be converted in an orderly manner to urbanizable standards through the coordinated 
extension of utilities as shown on the submitted tentative subdivision plan, and as shall be 
conditioned through approval of this residential subdivision and companion land use 
applications. 

Policies 

153.00 

155.00 
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The City shall continue coordination between the planning and fire 
departments in evaluating major land use decisions. 

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

Policies 153.00 and 155.00 are satisfied in that emergency service departments will be 
provided with the opportunity to review this proposal. Additionally, a public street designed to 
meet all applicable City of McMinnville requirements will provide directly to every lot, or by 
way of a compliant private access tract serving Lots 6 and 7, and a compliant access 
easement serving Lot 4. 

GOAL VII 3: TO PROVIDE PARKS AND RECREATION FACILITIES, OPEN 
SPACES, AND SCENIC AREAS FOR THE USE AND ENJOYMENT 
OF ALL CITIZENS OF THE COMMUNITY. 

Policies 

163.00 

163.05 

166.00 

167.00 

168.00 

169.00 

170.05 

Findings: 

The City of McMinnville shall continue to require land, or money in lieu of 
land, from new residential developments for the acquisition and/or 
development of parklands, natural areas, and open spaces. 

The City of McMinnville shall locate future community and 
neighborhood parks above the boundary of the 100-year floodplain. 
Linear parks, greenways, open space, trails, and special use parks are 
appropriate recreational uses of floodplain land to connect community 
and other park types to each other, to neighborhoods, and services, 
provided that the design and location of such uses can occur with 
minimum impacts on such environmentally sensitive lands. 

The City of McMinnville shall recognize open space and natural areas, 
in addition to developed park sites, as necessary elements of the urban 
area. 

The City of McMinnville shall encourage the retention of open space 
and scenic areas throughout the community, especially at the entrances 
to the City. 

Distinctive natural features and areas shall be retained, wherever 
possible, in future urban developments. 

Drainage ways in the City shall be preserved, where possible, for 
natural areas and open spaces and to provide natural storm run-offs. 

For purposes of projecting future park and open space needs, the 
standards as contained in the adopted McMinnville Parks, Recreation, 
and Open Space Master Plan shall be used. 

Goal VII 3 and Policies 163.00 163.05 166.00 167.00 168.00 169.00 and 170.05 are 
satisfied in that park fees shall be paid for each housing unit at the time of each building permit 
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application as required by McMinnville Ordinance 4282, as amended. There is no portion of 
this site that is located within the 100-year floodplain for utilization as greenways or special 
use parks, nor are there distinctive natural features or areas for retention as open space. 
Additionally, while the McMinnville Parks, Recreation, and Open Space Master Plan does not 
call for the development of a community or neighborhood park in this location, this site is well 
served by utilization of the recreational space provided by the nearby Discovery Meadows 
park located along SW Cypress Lane approximately 300 feet north of this site's northeastern 
corner. 

GOAL VIII 1: TO PROVIDE ADEQUATE ENERGY SUPPLIES, AND THE SYSTEMS 
NECESSARY TO DISTRIBUTE THAT ENERGY, TO SERVICE THE 
COMMUNITY AS IT EXPANDS. 

Policy 

173.00 

177.00 

Findings: 

The City of McMinnville shall coordinate with McMinnville Water and Light 
and the various private suppliers of energy in this area in making future land 
use decisions. 

The City of McMinnville shall coordinate with natural gas utilities for the 
extension of transmission lines and the supplying of this energy resource. 

Goal VIII 1 and Policies 173.00 and 177.00 are satisfied in that McMinnville Water and Light and 
Northwest Natural Gas will be provided opportunity to review and comment regarding this proposal 
prior to the issuance of the Planning Department's staff report. 

Goal VIII 2: 

Policy 

178.00 

Findings: 

TO CONSERVE ALL FORMS OF ENERGY THROUGH UTILIZATION OF 
LAND USE PLANNING TOOLS. 

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

Goal VIII 2 and Policy 178.00 are satisfied by this request as the development proposes a 
compact form of urban development commensurate with the requested R-3 zoning 
designation of the subject site. This zoning designation allows residential uses inclusive of 
small lot single-family detached uses, single family attached units, duplexes and triplexes, and 
townhouses. While, at the time of this application submittal, we have not detennined the specific 
dwelling type(s) intended for each of the proposed subdivision lots, most of the dwelling types 
permitted by the R-3 zone can be accommodated on each of the proposed lots which provides a 
potential wide range of dwelling type options which we will assess responsive to market needs at the 
time of development. The southerly extension of SW Emily Drive as shown on the submitted 
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residential tentative subdivision plan will provide safe and efficient access opportunities to each of the 
residences with limited code compliant alternative accesses noted above in previous findings. 

All of the lots designed for single-family detached use exceed the 6,000 square foot minimum 
lot size as required by the R-3 zone. Utilities presently abut the site and can be extended in 
a cost effective and energy efficient manner commensurate with this proposal, and as shall 
be required as conditioned, by the approval of these land use requests. 

GOAL IX 1: 

Finding: 

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 1 is satisfied in that the entirety of the subject site is located within both the McMinnville 
urban growth boundary and designated as Residential on the City's Comprehensive Plan Map 
and with the majority of this subdivision site also being located within the McMinnville city 
limits (the balance of which is the subject of the companion annexation request) and therefore 
identified for urban development according to applicable standards and requirements. As 
stated in Policy 71.00, all residential zoning classifications shall be allowed in areas 
designated as Residential on the Comprehensive Plan Map and the subject site is so 
designated. Additionally, all urban services are currently available and adjacent to the site 
making the conversion of this site to urban uses orderly and timely. 

Policy 

183.00 

Finding: 

The City of McMinnville, with the cooperation of Yamhill County, shall 
establish three categories of lands within the Urban Growth Boundary. 
Future urbanizable lands are those lands outside the city limits, but 
inside the Urban Growth Boundary. These lands shall be retained in 
agricultural resource zones until converted to urbanizable lands by 
annexation to the City of McMinnville. Urbanizable lands are those 
lands within the city limits which are not yet developed at urban 
densities. Conversion of these lands to the urban classification shall 
involve fulfillment of the goals and policies of this plan, provision of 
urban services, and application of appropriate implementation 
ordinances and measures. Urban lands are those lands within the city 
limits developed at urban densities. 

Policy 183.00 is satisfied in that the City of McMinnville coordinated with Yamhill County on 
establishment of the McMinnville Urban Growth Boundary (UGB) and that UGB was 
acknowledged by the Oregon Land Conservation and Development Commission (LCDC). At 
that time the land that is the subject of this subdivision application was designated Residential 
on the McMinnville Comprehensive Plan Map; the Residential designation covers all the 
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zoning designations from R-1 through R-5. The applications combined in this submittal 
propose to residentially develop this site to an R-3 urban density and, in doing so, fulfil the 
applicable Goals and Policies of the McMinnville Comprehensive Plan. 

Policies: 

187.10 

187.20 

187.30 

Findings: 

The City of McMinnville shall establish Great Neighborhood Principles 
to guide the land use patterns, design, and development of the places 
that McMinnville citizens live, work, and play. The Great Neighborhood 
Principles will ensure that all developed places include characteristics 
and elements that create a livable, egalitarian, healthy, social, inclusive, 
safe, and vibrant neighborhood with enduring value, whether that place 
is a completely new development or a redevelopment or infill project 
within an existing built area. 

The Great Neighborhood Principles shall encompass a wide range of 
characteristics and elements, but those characteristics and elements 
will not function independently. The Great Neighborhood Principles 
shall be applied together as an integrated and assembled approach to 
neighborhood design and development to create a livable, egalitarian, 
healthy, social, inclusive, safe, and vibrant neighborhood, and to create 
a neighborhood that supports today's technology and infrastructure, 
and can accommodate future technology and infrastructure. 

The Great Neighborhood Principles shall be applied in all areas of the 
city to ensure equitable access to a livable, egalitarian, healthy, social, 
inclusive, safe, and vibrant neighborhood for all McMinnville citizens. 

Policies 187.10, 187.20 and 187.30 are satisfied by this proposal in that the City of McMinnville 
adopted Great Neighborhood Principles as part of Volume II of the Comprehensive Plan in 
2019. The adoption of such principles found in the following policies fully articulate the 
aspirations of the three policies referenced in this finding. 

Policy: 

187.40 

Finding: 

The Great Neighborhood Principles shall guide long range planning 
efforts including, but not limited to, master plans, small area plans, and 
annexation requests. The Great Neighborhood Principles shall also 
guide applicable current land use and development applications. 

Policy 187.40 specifies that McMinnville's Great Neighborhood Principles shall guide 
applicable current land use and development applications such as this subdivision request. 
As Great Neighborhood Principles are addressed in findings below, this policy is satisfied. 
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Additional findings relevant to Great Neighborhood Principles previously provided as part of 
the annexation and zone change findings above are also incorporated into the Great 
Neighborhood Principles findings provided for this subdivision application by this reference. 

Policy: 

187.50 

1. 

2. 

Findings: 

a. 

a. 

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. 

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

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. 

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

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. 

There are no watercourses, sensitive lands, steep slopes or wetlands within this subdivision 
site. Peavey Reservoir and the southwest branch of Cozine Creek to the southwest is not 
located within the subdivision site. There are also no significant onsite natural features or 
landscapes since this site is virtually flat and has been used as rural residential yards since 
the existing homes were constructed. Regarding vistas or skylines, the territorial view from 
this property is to the west over adjacent rural land which recently burned as the result of a 
local brush fire. Views to the north and east will be of urban residential neighborhoods while 
views to the south and west will be of the currently existing larger lot residential development. 
While there are no landmark trees identified on this site, there is a stand of fir trees located in 
the northwestern most portion of the property that measures some 75 x 130 feet in size. Given 
their dense spacing and the age of the rural residential use of this site, it is difficult to determine 
if these trees are native to this property or if they were planted in the early 1900's 
commensurate with construction of the existing residence in the northeast corner of the site, 
abutting SW Cypress Lane. Preservation of this stand of trees would result in the loss of 
approximately 1.5 building lots from this proposed subdivision; given the location of the 
southerly extension of SW Emily Drive that is proposed and would be required by the City, 
preservation of this tree stand would eliminate residential development from the west side of 
the SW Emily Drive extension within the annexation parcel. In light of this policy however, we 
propose to work with the City on potential individual tree retention without the loss of these 
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two proposed building lots which would equate to a loss of one-fifth (115th
) of the proposed 

subdivision's buildable lots. Policy 187.50 (1) and (2) has been satisfied. 

Policy: 

187.50 

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. 

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). 

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. 

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. 
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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. 

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. 

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). 

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

Findings: 

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. 

We propose to make fee-in-lieu payments to the City for each residence at the time of 
construction rather than dedicating parkland from this site. The current McMinnville Parks, 
Recreation, and Open Space Master Plan (1999) does not call for the development of a 
community or neighborhood park in this location. "Pocket parks", which have become more 
popular in recent years were not a projected park type need in the Parks Master Plan nor a 
park type to be required of residential subdivisions unless through the mechanism of a 
Planned Development which is not part of this combined application submittal. Moreover, this 
site is well served by utilization of the recreational space provided by the established 
Discovery Meadows Park located approximately 300 feet north of the site's northeastern 
corner; actual walking distance of approximately 900 feet (0.17 miles) from the current 
southern terminus of SW Emily Drive. The current Parks Master Plan projected park needs 
map is reproduced here for your convenience and does not indicate the need for a park at this 
site. 

• 

LF:GE'iD 

('omm,,o.tJ'""''""'° 
t•1lm 

~Lie- ,:,1, Proper(, 

MASTER PLIN 

PARKS. HECRL'-."flON & 

https://www.mcminnvilleoreqon.gov/sites/default/files/fileattachments/planning/page/1303/1999 mac 
parks master plan.pd! 

An enlargement of a portion of that park plan map is provided here demonstrating that there 
are no projected parkland needs that directly impact the subject site. 
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While this development plan does not propose a trail system such as that referenced in Policy 187.50 
(3)(a) a paved pedestrian pathway is proposed to connect the proposed extension of SW Emily Drive 
with SW Cypress Lane for enhanced pedestrian connectivity within the immediate area. 

The proposed residential development will see the southerly extension of SW Emily Drive 
from its current temporary southerly terminus to serve the undeveloped portion of the project 
site. This public street extension will be designed and constructed to city standards resulting 
in an extension of the existing public street network that is pedestrian, bike and other transit 
friendly in order to provide ease of use for people of all ages and abilities such that owning a 
vehicle can be optional. 

Additionally, Policy 187.50 (4)(b) states that a pedestrian connection is to be provided from 
cul-de-sacs to commercial areas, schools, community facilities, parks, trails and open spaces 
and between streets that are disconnected (such as cul-de-sacs or blocks with lengths greater 
than 400 feet). While this site would not create a cul-de-sac with a length exceeding 400 feet, 
and this site does not have the ability to provide a direct pedestrian connection to a 
commercial area, school, community facility, park, trail or open space, such a pedestrian 
connection is still included as part of this subdivision design. As mentioned above relative to 
Policy 187.50 (3)(a), a paved pedestrian pathway is proposed to connect the proposed 
extension of SW Emily Drive with SW Cypress Lane for enhanced pedestrian connectivity 
within the immediate area. This five-foot wide paved pathway will be located within a 10-foot 
wide tract and serve to enhance non-vehicular movement between this neighborhood and the 
surrounding area. 

The lot sizes and dwelling types allowed by the R-3 zone, by design, elicit a human scale to 
neighborhood design. The location of this development site, and the larger project area, 
provide easy and convenient access to nearby recreational activities (Discovery Meadows 
Park), educational opportunities (Columbus Elementary School) and convenient access to the 
city's broader transportation network leading to commercial and professional areas (Highway 
99W located some ½ mile distance from the development area) such that owning a vehicle 
can be optional. These opportunities and the design of the proposed street and pedestrian 
connection are bike friendly and will provide a safe and enjoyable experience that encourages 
the use of bikes by people of all ages. This proposed development will connect to the existing 
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street grid system as directed by the McMinnville TSP and shall be non-exclusive and shall 
be accessible and allow the ease of use by all. 

By proposing lot sizes and a street design commensurate with that of existing adjacent urban 
scale residential development, this subdivision provides for a compatible human scale that 
fosters human interaction with the built environment, particularly through the provision of 
public sidewalks, street trees, a dedicated pedestrian connecting pathway in addition to future 
dwelling unit types with compliant building heights that either exist or are becoming more 
common in nearby neighborhoods as encouraged by the City. 

Policy 187.50 (8)(c) specifically encourages application of the principles of CPTED (Crime 
Prevention through Environmental Design). CPTED started domestically and has now gained 
wide international acceptance due to law enforcement efforts to embrace it. Policy 187.50 
specifically cites CPTED standards as applicable for public spaces which technically includes 
public rights-of-way design and their improvements since public streets are open for use by 
the general public. CPTED recommendations that are employed in this proposal include: 

• A public street extension and creation of a pedestrian connecting path to increase 
both pedestrian and bicycle traffic. 

• Residential windows that will look out onto sidewalks. 
• Approved "crime-safe" landscape design for the soft-scape portions of the 10-foot 

wide pedestrian tract. 
• Approved street tree planting plan with resilient, scale appropriate trees in locations 

so as to not create clear-vision obstructions. 
• A cul-de-sac street which will provide multiple viewpoints to residential entrances. 
• Natural vehicular access control as there are no street intersections within this 

neighborhood. 

The requested rezoning of this site to R-3 is consistent with the base zone of the adjacent 
neighborhoods to the north eliminating the need for employment of additional residential 
buffers beyond that of traditional R-3 zoned residential yard requirements. The only true 
urban-rural interface that exists with this subdivision is located along the western edge of the 
annexation area and is limited to a distance of approximately 75-feet. The rural land beyond 
that portion of the site's western edge is a small captured area located between this portion 
of the proposed subdivision, Peavey Reservoir and the Kathleen Manor Manufactured Home 
neighborhood. As the R-3 PD zoned Kathleen Manor Manufactured Home neighborhood 
abuts this captured piece of rural land for a distance of some 450 feet along its subdivision 
boundary, and no additional buffer or design requirements were assessed to that development 
along this edge, it is our position that no such additional buffers or design requirements would 
be required of this subdivision's urban-rural edge in order to achieve a cohesive and 
consistent residential design and pattern with that of the existing adjacent residential 
development. 

It is prudent at this point to mention the City's current, ongoing public review of the draft 
McMinnville Parks, Recreation and Open Space Plan (2024 ). At the time of the preparation 
of this application submittal, it is unclear if this new draft parks plan will have already been 
adopted by the City and therefore applicable to this application. In the interest of transparency 
and potential park or other recreational compliance obligations, we address the relationship 
between that draft plan and this development site. 
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The development area that is the subject of these combined applications is shown on Map 4-
1 (Developed Parks Service Area) of the Draft McMinnville Parks, Recreation and Open Space 
Plan to be both within a¼ Mile Walk and also within a ½ Mile Walk from the Developed Park 
Service Area of Discovery Meadows Park (both distances are referenced by this Plan). This 
Plan makes clear that the public park recreation needs of the entire subject development site 
is well served by Discovery Meadows Park. Regarding any future park location that might 
directly impact this development site, Map 5-1 (Future Parks & Recreation System) of the draft 
Plan do not identify any portion of this site as being needed for any identified future park type. 
Map 5-1 is provided here for your reference. 
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An enlargement of a portion of Map 4-1 near the proposed development site is provided on 
the following page (please refer to the legend above for graphic orientation). 
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The requirements of Policy 187.50 /3-10), as applicable to this subdivision application, have 
been satisfied. 

Policy: 

187.50 

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. 

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. 

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: 
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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. 
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Findings: 

Policy 187.50 (11-13) is satisfied by this request since the companion annexation and zone 
change applications propose that this subdivision site annexed to the City and zoned R-3 
which supports almost all residential dwelling types available through the McMinnville zoning 
scheme. This makes housing opportunities possible for people and families with a wide range 
of incomes, and for people and families of all generations and in all stages of life. 
Development of this residential land will demonstrate residential construction exhibiting variety 
in building form and design employing environmentally friendly construction techniques and 
energy efficiency consistent with Great Neighborhood Design Principles as required by the 
City. We also endorse and agree that similar housing types, when immediately adjacent, will 
exhibit a variety in building form and design. Neighborhood design elements and features 
(e.g., street lights and paved surfaces) will be consistent in design and complementary to 
those found within the adjacent Cypress Meadows First Addition neighborhood to the north 
through which one will travel to access nine of these proposed ten lots if arriving by vehicle. Upon 
final approval of this combined joint proposal, we endeavor to work with the City regarding 
individual Great Neighborhood Design elements as appropriate. 

GOALX 1: 

GOALX2: 

Policy 

188.00 

Findings: 

TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE 
LAND USE DECISION MAKING PROCESS ESTABLISHED BY THE CITY 
OF McMINNVILLE. 

TO MAKE EVERY EFFORT TO ENGAGE AND INCLUDE A BROAD 
CROSS SECTION OF THE COMMUNITY BY MAINTAINING AN ACTIVE 
AND OPEN CITIZEN INVOLVEMENT PROGRAM THAT IS ACCESSIBLE 
TO ALL MEMBERS OF THE COMMUNITY AND ENGAGES THE 
COMMUNITY DURING DEVELOPMENT AND IMPLEMENTATION OF 
LAND USE POLICIES AND CODES. 

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 infonnation on planning requests and the provision of 
feedback mechanisms to evaluate decisions and keep citizens informed. 

Goals X 1, X 2, and Policy 188.00 are satisfied in that the City of McMinnville has adopted a 
Neighborhood Meeting program that requires that the applicant of most types of land use applications 
to hold at least one public Neighborhood Meeting prior to submittal of a land use application; this is 
further addressed under findings relative to McMinnville Zoning Ordinance Section 17.72.095 and is 
addressed in findings below. Additionally, the City of McMinnville continues to provide opportunities 
for the public to review and obtain copies of the application materials and completed staff report prior 
to the McMinnville Planning Commission and/or McMinnville City Council review of the request at an 
advertised public hearing. All members of the public with standing are afforded the opportunity to 
provide testimony and ask questions as part of the public review and hearing process. 
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7. The following Sections of the McMinnville Zoning Ordinance are applicable to this request 
as decision-making criteria: 

Finding: 

Section 

17.03.020 Purpose 

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

Section 17.03.020 is satisfied by this request for the reasons enumerated in the conclusionary 
findings for approval of this subdivision request. 

Residential Design and Development Standards 

Sections 

17.11.010 Purpose 

This chapter provides residential development and design standards for all 
housing types permitted in McMinnville's residential and commercial zones. 

17.11.011 Applicability. 

Findings: 

The residential design and development standards in this chapter are 
applicable to all new housing construction, residential conversions, and new 
additions that comprise 50% or more of the structure. 

Sections 17.11.010 and 17.11.011 are applicable to this subdivision proposal in that the end goal of 
this proposed development is for the provision of new residential dwelling units. The type of dwellings, 
size and configuration of lots and design of the dwelling units will comply with these Residential 
Design and Development Standards through review and approval of this subdivision request and 
subsequent building permit applications for future dwellings. 
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Sections 

17.11.020 Tiny Houses- Table 1 

17.11.030 Cottage Cluster- Table 1 

17.11.040 Accessory Dwelling Units - Table 1 

17.11.050 Single Detached Houses - Table 1 

17.11.060 Plexes - Table 1 

17.11.070 Townhouses- Table 1 

Findings: 

Rather than reproducing the afore referenced six (6) Tables here, they are incorporated into these 
findings by this reference and can be viewed by reviewing the McMinnville Zoning Ordinance. A 
review of the proposed tentative subdivision plan and these Tables (along with other requirements of 
the R-3 zone) demonstrate that these proposed subdivision lots make possible the siting of each of 
these referenced dwelling unit types on many of the proposed lots. However the opportunity to site 
Quadplex development would be limited to Lot 1, 2, 5, 8 and 9 due to lot size; it is noted that for the 
time being the applicant intends to remain in the existing Lot 8 residence without modification to an 
alternative dwelling style. All of these listed housing types are possible to be provided within the 
proposed ten lot subdivision which demonstrates an endorsement of the varied housing types made 
possible by the R-3 zone and satisfies Sections 17.11.020, 17.11.030, 17.11.040, 17.11.050, 
17.11.060 and 17.11.070. Subsequent building permit reviews inclusive of site plan reviews for each 
platted lot will further verify compliance with these standards. 

Section 17.11.100 (A-F) Residential Universal Design Standards 

The Universal Design Standards are standards that apply to the following housing 
types: Tiny Houses, Cottage Clusters, Plexes, Single Dwellings, Townhouses and 
AD Us. These standards are related to site design, street frontage, architectural design, 
parking, compatibility with neighboring homes, open space, and private space 
requirements. 
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Universal Tiny Cottage 
Plex 

Single Town-
ADU 

Design Standard House Cluster Dwelling house 

Fai;ade X X X X X X 

Street Frontage X X X X X X 

Front Yard X X X X X X 

Alleys X X X X X X 

Garages X X X X X X 

Compatibility X X X X X X 

Finding: 

Similar to the previous finding, rather than reproducing the lengthy Section 17.11.100 (A-Fl standards 
here, they are incorporated with this finding by this reference and viewable within the McMinnville 
Zoning Ordinance. It is clear by reviewing these standards, and as shown in that Section's Table 
which is provided above, that the Residential Universal Design Standards apply to every type of 
residence that could be constructed on the proposed lots as well as to their street frontages, yards 
and garages. As previously stated in findings provided above, and at the time of this application 
submittal, we have not yet determined the specific dwelling type(s) intended for each of the proposed 
vacant subdivision lots. Even so, full compliance with the Residential Universal Design Standards 
will be pursued and achieved as part of the building permit application and review process for each 
dwelling unit to be constructed within this subdivision. Such compliance and achievement is not only 
sought by the applicant, it is also required by the City in order to move forward with building permit 
issuance for each dwelling unit. The requirements of Section 17.11.100 (A-Fl are satisfied by this 
finding and such adherence is guaranteed by the City's building permit review and approval process. 

Sections 

17.18 R-3 Two-Family Residential Zone 

17.18.010 Permitted uses. 

In an R-3 zone, the following uses and their accessory uses are permitted: 
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A. Tiny Houses, Single detached dwelling; 
B. Middle Housing 

1. Plexes: Duplex Dwelling, Triplex Dwelling, Quadplex Dwelling 
(minimum lot size of seven thousand square feet) 

2. Cottage Clusters 
3. Townhouses 

C. Single Room Occupancy - Small Housing 
D. Accessory Dwelling Unit (ADU) 
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Findings: 

Section 17.18.010/A-D) is satisfied by this subdivision proposal in that it is the stated intent of 
this proposal to construct residential dwelling units on each newly platted vacant residential 
lot. We appreciate the opportunity to consider the construction of a number of different types 
of housing in this neighborhood as listed and provided under Section 17.18.010 Permitted 
Uses. The current economic market for home construction and sales is arguably not quite as 
bullish as it has been at other times, and longer term residential economic forecasting is, by 
most measures, not as clear or certain as it could be relative to the time when these 
residences are likely to be financed and under construction. Understanding that reality, we 
have not determined the specific dwelling type(s) intended for each of the proposed subdivision lots 
at this time. There are, however, a number of the dwelling types permitted by the R-3 zone that can 
be accommodated on many of the proposed lots which provides a potential wide range of dwelling 
type options responsive to market needs at the time of development. 

Sections 

17.18.030 Lot size. 

In an R-3 zone, the lot size shall not be less than six thousand square feet 
except as provided in Section 17.11.070 (C), Table 1 (C), Townhouses. 

17.18.040 Yard requirements. 

In an R-3 zone, each lot shall have yards of the following size unless otherwise 
provided for in Section 17.54.050: 

A. A front yard shall not be less than fifteen feet, except as provided in 
Section 17.11.030(C), Table 1 (d), Cottage Clusters. 

B. A rear yard shall not be less than twenty feet, except as provided in 
Section 17.11.030(C), Table 1 (f), Cottage Clusters. 

C. A side yard shall not be less than seven and one-half feet. An exterior 
side yard on the street side of a corner lot shall be not less than fifteen 
feet, except as provided in Section 17.11.030(C), Table 1 (c), Cottage 
Clusters. 

17.18.050 Building height. 

In an R-3 zone, a building shall not exceed a height of thirty-five feet. 

Findings: 

Sections 17.18.030, 17.18.040 (A-C) and 17.18.050 are satisfied in that each of the proposed 
subdivision lots is greater than 6,000 square feet in size; this takes into account the 1,583 
square foot subtraction of the access easement area to be recorded across Lot 3 for the 
benefit of Lot 4. The table below provides the proposed square footage of each of the ten 
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lots; access easements do not count toward the minimum lot size of any lot as per the Lot 
Area definition provided in Section 17.06- Definitions). 

Proposed Subdivision Lots 

Sq. Ft. 
Amended 

Subtraction 
Total 

Lot# Square Feet for Lot 3 

Access 
Square 

Easement 
Footage 

1 7,486 7,486 

2 12,122 12,122 

3 7,913 1,583 6,330 

4 6,769 6,769 

5 7,204 7,204 

6 6,575 6,575 

7 6,153 6,153 

8 31,119 31,119 

9 7,426 7,426 

10 6,336 6,336 

Total Sq. Ft. 99,102 97,520 

Average Sq. Ft. 9,910 9,752 

As part of the building permit review submittal process, a site plan will be provided to the City 
indicating, among other things, the proposed building(s) height and the minimum required 
setbacks for the lot showing that the building(s) location is in compliance with the standards 
prescribed by the R-3 zone. As part of that review process, and prior to building permit 
issuance, the City will verify that all minimum setbacks have been maintained; this is further 
verified through the onsite footing/foundation inspection and framing inspection as part of the 
building construction process. 

Section 

17.18.060 Density requirements 

Finding: 

In an R-3 zone, the maximum density for single attached dwellings may not 
exceed four dwelling units per 6,000 square feet, whichever is less. Density 
maximums may not apply to any other permitted housing types, including 
accessory dwelling units. 

Section 17.18.060 is satisfied in that the tentative subdivision plan submitted with this 
application proposes that each lot is designed for residential use and exceeds the minimum 
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required lot size of 6,000 square feet. Relative to density, while this zone allows up to four 
single attached dwellings (Townhouses) for a 6,000 square foot lot, the proposed size of the 
lots will not accommodate Quadplex density on every lot since Quadplex development 
requires a 9,000 square foot minimum lot size. While Townhouses would be allowed on each 
of the 10 proposed lots, Quadplexes could only be accommodated on Lots 2 and 8 (see 
Sections 17.11.060 (C) Table 1 (c) and 17.11.070 (C) Table 1 (c)). 

Chapter 17.53 Land Division Standards 

Section 

17.53.100 

C. 

Findings: 

Creation of Streets 

An easement providing access to property, and which is created to allow 
the partitioning of land for the purpose of lease, transfer of ownership, 
or building development, whether immediate or future, shall be in the 
form of a street in a subdivision, except that a private easement to be 
established by deed without full compliance with these regulations may 
be approved by the Planning Director under the following conditions: 

1. If it is the only reasonable method by which the rear portion of 
a lot being unusually deep or having an unusual configuration 
that is large enough to warrant partitioning into two more new 
parcels, i.e., a total of not more than three (3) parcels including 
the original may then exist, that may be provided with access 
and said access shall be not less than 15 (fifteen) feet in width 
and shall have a hard surfaced drive of 10 (ten) feet width 
minimum; 

2. The Planning Director shall require the applicant to provide for 
the improvement and maintenance of said access way, and to 
file an easement for said access way which includes the right 
to passage and the installation of utilities. Such requirements 
shall be submitted to and approved by the City Attorney. 

3. Access easements shall be the preferred form of providing 
access to the rear lots created by partition if the alternative is 
the creation of a flag lot. 

The criteria of 17.53.1 00(C) of this Section is satisfied in that, a private fifteen-foot wide access 
easement is proposed to cross the northern portion of Lot 3, beginning at its right-of-way edge 
and extending to its western edge, for the benefit of Lot 4. This proposed access easement 
is a result of the subject site's shape and dimensions in combination with the need to align a 
proposed local street extension in a manner that provides access through the site from the 
temporary southerly barricade on SW Emily Drive. This alignment also provides for the 
opportunity for a residence(s) to be constructed in the far northwest corner of this proposed 
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subdivision. The 15-foot wide private access easement is proposed to be improved with a 
minimum hard surfaced drive of 10 (ten) feet in width for the full length of the easement. 

Due to the site's shape, size and the TSP directed public street extension obligation, it is 
necessary and within zoning ordinance allowance that Lots 6 and 7 will be provided vehicular 
access by way of a twenty-foot wide private access tract as part of Phase 2. This tract will 
extend eastward from the dedicated right-of-way edge to the western edge of Lot 7 and be 
located along the northern edges of Lots 5 and 6 and be held in common. 

Section 

17.53.101 Streets 
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A. General. The location, width, and grade of streets shall be considered 
in their relation to existing and planned streets, to topographical 
conditions, to public convenience and safety, and to the proposed use 
of the land to be served by the streets. Where location is not shown in 
a comprehensive plan, the arrangement of streets in a subdivision shall: 

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

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

3. Maximize potential for unobstructed solar access to all lots or 
parcels. Streets providing direct access to abutting lots shall be 
laid out to run in a generally east-west direction to the maximum 
extent feasible, within the limitations of existing topography, the 
configuration of the site, predesigned future street locations, 
existing street patterns of adjacent development, and the 
preservation of significant natural features. The east-west 
orientation of streets shall be integrated into the design. 

B. Rights-of-way and street widths. The width of rights-of-way and streets 
shall be adequate to fulfill city specifications as provided in Section 
17.53.151 of this chapter. Unless otherwise approved, the width of 
rights-of-way and streets shall be as shown in the following table: 

Where existing conditions, such as the topography or the size or shape 
of land parcels, make it otherwise impractical to provide buildable lots, 
the Planning Commission may accept a narrower right-of-way, 
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Findings: 

ordinarily not less than 50 (fifty) feet. If necessary, special slope 
easements may be required. 

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

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

The requirements of Section 17.53.101 (A-D) are satisfied as follows. The planned street 
layout provides for the southerly continuation of SW Emily Drive to serve the site. Due to 
existing adjacent development south of the site which is currently served by a private joint 
paved access intersecting SW Cypress Lane, SW Emily Drive is designed to terminate in a 
cul-de-sac in the southern portion of the subject site. There are no fully undeveloped adjacent 
lands for this site to provide street stubs to or to otherwise connect to. As stated previously in 
findings submitted as part of the subdivision's companion applications, McMinnville's adopted 
TSP (Transportation System Plan) Exhibit 2-1 (provided in findings above for graphic 
reference) designates the Future Local Street Connection to serve this site as being the 
southerly extension of the current temporary terminus of SW Emily Drive (a local street), with 
no direct public right-of-way connection to the adjacent SW Cypress Lane (a minor collector 
street). This proposed street plan complies with the local street connection identified in 
McMinnville's adopted TSP. There are no topographical or other constraints to make 
compatibility or conformance of the proposed street design impractical relative to required 
standards. The proposed extension of SW Emily Drive is identified as a local residential street 
and, upon permitting, will be constructed to full City standards for this type of street within a 
SO-foot public right-of-way (excepting requirements of the larger cul-de-sac bulb right-of-way 
dimension) according to the City's Complete Street Design Standards for local streets. 

Regarding solar access, and as provided above in findings submitted as part of the subdivision's 
companion applications, this plan proposes to align the site's new internal local public street 
with the current temporary terminus of SW Emily Drive which is located at the northern edge 
of the annexation parcel. Due to the location and configuration of the site, a predesignated 
future street location (Exhibit 2-1 of McMinnville's adopted Transportation System Plan as 
provided elsewhere in these findings) and the existing street pattern of the adjacent 
development to the north, SW Emily Drive will be extended southward to served future lots on 
this site which will suffice and satisfy Volume l's encouragement of solar access for this 
proposed subdivision as far as is practicable. Opportunities for an alternative east-west street 
layout are not viable or possible on this site. The proposed street layout promotes a 
municipally compliant street alignment and increased local street connectivity to currently 
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underserved land and the proposed lots are provided the potential for unobstructed solar 
access to the maximum extent feasible. 

We are not proposing the creation of a reserve strip on land adjacent to the southern edge of 
Phase I commensurate with the partial extension of SW Emily Drive. The recording of such 
instrument would be very quickly eliminated as soon as the construction of Phase 2 begins. 
However, we also do not object to the City requiring this reserve strip as a condition of approval 
for this subdivision if the City determines that it is warranted. 

The submitted tentative subdivision plan shows that the proposed extension of SW Emily 
Drive is correctly aligned with the current temporary terminus of SW Emily Drive by 
continuation of the center line of the established SW Emily Drive. And, as there are no 
proposed street intersections in this plan, there are no proposed staggered or improperly 
aligned street intersections. 

Section 

17.53.101 Streets 

Finding: 

I. Cul-de-sacs. A cul-de-sac shall be as short as possible and shall have 
a maximum length of 400 feet and sere not more than 18 (eighteen) 
dwelling units. A cul-de-sac shall terminate with a turnaround. 

The proposed cul-de-sac length measures approximately 125 feet in length from the site's 
northern boundary to the top of the cul-de-sac bulb along the extension's east side. This 
length, when measured to the back of the cul-de-sac bulb is approximately 215 feet. If the 
measurement of the cul-de-sac length is to include the existing portion of SW Emily Drive 
northward to its intersection with SW Emily Court, the maximum length of the proposed cul­
de-sac would be approximately 355 feet which is shorter than the allowable 400-foot maximum 
cul-de-sac length. Additionally, 9 of the 10 lots are proposed to be served solely by SW Emily 
Drive (Lot 8 will have dual access onto Emily Drive and Cypress Lane). This Section limits 
the total number of dwelling units taking access from this cul-de-sac street to only 18 dwelling 
units. An assumption that single-family detached dwellings would result on each of these 10 
lots leaves an opportunity for only eight additional dwelling units to be accommodated within 
this subdivision. Should the City determine to include the four existing dwelling units presently 
located on Emily Drive south of its intersection with Emily Court as part of the 18 allowable 
"cul-de-sac" units, this would leave the applicant an ability to a capacity of only four additional 
dwelling units that could be located on these subdivision lots before the maximum of 18 
dwelling units is reached. [The maximum number of detached dwelling units may actually be 
higher than 18 as the McMinnville TSP states in Table 2-1 - Cul-de-sac, that a cul-de-sac 
street shall serve a "maximum of 20 single-family houses."] On this matter, we welcome and 
support the City's determination and direction as to how many total dwelling units will be 
allowed to be constructed within this subdivision. Section 17.53.202 (I) is satisfied by this 
proposal. 
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Section 

17.53.101 Streets 

Finding: 

K. Street names. Except for extensions of existing streets, no street name 
shall be used which will duplicate or be confused with the names of 
existing streets. Street names and numbers shall conform to the 
established pattern in the City. Street names shall be subject to the 
approval of the Planning Director. The naming of new streets with 
names of local historic significance and/or where appropriate in 
alphabetical order is encouraged. 

Section 17.53.101 (Kl is satisfied in that the extension of SW Emily Drive is proposed to 
continue with the name of SW Emily Drive. We will support the City's decision should the City 
determine that the name of this proposed extension should become SW Emily Court. 

Section 

17.53.101 Streets 

Finding: 

S. Sidewalks. Along arterials and along major collectors with bikeways in 
commercial areas, sidewalks shall be eight (8) feet in width or, where 
less than eight (8) feet of right-of-way is available, shall extend to the 
property line and be located adjacent to the curb. Sidewalks in all other 
locations shall be five (5) feet in width and be placed one (1) foot from 
the right-of-way line. Sidewalks adjacent to a cul-de-sac bulb shall be 
located adjacent to the curb. 

Section 17.53.101 (S) is satisfied in that, as shown on the submitted tentative subdivision plan, 
sidewalks along the throat of the cul-de-sac will be separated from the curb by a five-foot wide 
park strip, be located one-foot from the right-of-way line and be five-feet in width. Sidewalks 
within the cul-de-sac bulb are to be curb-tight and also five-feet in width. 

Section 

17.53.101 Streets 

Bruce Cook 

T. Park Strips. Park strips shall be provided between the curb and 
sidewalk along both sides of all streets except (a) commercial arterial 
and collector streets, in which case street trees may be placed in tree 
wells as specified by the McMinnville Street Ordinance; or (b) cul-de­
sac bulbs. Street trees shall be planted and maintained within the park 
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Finding: 

strip as specified in Chapter 17.58 (Trees) of the McMinnville Zoning 
Ordinance 

Section 17.53.101 /Tl is satisfied in that the submitted subdivision plans 5-foot wide park strips 
located between the curb and sidewalk along the throat of the cul-de-sac and that sidewalks 
within the cul-de-sac bulb are to be curb-tight. Street trees shall be planted and maintained 
within the park strip as specified in Chapter 17.58 (Trees). 

Criteria not Applicable: The following subsections of Section 17.53.101 are not 
applicable to this request as these circumstances do not exist within or 
adjacent to this proposal: 

E. Future extension of streets 
F. Intersection angles 
G. Existing streets 
H. Half streets 
J. Eyebrows 
L. Grades and curves 
M. Streets adjacent to a railroad right-of-way 
N. Frontage roads/streets 
0. Alleys 
P. Private way/drive 
Q. Bikeways 
R. Residential Collector Spacing 
U. Gates 

Section 

17.53.103 

A. 

Blocks 

General. The length, width, and shape of blocks shall take into account 
the need for adequate lot size and street width and shall recognize the 
limitations of the topography. 

B. 

Finding: 

Size. No block shall be more than 400 feet in length between street 
corner lines or have a block perimeter greater than 1,600 feet unless it 
is adjacent to an arterial street, or unless the topography or the location 
of adjoining streets justifies an exception. The recommended minimum 
length of blocks along an arterial street is 1,800 feet. 

As shown on the submitted tentative subdivision plan, Section 17.53.103/A-Bl is satisfied in 
that planned street alignment and extension proposes only one cul-de-sac extension. As 
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previously mentioned, at its longest possible dimension, this cul-de-sac block is less than 400-
feet in length even when measured from the intersection of SW Emily Drive and SW Emily 
Court and measured to the back of the cul-de-sac bulb. The maximum block perimeter 
measurement does not apply to this proposal. 

Section 

17.53.103 

C. 

Finding: 

Easements 

Easements. 

1. Utility lines. Easements for sewers, water mains, electric lines, 
or other public utilities shall be dedicated whenever necessary. 
The easements shall be at least 10 (ten) feet wide and centered 
on lot lines where possible, except for utility pole tieback 
easements which may be reduced to six (6) feet in width. 
Easements of 10 (ten) feet in width shall be required along all 
rights-of-way. Utility infrastructure may not be placed within one 
foot of a survey monument location noted on a subdivision or 
partition plat. The governing body of a city or county may not 
place additional restrictions or conditions on a utility easement 
granted under this chapter. 

Section 17.53.103 (C)(1) is satisfied in that ten-foot wide public utility easements will be 
provided adjacent to the proposed public right of way to accommodate the installation of 
utilities as necessary. Other easements necessary to meet utility and service provision needs 
will also be recorded to adequately serve each lot. 

Section 

17.53.103 

C. 

Bruce Cook 

Easements 

Easements. 

2. Water courses. If a subdivision is traversed by water courses 
such as a drainage way, channel, or stream, there shall be 
provided a storm unit easement or drainage right-of-way 
conforming substantially with the lines of the water course and 
of such width as will be adequate for the purpose, unless the 
water course is diverted, channeled, or piped in accordance 
with plans approved by the City Engineer's office. Streets or 
parkways parallel to major water courses may be required. 
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Finding: 

This proposal complies with and satisfies Section 17.53.103/Cl/2) as this site is not traversed 
by water courses such as a drainage way, channel or stream. 

Section 

17.53.103 Easements 

Finding: 

3. Pedestrian ways. When desirable for public convenience, safety, or 
travel, pedestrian ways not less than 10 (ten) feet in width may be 
required to connect to cul-de-sacs, to pass through unusually long or 
oddly shaped blocks, to connect to recreation or public areas such as 
schools, or to connect to existing or proposed pedestrian ways. 

As shown on the proposed tentative subdivision plan, Section 17.53.103/C)(3) is satisfied in 
that a pedestrian way in the form of a Tract, in addition to those provided by the construction 
of public sidewalks to City standards, is proposed to connect otherwise disconnected streets. 
While there is no opportunity to provide a pedestrian way connection to a recreation or public 
area such as a school or to connect to either existing or other proposed pedestrian ways, the 
nonvehicular transportation in McMinnville will yet be enhanced by this connection. Additional 
pedestrian connections due to overly long block length is not a concern in this proposal for 
reasons previously mentioned. Continuous public sidewalks constructed within the public 
right-of-way to City specifications shall be provided along both sides of the proposed right-of­
way and shall connect to the existing public sidewalks adjacent to this site to the north thereby 
providing additional opportunities for continuous pedestrian circulation both within the 
proposed neighborhood and the surrounding street system. Therefore, this criterion is met. 

Section 

17.53.105 

A. 

Bruce Cook 

Lots 

Size and shape. Lot size, width, shape, and orientation shall be 
appropriate for the location of the subdivision and for the type of use 
contemplated. All lots in a subdivision shall be buildable. 

1. Lot size shall conform to the zoning requirement of the area. 
Depth and width of properties reserved or laid out for 
commercial and industrial purposes shall be adequate to 
provide for the off-street parking and service facilities required 
by the type of use contemplated. The depth of lot shall not 
ordinarily exceed two times the average width. 
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Finding: 

As shown on the submitted tentative plan the proposed lots are generally rectangular in shape 
and are all buildable as per the requirements of the requested zoning designation. All lots 
comply with Subsection 1 above in that the depth of each lot does not ordinarily exceed two 
times its average width with one exception. Lot 2 exceeds this standard by approximately 15 
percent with a lot width of approximately 75 feet and a lot depth of approximately 161 feet (or 
an "excess" depth of about 11 feet). 

At this point, it is important to note the precise wording of this subject portion of 
17.50.105(A)(1) which is that "the depth of lot shall not ordinarily exceed two times the average 
width." [emphasis added] The word "ordinarily" is meaningful in this context and this word 
was placed in this standard for a reason which is to provide relief to the desired dimensional 
lot ratio when atypical site considerations prevail. To look closely, the word "ordinarily" evokes 
a standard or practice of something being rather common and routine. In fact, for something 
to be ordinary, it evokes the majority and not the exception. 

In the proposed subdivision, one lot out of ten slightly exceeding this recommended standard 
is by no means ordinary as the widths of lots in this proposed subdivision do not ordinarily 
exceed two times the average width and all proposed lots remain buildable. This dimensional 
standard has been satisfied. 

Section 

17.53.105 

B. 

Finding: 

Lots 

Access. Each lot shall abut upon a street other than an alley for a width 
of at least 25 (twenty-five) feet or shall abut an access easement which 
in turn abuts a street for at least 15 (fifteen) feet if approved and created 
under the provisions of 17.53.1 00(C). Direct access onto a major 
collector or arterial street designated on the McMinnville 
Comprehensive Plan Map shall be avoided for all lots subdivided for 
single-family, common wall, or duplex residential use, unless no other 
access point is practical. 

As shown on the submitted subdivision plan each lot will abut a public street for a width of at 
least 25 (twenty-five) feet with the exception of Lots 4 and 6 and which will be provided 
compliant means of alternative access as described previously in these findings and 
incorporated here. There will be no direct access onto a major collector or arterial street as 
no such designated street is within or adjacent to the subject site. Therefore, Section 
17.53.105 (Bl is satisfied. 
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Section 

17.53.105 

C. 

Finding: 

Lots 

Through lots. Through lots shall be avoided except where they are 
essential to provide separation of residential development from major 
traffic arteries or adjacent nonresidential activities, or to overcome 
specific disadvantages of topography and orientation. A planting 
screen and at least 10 (ten) feet wide, and across which there shall be 
no right of access, may be required along the line of lots abutting such 
a traffic artery or other incompatible use. 

As demonstrated on the submitted tentative subdivision plan, there are no through streets 
proposed as part of this request. Section 17.53.105(C) has been satisfied. 

Section 

17.53.105 

D. 

Lots 

Lot side lines. The side lines of lots, as far as practicable, shall run at 
right angles to the street upon which the lots face. 

Finding: 

As shown on the submitted tentative subdivision plan, all side lines of lots run at right angles 
to the street upon which the lots face as far as practicable. Due to the size and configuration 
of the site and the necessary street design, Lots 5 and 8 located on the east side of the cul­
de-sac bulb will necessarily each have one side lot line not set at a right angle with the street 
(this one lot line is shared in common by Lots 5 and 8). Section 17.53.105 (D) is satisfied by 
th is proposal. 

Section 

17.53.105 Lots 

Finding: 

E. Flag lots. The creation of flag lots shall be discouraged and allowed only 
when it is the only reasonable method of providing access to the rear of 
a lot which is large enough to warrant partitioning or subdividing. 

A flag lot is defined in Chapter 17.06 of the McMinnville Zoning Ordinance as "A lot by which 
access to the nearest public or private street is gained by means of a narrow strip of land not 
less than 25-feet in width." It is important to note that Lot 4 is not a flag lot as its access is to 
be provided by way of a 15-foot wide private access easement recorded across the northern 
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edge of Lot 3 for the benefit of Lot 4. Therefore, there are no flag lots proposed as part of this 
subdivision development plan. Therefore, Section 17.53.105 (E) is satisfied. 

Sections 

17.53.151 

A. 

B. 

C. 

D. 

17.53.153 

A. 

B. 

C. 

D. 

E. 

Bruce Cook 

Specifications for Improvements. The City Engineer has submitted and 
the City Council has adopted the standard specifications for public 
works construction, Oregon Chapter A.P.W.A., and has included those 
special provisions that are, by their very nature, applicable to the City of 
McMinnville. The specifications cover the following: 

Streets, including related improvements such as curbs and gutters, 
shoulders, and median strips, and including suitable provisions for 
necessary slope easements; 

Drainage facilities; 

Sidewalks in pedestrian ways; 

Sewers and sewage disposal facilities. 

Improvement Requirements. The following improvements shall be 
installed at the expense of the subdivider: 

Water supply system. All lots within a subdivision shall be served by the 
City water supply system. 

Electrical system. All lots within a subdivision shall be served by the 
City electrical system. 

Sewer system. All lots within a subdivision shall be served by the City 
sewer system. 

Drainage. Such grading shall be performed and drainage facilities 
installed conforming to City specifications as are necessary to provide 
proper drainage within the subdivision and other affected areas in order 
to assure healthful, convenient conditions for the residents of the 
subdivision and for the general public. Drainage facilities in the 
subdivision shall be connected to drainage ways or storm sewers 
outside the subdivision. Dikes and pumping systems shall be installed, 
if necessary, to protect the subdivision against flooding or other 
inundations. 

Streets. The subdivider shall grade and improve streets in the 
subdivision, and the extension of such streets to the paving line of 
existing streets with which such streets intersect, in conformance with 
City specifications. Street improvements shall include related 
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Findings: 

improvements such as curbs, intersection sidewalk aprons, street 
signs, gutters, shoulders, and median strips to the extent these are 
required. 

F. Pedestrian ways. A paved sidewalk not less than five (5) feet wide shall 
be installed in the center of pedestrian ways. 

G. Private way/drive. The subdivider shall grade and improve to conform 
to City specifications in terms of structural standards. 

H. Street trees consistent with the requirements of Chapter 17.58 of the 
McMinnville Zoning Ordinance and an approved street tree plan for the 
subdivision. 

Sections 17.53.151 (A)-(D) and 17.53.153 (A)-(H) are satisfied in that the City Council has 
adopted the specifications referenced in these Sections as being applicable to and to be 
administered by the City of McMinnville. As shown on the submitted tentative subdivision plan 
all lots shall be served by municipal facilities which will also generally connect to such existing 
systems currently located adjacent to subdivision to the north. If accepted by the City it is 
desired that: 1) storm water from Lot 4 drain westward to the Peavey basin similar to current 
storm water drainage from the existing residences west of and outside of the proposed 
subdivision which will continue their westward flow toward the Peavey Reservoir; and, 2) 
storm water from Lots 6 and 7 are proposed to drain eastward to SW Cypress Street which is 
the current flow direction of Lots 1 and 8 now. No private ways or drives are proposed within 
the subject site; the private tracts (pedestrian and vehicular) to be constructed in Phase 2 are 
not classified as a private way or drive. 

Dedication and improvement of the public street shall occur as required by City standards 
inclusive of curbs and gutters, five-foot wide sidewalks and curbside planter strips in the throat 
of the cul-de-sac, with the public sidewalk within the bulb portion of the cul-de-sac being curb­
tight. Upon approval of this request, a street tree planting plan shall be required as a condition 
of its approval which will require submittal of a plan to be reviewed for approval by the 
Landscape Review Committee. Additional findings relative to site drainage are found at 
17.53.103(C)(2) above and are incorporated here by this reference. 

Sections 

17.58.020 Trees - Applicability 
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D. All trees on developable land and subject to or undergoing 
development review such as site plan review, tentative subdivision 
review, or partition review. 

Annexation/ Zone Change/ Subdivision 
June 2024 
Page 108 



17.58.040 Tree Removal/Replacement 

Bruce Cook 

A. The removal or major pruning of a tree, if applicable under Section 
17.58.020, shall require City approval, unless specifically designated 
as exempt by this ordinance. Persons wishing to remove or prune 
such trees shall file an application for a permit with the McMinnville 
Planning Department. The applicant shall include information 
describing the location, type, and size of the subject tree or trees, 
and the reasons for the desired action, and the costs associated with 
tree removal, replacement, and repair of any other public 
infrastructure impacted by the tree removal or major pruning. 
Requests for tree removal or pruning of trees outside of the 
Downtown Tree Zone shall be forwarded to the McMinnville 
Landscape Review Committee for a decision within 30 (thirty) days 
of submittal. Requests for tree removal within the Downtown Tree 
Zone shall be submitted to the McMinnville Planning Department. 
Such requests shall be acted upon as soon as practicable, with 
consideration given to public safety, value of the tree to the public, 
and work schedules. The Planning Director or their designee should 
attempt to make decisions on such requests within five calendar 
days of submittal. The Landscape Review Committee or Planning 
Director, as appropriate, may approve, approve with conditions, or 
deny the request based on the criteria stated in Section 17.58.050. 
A decision of the committee or Director may be appealed to the 
Planning Commission if written notice of the appeal is filed with the 
Planning Department within 15 (fifteen) days of the committee's or 
Director's decision. A decision made by the Planning Director in 
response to a request to remove an unsafe tree, or a tree causing 
repeated and excessive damage to sidewalks, or other public or 
private improvements or structures shall be final, unless appealed 
by the applicant; no other party shall have standing to appeal. 

B. Trees subject to this ordinance shall be removed or pruned following 
accepted pruning standards adopted by the City. [ .. ] 

C. The applicant shall be responsible for all costs associated with the tree 
removal or pruning, or as otherwise required by this ordinance, and 
shall ensure that all work is done in a manner which ensures safety to 
individuals and public and private property. 

D. Approval of a request to remove a tree may be conditioned upon 
replacement of the tree with another tree approved by the city, or a 
requirement to pay to the city an amount sufficient to fund the planting 
and establishment by the city of a tree, or trees, of similar value. [ .. ] 

E. The applicant is responsible for grinding stumps and surface roots at 
least six inches below grade. At least a two-inch-thick layer of topsoil 
shall be placed over the remaining stump and surface roots. The area 
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Findings: 

shall be crowned at least two inches above the surrounding grade to 
allow for settling and shall be raked smooth. The applicant shall restore 
any damaged turf areas and grades due to vehicular or mechanical 
operations. The area shall be re-seeded. 

F. The applicant shall complete the tree removal, and tree replacement if 
required, within six months of receiving notification of the Landscape 
Review Committee's decision. The Landscape Review Committee may 
allow for additional time to complete the tree replacement to allow for 
planting in favorable seasons and to promote tree survivability. 

G. Other conditions may be attached to the permit approval by the 
McMinnville Landscape Review Committee as deemed necessary. 

H. The planting of street trees shall be subject to the design drawings and 
specifications developed by the City in May 2014. Specific design 
drawings and specifications have been developed for trees outside the 
Downtown Tree Zone. Such design specifications may be periodically 
updated by the City to include specifications such as tree root barriers, 
watering tubes or structures, tree grates, and removable pavers, and 
shall graphically describe the proper method for planting trees to 
minimize the potential for sidewalk/ tree root conflict. 

As this request is for a land use decision regarding a residential tentative subdivision plan, 
Sections 17.58.020 and 17.58.040/A-H) are applicable to this request. As can be seen on the 
aerial graphic provided below, there are established trees located in various locations 
throughout this subdivision site and one concentrated area of trees located in the site's 
northwestern corner. 
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We recognize the economic and intrinsic value of trees to homeowners, the neighborhood 
and the city at large and propose to retain as many of these existing trees as is practicable. 
As stated previously in this combined application submittal, there are no landmark trees 
identified on this site, however there is a stand of fir trees located in the westernmost portion 
of the property that measures some 75 x 130 feet in size. Given their dense spacing and the 
age of the rural residential use of this site, it is difficult to determine if these trees are native to 
this property or if they were planted in the early 1900's commensurate with construction of the 
existing residence. We propose to work with the City on potential individual tree retention 
throughout the site without the loss of building lots or identified needed dwelling units. 

Many of the elements of Section 17.58.040 are applicable to the removal and replacement of 
required street trees or required landscape trees and are not applicable to this request; this 
subdivision request does require a landscape plan relative to future street tree planting and 
placement. No street trees will be removed since the extension of SW Emily Drive will be 
newly constructed with initial street tree planting to occur prior to subdivision platting. We 
propose to work with the City in identifying other trees to be removed and those to be retained 
as per the City's process, review and approval. 

Sections 

17.58.090 Street Tree Planting - When Required 

Bruce Cook 

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. 
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17.58.100 Street Tree Plans 

A. Subdivisions and Partitions: Street tree planting plans shall be 
submitted to the Landscape Review Committee for review and approval 
prior to the filing of a final subdivision or partition plat. 

17.58.110 Street Tree Planting 

Findings: 

A. Subdivisions and Partitions: Street trees required of residential 
subdivisions and partitions shall be installed prior to submittal of a final 
subdivision plat or partition plat. As an alternative the applicant may file 
a surety bond or other approved security to assure the planting of the 
required street trees, as prescribed in Section 17.53.153. 

Sections 17.58.090, 17.58.100/A) and 17.58.110/A) are satisfied in that the subdivision 
application is subject to the requirements for the planting of street trees in accordance with 
adopted standards. Following approval of these combined applications, a street tree planting 
plan shall be submitted to the Landscape Review Committee for review and approval prior to 
the filing of the final subdivision plat. Additionally, such trees as identified on the approved 
street tree planting plan shall either be installed or sufficiently bonded prior to recording of the 
final residential subdivision plat; this is equally applicable to both Phase 1 and Phase 2. 

Section 

17.60.060 Parking - Spaces Required 
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A. Residential Land Use Category: 

4. Single detached 

Two spaces per dwelling with four or fewer bedrooms, and 
one additional space for every two additional bedrooms. 

6. Middle Housing - Duplexes, Triplexes, Quadplexes, Cottage 
Clusters, Townhomes, Tiny Homes. 

One space per dwelling unit. 

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. Property owner must agree to 
have the units identified that are serving households of 80% 
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Findings: 

AM I or less to be deed restricted for that type of housing for 
at least 20 years. The deed restriction must be recorded on 
the property at the expense of the property owner. 
Language of the recorded document to be approved by the 
Planning Director. 

Section 17.60.060/A) (4, 6 and 8) are satisfied in that it is our intent to provide on-site vehicle 
parking in excess of these stated minimum requirements for each dwelling unit and, as such, 
the number of such spaces provided would exceed the number required in all cases. All 
parking spaces shall meet or exceed the City's minimum dimensional requirements for on-site 
residential parking. This shall be verified by the City as part of the standard required building 
plan review and approval process prior to the issuance of building permits for any lot. 

Sections 

17.65.010 

17.65.030 

Findings: 

Purpose. Districts, buildings, objects, structures, and sites in the City 
having special historical, architectural, or cultural significance should be 
preserved as a part of the City's heritage. To this end, regulatory 
controls and administrative procedures are necessary[ .. ]. 

Historic Resources Inventory. The McMinnville Historic Resources 
Inventory, compiles in 1983/84 and as subsequently updated, is hereby 
adopted, and shall be maintained and updated as required. The 
inventory shall be used to identify historic districts, buildings, structures, 
sites, and objects for the purposes of this ordinance [ .. ]. 

Sections 17.65.010 and 17.65.030 are satisfied as follows. According to Yamhill County 
Assessor data, the existing residence that sits at the northeast corner of the subject site was 
constructed circa 1909. The other house located on the southern parent parcel was 
constructed in 1946. Neither of these residences or their properties appear in the City's 
adopted Historic Resources Inventory in any of the four identified resource subcategories; "A" 
Distinctive, "B" Significant, "C" Contributory or "D" Environmental. Neither are these 
residences and/or properties found on the US Department of the Interior's National Register 
of Historic Places. Therefore, in an historic regulatory sense, neither of these parcels nor their 
improvements are historically, culturally, architecturally, or archeologically significant to the 
City of McMinnville and the requirements and obligations of Chapter 17.65 of the McMinnville 
zoning ordinance do not apply in this instance. 
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Section 

17.72.095 Neighborhood Meetings 

A. A neighborhood meeting shall be required for: 

1. All applications that require a public hearing as described in 
Section 17.72.120, except that neighborhood meetings are not 
required for the following applications: 

a. Comprehensive plan text amendment; or 

b. Zoning ordinance text amendment; or 

c. Appeal of a Planning Director's decision; or 

c. Application with Director's decision for which a public 
hearing is requested. 

2. Tentative Subdivisions (up to 10 lots) 

3. Short Term Rental 

Finding: 

As the proposed applications are not exempted by this Section, a neighborhood meeting is 
required and has been held as evidenced by the materials provided in this application 
submittal. Section 17.72.095 has been satisfied. 

Section 

17.72.095 Neighborhood Meetings 

Finding: 

B. Schedule of Meeting. 

1. The applicant is required to hold one neighborhood meeting prior 
to submitting a land use application for a specific site. Additional 
meetings may be held at the applicant's discretion. 

2. Land use applications shall by submitted to the City within 180 
calendar days of the neighborhood meeting. If an application is 
not submitted in this time frame, the applicant shall be required 
to hold a new neighborhood meeting. 

One neighborhood meeting was held prior to the submittal of this combined land use 
application for the subject site. The neighborhood meeting was held on Thursday, June 6, 
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2024, and this land use submittal has been received by the City within 180 days of June 6, 
2024. The requirements of Section 17. 72.095/B) are satisfied. 

Section 

17.72.095 Neighborhood Meetings 

C. Meeting Location and Time. 

Finding: 

1. Neighborhood meetings shall be held at a location within the city limits 
of the City of McMinnville. 

2. The meeting shall be held at a location that is open to the public and 
must be ADA accessible. 

3. An 8 ½ x 11" sign shall be posted at the entry of the building before the 
meeting. The sign will announce the meeting, state that the meeting is 
open to the public and that interested persons are invited to attend. 

4. The starting time for the meeting shall be limited to weekday evenings 
between the hours of 6 p.m. and 8 p.m. or Saturdays between the hours 
of 10 a.m. and 4 pm. Neighborhood meetings shall not be held on 
national holidays. If no one arrives within 30 minutes after the 
scheduled starting time for the neighborhood meeting, the applicant 
may leave. 

The neighborhood meeting was held at 6:00 p.m. on Thursday, June 6, 2024, which is not a 
day recognized by the United States Federal Government as a national holiday. The 
neighborhood meeting was held in the Fellowship Hall of the Praise Assembly Church which 
is located within the city limits of the City of McMinnville at 930 NE 3rd Street, McMinnville, 
Oregon. Both the Praise Assembly Church and its Fellowship Hall are ADA accessible. Two 
identical 8 ½" x 11" signs were posted at the exterior entry door of the Fellowship Hall (one on each 
side of the door) before the meeting announcing the meeting, stating the date and time of the meeting, 
and stating that the meeting is open to the public and that interested persons are invited to attend. 
The criteria of Section 17. 72.095(C) are satisfied. 

Section 

17.72.095 Neighborhood Meetings 

D. Mailed Notice. 

1. The applicant shall mail written notice of the neighborhood meeting to 
surrounding property owners. The notices shall be mailed to property owners 
within certain distances of the exterior boundary of the subject property. The 
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notification distances shall be the same as the distances used for the property 
owner notices for the specific land use application that will eventually be 
applied for, as described in Section 17.72.110. 

2. Notice shall be mailed not fewer than 20 calendar days nor more than 30 
calendar days prior to the date of the neighborhood meeting. 

3. An official list for the mailed notice may be obtained from the City of McMinnville 
for an applicable fee and within 5 business days. A mailing list may also be 
obtained from other sources such as a title company, provided that the list shall 
be based on the most recent tax assessment rolls of the Yamhill County 
Department of Assessment and Taxation. A mailing list is valid for use up to 45 
calendar days from the date the mailing list was generated. 

4. The mailed notice shall: 

a. State the date, time and location of the neighborhood meeting 
and invite people for a conversation on the proposal. 

b. Briefly describe the nature of the proposal (i.e., approximate 
number of lots or units, housing types, approximate building 
dimensions and heights, and proposed land use request) 

c. Include a copy of the tax map or a GIS map that clearly identifies 
the location of the proposed development. 

d. Include a conceptual site plan. 

5. The City of McMinnville shall be included as a recipient of the mailed notice of 
the neighborhood meeting. 

6. Failure of a property owner to receive mailed notice shall not invalidate the 
neighborhood meeting proceedings. 

Findings: 

The neighborhood meeting notice was mailed to the City of McMinnville Planning Department 
and to property owners located within 300 feet of the exterior boundary of the two-parcel 
subject property (as required by McMinnville Zoning Ordinance 17.72.120(F)) on May 16, 
2024 which was not fewer than 20 calendar days nor more than 30 calendar days prior to the 
June 6, 2024 date of the neighborhood meeting. The official mailing list for the mailed notice 
was obtained from First American Title in McMinnville on May 7, 2024 which was then relied 
upon to mail the neighborhood meeting notice within the 45-day window of validity for 
utilization of the official mailing list. [It is instructive to note that a separate mailing list was 
generated by First American Title for each of the two subject parcels resulting in duplication 
of intended letter recipients. A neighborhood meeting notice was mailed to each unique 
address on these lists and no address received duplicate notices.] The mailed neighborhood 
meeting notice contained the date, time and location of the neighborhood meeting and an 
invitation for people to converse with the applicant regarding the proposal. Also included in 
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the notice was a brief description of the proposal including the three companion applications 
to be simultaneously submitted. The mailed neighborhood meeting notice also included a 
copy of a Google Map vicinity map that clearly identified the location of the proposed 
annexation, zone change and development site in addition to the provision of a tentative 
subdivision plan showing the proposed lot layout and subdivision phasing plan. Therefore, 
the requirements of Section 17.72.095/D) have been satisfied. 

Section 

17.72.095 Neighborhood Meetings 

E. Posted Notice. 

1. The applicant shall also provide notice of the meeting by posting one 18 x 24" 
waterproof sign on each frontage of the subject property not fewer than 20 
calendar days nor more than 30 calendar days prior to the date of the 
neighborhood meeting. 

2. The sign(s) shall be posted within 20 feet of the adjacent right-of-way and must 
be easily viewable and readable from the right-of-way. 

3. It is the applicant's responsibility to post the sign, to ensure that the sign 
remains posted until the meeting, and to remove it following the meeting. 

4. If the posted sign is inadvertently removed (i.e., by weather, vandals, etc.), that 
shall not invalidate the neighborhood meeting proceedings. 

Finding: 

Two 18 x 24" waterproof signs notifying individuals of the June 6, 2024 neighborhood meeting 
were posted in easily viewable and readable locations within 20 feet of the two adjacent rights­
of-way (one sign per right-of-way edge). Specifically, one sign was posted at the northern 
edge of the site and attached to the temporary terminus barricade at the current southern 
edge of NW Emily Drive, and the other sign was posted at the site's northeast corner on a 
wooden fence located adjacent to the site's SW Cypress Lane right-of-way frontage. These 
signs were posted on May 16, 2024 which is not fewer than 20 calendar days nor more than 
30 calendar days prior to the date of the neighborhood meeting. We have made every effort 
to ensure that the signs remained posted until the neighborhood meeting which ensured that 
these two signs did, in fact, remain continuously posted. The requirements of Section 
17.72.095/El are satisfied. 
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Section 

17.72.095 Neighborhood Meetings 

F. Meeting Agenda. 

Findings: 

1. The overall format of the neighborhood meeting shall be at the discretion 
of the applicant. 

2. At a minimum, the applicant shall include the following components in the 
neighborhood meeting agenda: 

a. An opportunity for attendees to view the conceptual site plan; 

b. A description of the major elements of the proposal. Depending 
on the type and scale of the particular application, the applicant 
should be prepared to discuss proposed land uses and 
densities, proposed building size and height, proposed access 
and parking, and proposed landscaping, buffering, and/or 
protection of natural resources; 

c. An opportunity for attendees to speak at the meeting and ask 
questions of the applicant. The applicant shall allow attendees 
to identify any issues that they believe should be addressed. 

An agenda for the neighborhood meeting was prepared and provided to attendees of the 
neighborhood meeting that included an opportunity for attendees to view the proposed 
development and phasing plan for the site. The agenda also indicated that a description of 
the proposal would be presented including the major elements of the plan, and that there 
would be opportunity for attendees to speak at the meeting and ask questions and to 
communicate any issues that they believe should be addressed. This Neighborhood Meeting 
started at 6:00 p.m. and, after a presentation followed by questions and comments from the 
attendees and general discussion, concluded at 7:00 p.m.; a summary of this discussion is 
provided in the attachments below. The requirements of Section 17. 72.095(F) have been met. 

Section 

17.72.095 Neighborhood Meetings 

G. Evidence of Compliance. In order for a land use application that requires a 
neighborhood meeting to be deemed complete, the following evidence shall be 
submitted with the land use application: 

1. A copy of the meeting notice mailed to surrounding property owners; 

2. A copy of the mailing list used to send the meeting notices; 

Bruce Cook 
Annexation/ Zone Change/ Subdivision 

June 2024 
Page 118 



3. One photograph for each waterproof sign posted on the subject site, taken from 
the adjacent right-of-way; 

4. One 8 ½ x 11" copy of the materials presented by the applicant at the 
neighborhood meeting; and 

5. Notes of the meeting, which shall include: 

a. Meeting date; 

b. Meeting time and location; 

c. The names and addresses of those attending; 

d. A summary of oral and written comments received; and 

e. A summary of any revisions made to the proposal based on comments 
received at the meeting. 

Finding: 

Evidence of compliance with Section 17.72.095 (G(1-5(a-e))) above is provided by the 
attachments to this submittal inclusive of copies of the graphic display at the June 6, 2024, 
Neighborhood Meeting. Also provided as evidence of compliance with these requirements 
are the names and contact information as shared by those in attendance at the Neighborhood 
Meeting and a summary of oral comments received at the Neighborhood Meeting; there were 
no revisions made to the proposed plan based on comments received at the meeting. 

Transportation Planning Rule 

For the same reasons articulated in the annexation and zone change findings provided above, 
this proposed rezoning request must be found to be in compliance with the Oregon 
Administrative Rule (OAR) 660-012-0060, the Transportation Planning Rule (TPR). The intent 
of the TPR is to ensure that future land use and traffic growth is consistent with local 
transportation system planning and does not create a "significant effect" on the surrounding 
transportation beyond currently allowed potential uses on the site. 

As this TPR analysis is specific to the subdivision development plan proposed by way of these 
companion applications, it is the most relevant and meaningful TPR test provided in this 
submittal. Incorporating and utilizing the same type of analysis and comparison as above, it 
remains helpful to note that current conditions on these two parcels are each developed with 
one single-family detached residence. The ITE manual identifies 9.43 daily trips for each 
residence which brings the current total daily trips being generated from this site to 19. 

This subdivision application requests approval of a ten-lot residential subdivision. For the 
purposes of establishing the theoretical maximum potential daily trip generation from this site 
for this TPR analysis we assume Quadplex development for each of the ten lots. [The TPR 
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methodology employed for Zone Change findings above is incorporated and relied on here by 
this reference.] 

For ten lots, there would be a theoretical maximum of 40 Quad pl ex dwellings possible for this 
subdivision site; 10 lots X 4 dwellings per lot = 40 dwellings. Using the ITE average daily trip 
rate for single-family attached homes of 7.2 trips per unit (which is a higher trip generation 
than single family attached / Quadplex and therefore a more rigorous TPR test) yields a 
projected maximum of 288 daily trips that could be generated from this site based on 40 
theoretical Quadplex units. Subtracting the 19 current-conditions trips from this total yields a 
proposed increase of 269 new daily trips. These 269 theoretical daily trips are substantially 
less than the 400 daily trip threshold that would trigger a "significant effect" identified by the 
Transportation Planning Rule. that could potentially be realized if this site was rezoned devoid 
of a specific development proposal such as this subdivision request. 

As shown through the TPR analysis provided at each stage of this proposal (annexation, zone 
change and subdivision), this combined proposal remains within the TPR compliance 
threshold at every step. The requirements of Oregon's Transportation Planning Rule have 
been satisfied by this analysis and this combined proposal fully complies with those 
requirements and does not trigger any transportation system enhancement or development 
related transportation mitigation under TPR regulation. 
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VII. Conclusion and Approval Request 

The evidence in the record is substantial and supports approval of these requests. 

Bruce Cook respectfully requests that the submitted Annexation request, Zone Change 
request and the Subdivision request and preliminary tentative subdivision plan be approved 
as submitted. 

VIII. Attachments 

The following graphics are submitted as part of these companion land use requests. 

Bruce Cook 
Annexation/ Zone Change/ Subdivision 

June 2024 
Page 121 



l> "' ::, ' ::, C 
C, ro ro X 

'" n 
~- 0 
0 0 ::, " 
----N 
0 
::, 
ro 
n 
:,-

'" ::, 
cm 
ro 

----"' C 
O" 
a. 
~: 
"' o' 
::, 

,, ~ 
o, C 

cm ::, 
ro ro 
e--> N 
NO 
rv"' +> 

Phase 1 AREA 
C'.9 11.U~~. ~l'C•/:J 1 3(1.M T:=JTAL 

U.1 A<:fi,~_ J?43 2 ::;1 n RC•A[)'/1/i'Y 
r.·_K lier*~. :1:1~ ':!_4 Sq t; 4 L:) rs 

Phase 2 AREA 
1 ~ A~res, 7n7.:.:; S'ltl T~lTAL 

U l. r,cr~~ ~~4~ ~ $1,'t 'l',',\LKW/1'( N''lll r h'/1:'.; I 
I 5 .0.cr.,;,~, 64H2~ S ~qt ;; L;)T~ 

i6~ s~·-

x x X X X X ·,s_ 3=-c~~ c3~-c:mm11 X X I x'I 
}: X X X X X be1r,~ Dre3te-d ,r. Ph85-E 1 

X X X X X X X X X X X X 
:,.. xxx

3
xxx~• 

X X x4 X X X X .X : X X )t 
xx xxxx.x ,_,<xxS:: 

X X : ~ c:; X X X X • JI X X II 
X 2.Jfl X X X X X X X X XI 

X X X X X X X X X X X X: 
1

1 

J. ·e, 
UJ 

t O ·~] :-_1 
f i'l I I 

I' 111 t i 

';, it II ,, 

r 1
1 I, - • 1 

' I 

Newberg 

,---~ ,----
¢:.: ~--/ . ..c ,'•') 
' ,,,,,"""· ---- T ----• 

f 

Tentative Subdivision Plan: 
NE 1/4 OF SECTION 30, T 4 S .. R 4 W. WM. 

CITY OF MCMINNVILLE, YAMHILL COUNTY, OR 
DATE MAY 2024 

f]~q,1sr~ rr~r,l,,.,k 
1-\ M: 1-141,;, 

CITY OF MCMINNVILLE DOCKET 

IE ;~·s,. 1~0."7' 
IE ;~· N;: 14il.24' 

x Phase 1 (41ots) ,•xxxx 
X X X 

x x x x x2x x x x x x 
X X X X ~' , ;:_,- _.-: X X X X X 

X X X X 12 . ~~ 2 :.;. X X X X 

X 

-E =--:1 
I ·r,· 

X 
X 

X 

111..l~,ti~/~'{u inM~I 

X X 
X 

X X 
• OiSij 

,.. l"rnpc-sel 10" ;t□ sw~i'~ X X 
X X ea~eme111 tc:i be • X X 

X X (itl-J1M 11\ Fl\;'i$~ 2 X X X 

" ~ X X X il;, X X 

'·,"I •'I I .;.-· \'I • 

~ 

·,·I_ 

X X X X X X X 
X X X X X X 

X X X X X X 

xx1·xxx 
x x " y x x x1 

X ~;..,-~_/.., X X 

X X X X X 
X X X X X X 

X X X X X X X 
X X X X X X 

7~ :9~· 

··e:ic:1~tir~ I~• ;;,:~e;s. 
t~~t1i~·il crtaltd 
ir, PT-2.001-F 

"' "' ~ 
Q. 
>. u 

Surveying 

Scale: 1" = 60' 
0 60 

, 'J:,_ 
,,,,~l§?:c" i.-.- ·.-i- · 

.,<~}~· ~ 

• 
#1985 



(kt\-,r~ol <>.-1-- -;c..,,;tz._~ 
NOTICE OF NEIGHBORHOOD MEETING ", 

c~ c,u-,\,--od-~....k..) 

Date and Time: June 6, 2024 at 6 pm 

Location: Praise Assembly Church - Fellowship Hall 
930 NE 3'' Street 
McM1nnv1lle, OR 

Meeting Topic: You are warmly invited to join a conversation about future annexation, 
zone change and subdivision proposals on property located generally south of the SW 
Emily Drive temporary street barricade We welcome your feedback and input. 

Bruce Cook 

Draft Proposal In order to align the zoning of this site with that of the adjacent Cypress 
Meadows First Add1t1on neighborhood to the north and provide additional housing 
opportunities, the applications we intend to submit which necessitate this neighborhood 
meeting are 

• Annexation of approximately 0.91 acres of land 

• Approval of a zone change app!ication on approximately 2.71 acres of land from the site's 
current zoning designations of EF-80 (Exclusive Farm Use- 80-acre Minimum) approximately 
(0.9 acres and 3ff;f::i of the site) and R-1 (Single-Family Residential) (approximately 1.8 acres 
and 64'fo of the site) to an R-3 (Two-Family Residential) zoning des1gnat1on. 

• A ten-lot phased residential subdivision application on the rezoned land to allow for 
home construction on ten !ots while retaInIng the currently exrstIng homes on two of 
the lots. The platting of the two phases is anticipated to be complete within three years. 

Please come to this neighborhood meeting to receive information on this proposal and to 
ask questions. provide input and voice any concerns you may have 

Respectfully. 

Bruce Cook 

Attached· Vicinity Map showing Annexation. Zone Change and Subdivision locations 
Tentative Subdiv1s1on Plan 
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Bruce Cook 

Date of Production: 05/07/2024 

TERMS AND CONDITIONS OF INFORMATION REPORTS 

IMPORTANT· READ CAREFULLY: AN INFORMATION REPORT IS 
NOT AN INSURED PRODUCT OR SERVICE OR A 
REPRESENTATION OF THE CONDITION OF TITLE TO REAL 
PROPERTY. IT IS NOT AN ABSTRACT. LEGAL OPINION. OPINION 
OF TITLE. TITLE INSURANCE COMMITMENT OR PRELIMINARY 
REPORT. OR ANY FORM OF TITLE INSURANCE OR GUARANTY. 
THE INFORMATION REPORT IS ISSUED EXCLUSIVELY FOR THE 
BENEFIT OF THE REQUESTOR AND MAY NOT BE USED OR 
RELIED UPON BY ANY OTHER PERSON. THE INFORMATION 
REPORT MAY NOT BE REPRODUCED IN ANY MANNER WITHOUT 
FIRST AMERICAN TITLE'S PRIOR WRITTEN CONSENT FIRST 
AMERICAN TITLE DOES NOT REPRESENT OR WARRANT THAT 
THE INFORMATION CONTAINED IN THE INFORMATION REPORT IS 
COMPLETE OR FREE FROM ERROR. AND THE INFORMATION 
THEREIN IS PROVIDED WITHOUT ANY WARRANTIES OF ANY 
KIND. AS-IS. AND WITH ALL FAULTS. AS A MATERIAL PART OF THE 
CONSIDERATION GIVEN IN EXCHANGE FOR THE ISSUANCE OF 
AN INFORMATION REPORT REOUESTOR AGREES THAT FIRST 
AMERICAN TITLES SOLE LIABILITY FOR ANY LOSS OR DAMAGE 
CAUSED BY AN ERROR OR OMISSION DUE TO INACCURATE 
INFORMATION OR NEGLIGENCE IN PREPARING THE 
INFORMATION REPORT SHALL BE LIMITED TO THE GREATOR OF 
THE FEE CHARGED FOR THE INFORMATION REPORT OR $15. 
REQUESTOR ACCEPTS THE INFORMATION REPORT WITH THIS 
LIMITATION AND AGREES THAT FIRST AMERICAN TITLE WOULD 
NOT HAVE ISSUED THE INFORMATION REPORT BUT FOR THE 
LIMITATION OF LIABILITY DESCRIBED ABOVE. FIRST AMERICAN 
TITLE MAKES NO REPRESENTATION OR WARRANTY AS TO THE 
LEGALITY OR PROPRIETY OF REOUESTOR"S USE OF THE 
INFORMATION CONTAINED IN THE INFORMATION REPORT 
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Mailing Notifications 
Subject 1465 SW Cypress Ln McminnviUe, OR 97128 

503 476.87]5 I csli·stijp'1rsta'Tl.com 

Rcpor: Cr<"!ated. 5,'7/2024 

Buffer Distance: 300 feet 

Bruce Cook 
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Mailing Notifications 
Subject: 1525 SW Cypress Ln Mcminnv1lle, OR 97128 

50:3 476 8735 I cslrrsl(Q,f.rslci111 wrn 

Rcpor1 Crcc1tcr1 '.,'H'2'll4 

Buffer Distance: 300 feet 
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Posted Neighborhood Meeting Signs - May 17, 2024- Bruce Cook 

S\V Cypress Lane at northeastern corner of site 
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NEIGHBORHOOD MEETING 
PROPOSED Annexation, Zone Change 

and 10-Lot Phased Residential Subdivision 

DATE: 
TIME: 

June 6, 2024 
6:00 PM 

LOCATION: Praise Assembly Church-Fellowship Hall 
930 NE 3rd St 
McMinnville OR 

THIS MEETING IS OPEN TO THE PUBLIC AND 
INTERESTED PERSONS ARE INVITED TO ATTEND 
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Two posted Neighborhood Meeting door signs 
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DATE 
TIME 
LOCATION 

Agenda Items 

NEIGHBORHOOD MEETING 

-AGENDA-

June 6. 2024 ~ 

(600PM be.a,,-,'._.~ - I?= "-""5 ~d) 
Praise Assem°bly Church- Fellowship Hall, 930 NE 3'' St, 
McMinnville, OR 

1. Welcome and Announcement of Attendee Sign-In Sheet 

2 Invitation and Opportunity to view the Displays 

3. Presentation of the. Major Elements of the Proposal (31,,'';:;._,-.,t ~ ~ ~ f:;' 
,._ =cl.--;, -b ~ ="") 

a. Annexation ·8·-1 • ·-
b Zone Change 

4 Tentative Subdivision Plan 

a. Vehicular Access 

5 Q & A: Invitation for Neighbor Questions and Input 

6 Adjournmert 
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NEIGHBORHOOD MEETING 
-Annexation, Zone Change and 10-Lot Phased Residential Subdivision . 

SIGN-IN SHEET 
Date: June 6, 2024 
Time: 6:00 p.m. 

Bruce Cook 
1525 SW Cypress Lane 
McMinnville, OR 97128 

503-560-0881 

Location: Praise Assembly Church- Fellowship Hall 

NAME (Please Print) 
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Summary of Topics Raised at the June 6, 2024 Neighborhood Meeting 

1. Displacement of wildlife that currently roams the site. 

• Summary response - The deer and other wildlife will likely move slightly west to areas 
around the adjacent Peavey Reservoir where they currently roam. 

2. Extra traffic on Emily Drive may be a safety hazard as the street is narrow. 

• Summary response - SW Emily Drive is built to City's current, adopted standards for 
safe local residential streets. The proposed extension of SW Emily Drive will be built 
to those same standards as this is what is required by the City. 

3. Timing of the project 

• Summary response - Once permits are issued, Phase I will begin within one year. 

4. Housing Type 

• Summary response - The type of housing to be seen in this development may well be 
similar to what is already developed along SW Emily Drive. 

5. Removal of trees 

• Summary response - Tree removal will likely depend on the site layout of new 
residences to be constructed and as shall be approved by the City. 
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Three prior Land Use Decision graphics for the subject site 
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CITY OF MCMINNVILLE, YAMHILL COUNTY, OR 
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Public Record Report for New Subdivision or Partition 
Page 1 of 7 (Ver. 20080422) 

First American Title Insurance Company 
775 NE Evans Street  
McMinnville, OR 97128 
Phn - (503)376-7363    
Fax - (866)800-7294 

PUBLIC RECORD REPORT 
FOR NEW SUBDIVISION OR LAND PARTITION 

THIS REPORT IS ISSUED BY THE ABOVE-NAMED COMPANY ("THE COMPANY") FOR THE EXCLUSIVE USE 
OF: 

Newberg Surveying, John Newberg 
1205 N Evans ST  
McMinnville, OR 97128-3737  
Phone: (503)474-4742  
Fax:  

Date Prepared : June 18, 2024 
Effective Date : 8:00 A.M on June 13, 2024 
Order No. : 1039-4146374 
Subdivision :   

The information contained in this report is furnished by First American Title Insurance Company (the 
"Company") as an information service based on the records and indices maintained by the Company for 
the county identified below. This report is not title insurance, is not a preliminary title report for title 
insurance, and is not a commitment for title insurance. No examination has been made of the Company's 
records, other than as specifically set forth in this report. Liability for any loss arising from errors and/or 
omissions is limited to the lesser of the fee paid or the actual loss to the Customer, and the Company will 
have no greater liability by reason of this report. This report is subject to the Definitions, Conditions and 
Stipulations contained in it. 

REPORT 

A. The Land referred to in this report is located in the County of Yamhill, State of Oregon, and is
described as follows:

As fully set forth on Exhibit "A" attached hereto and by this reference made a part hereof.

B. As of the Effective Date, the tax account and map references pertinent to the Land are as
follows:

As fully set forth on Exhibit "A" attached hereto and by this reference made a part hereof.

C. As of the Effective Date and according to the Public Records, we find title to the land apparently
vested in:

As fully set forth on Exhibit "B" attached hereto and by this reference made a part hereof

D. As of the Effective Date and according to the Public Records, the Land is subject to the following
liens and encumbrances, which are not necessarily shown in the order of priority:

As fully set forth on Exhibit "C" attached hereto and by this reference made a part hereof.
 

Fu-stAmerican Title 



First American Title Insurance Company 
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Order No. 1039-4146374 

Public Record Report for New Subdivision or Partition 
Page 2 of 7 (Ver. 20080422) 

EXHIBIT "A" 
(Land Description Map Tax and Account) 

Parcel 1: 

Part of Section 30, Township 4 South, Range 4 West of the Willamette Meridian in Yamhill County, 
Oregon described as follows: 

Beginning 3.995 chains North of the Southwest corner of the S.F. Staggs Donation Land Claim No. 55 in 
said Township and Range; thence North 5 chains to the true Place of Beginning: thence West 10 chains; 
thence South 75 feet; thence East 10 Chains; thence North 75 feet to the true Place of Beginning. 

Save and Except 20 feet off the East end reserved for a roadway. Also Excepting Therefrom that certain 
tract of land conveyed to Walter L. Peavy et ux. By Deed recorded July 13, 1960 in Film Volume 11, Page 
943, Deed and Mortgage Records. 

Parcel 2: 

A tract of land located in the Northeast Quarter of Section 30, Township 4 South, Range 4 West, 
Willamette Meridian, Yamhill County, Oregon, said tract being a portion of Parcel 1 of PARTITION PLAT 
NO. 2001-17, recorded as Instrument #200106750, Yamhill County Deed Records, and Parcel 1 of 
PARTITION PLAT NO. 2017-10, recorded as Instrument #201713334, Yamhill County Deed Records, said 
tract being more particularly described as follows: 

Commencing at the Southwest corner of Parcel 1 of PARTITION PLAT NO. 2017-10; thence South 89° 23' 
09" East 154.63 feet to an iron rod on the South boundary of said Parcel 1 and the true Point of 
Beginning; thence South 89° 23' 09" East 136.93 feet to the Southeast corner of said Parcel 1; thence 
South 89° 23' 09" East 190.01 feet to the Southeast corner of Parcel 1 of PARTITION PLAT NO. 2001-17; 
thence North 00° 00' 00" East 257.92 feet to the Northeast corner of said Parcel 1 of PARTITION PLAT 
NO. 2001-17; thence North 89° 51' 02" West 137.68 feet to the Northwest corner of said Parcel 1 of 
PARTITION PLAT NO. 2001-17; thence North 89° 51' 02" West 84.13 feet along the North boundary of 
Parcel 1 of PARTITION PLAT NO. 2017-10 to the Northeast corner of Tract "A" of PARTITION PLAT NO. 
2017- 10, said corner being the beginning of a non-tangent curve having a radius of 45 feet, the radius 
point of which bears North 89° 32' 23" West 45.00 feet; thence along the Southerly boundary of said 
Tract "A" 140.88 feet along a 45.00 foot radius curve, concave to the North, chord bearing North 89° 51' 
02" West 90.00 feet to the Northwest corner thereof, said corner bearing South 89° 50' 20" West from 
the radius point; thence South 00° 09' 41" East 125.39 feet to the Southeast corner of Parcel 2 of 
PARTITION PLAT NO. 2017-10; thence North 89° 23' 09" West 15.46 feet to an iron rod on the South 
boundary of said Parcel 2; thence South 00° 00' 00" East 130.00 feet to the true Point of Beginning. 

Map No.: R4430AD 00100 and R4430AD 00201 
Tax Account No.: 174377 and 519730  
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EXHIBIT "B" 
(Vesting) 

Stanley Bruce Cook and Nila Denise Cook Trustee of the Stanley Bruce Cook and Nila Denise Cook 
revocable Trust  
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Public Record Report for New Subdivision or Partition 
Page 4 of 7 (Ver. 20080422) 

EXHIBIT "C" 
(Liens and Encumbrances) 

  

The Following Exceptions Affects Parcel 1: 

1. Taxes for the year 2023-2024    
Tax Amount $   2,159.22     
Unpaid Balance: $    2,159.22   , plus interest and penalties, if any 
Code No.: 40.2 
Map & Tax Lot No.: R4430AD 00100  
Property ID No.: 174377 

 
  

(Affects Parcel 1) 

2. City liens, if any, of the City of McMinnville. 

3. The rights of the public in and to that portion of the premises herein described lying within the limits 
of streets, roads and highways. 

4. Easement, including terms and provisions contained therein:  
Recording Information: May 02, 2001 as Instrument No. 200106749, Deed and 

Mortgage Records  
In Favor of: D. Lee Kamm and Jo. G Kamm  
For: Utility 

  

5. Restrictive Covenant to Waive Remonstrance, pertaining to for street improvements including the 
terms and provisions thereof 
  
Recorded: May 02, 2001 as Instrument No. 200106751, Deed and 

Mortgage Records 
  

6. Easement as shown on the recorded plat/partition 2001-17 
  
For: 15 foot access and utility  
Affects: See plat for exact location for Partition Plat No. 2001-17  
  

7. Easement, including terms and provisions contained therein: 
Recording Information: October 18, 2001 as Instrument No. 200118357, Deed 

and Mortgage Records  
In Favor of: D. Lee Kamm and Jo G. Kamm  
For: City of McMinnville, a Municipal Corporation of the State 

of Oregon, acting by and through its water & Light 
Commission 

  

8. Easement as shown on the recorded plat/partition 2017-10 
  
For: 15 foot access and utility  
Affects: See plat for exact location for Partition Plat No. 2017-10  
  

9. Easement as shown on the recorded plat/partition 2017-10 
  
For: 20 foot access and utility  
Affects: See plat for exact location for Partition Plat No. 2017-10  
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Public Record Report for New Subdivision or Partition 
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10. Easement as shown on the recorded plat/partition 2017-10 
  
For: Variable Width access, utility, and emergency turnaround  
Affects: See plat for exact location for Partition Plat No. 2017-10  
  

11. Easement as shown on the recorded plat/partition 2017-10 
  
For: 10 foot utility  
Affects: See plat for exact location for Partition Plat No. 2017-10  
  

12. An easement reserved in Quit Claim deed, including the terms and provisions thereof; 
Recorded: May 30, 2019  
Recording Information: Instrument No. 201906787, Deed and Mortgage Records  
From: Mr Dorwin Lee Kamm, a married male and Mrs Jo Glenda Kamm, 

a married female 
To: Mrs Gina Gould  

 

13. Deed of Trust and the terms and conditions thereof. 
Grantor/Trustor: Stanley Bruce Cook and Nila Denise Cook as Trustees of the Stanley 

Bruce Cook and Nila Denise Cook Revocable Trust 
Grantee/Beneficiary: First Federal Savings & Loan Association of McMinnville  
Trustee: David Haugeberg  
Amount: $455,000.00  
Recorded: March 09, 2022  
Recording Information:  Instrument No. 202203575, Deed and Mortgage Records   
  

(Affects Parcel 2) 

NOTE:  Taxes for the year 2023-2024 PAID IN FULL  
  
Tax Amount: $5,468.21 
Map No.: R4430AD 00201 
Property ID: 519730 
Tax Code No.: 40.0 
  

(Affects Parcel 2) 
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DEFINITIONS, CONDITIONS AND STIPULATIONS 
 

1. Definitions.  The following terms have the stated meaning when used in this report: 
(a) "Customer": The person or persons named or shown as the addressee of this report. 
(b) "Effective Date": The effective date stated in this report. 
(c) "Land": The land specifically described in this report and improvements affixed thereto which by law constitute real 

property. 
(d) "Public Records": Those records which by the laws of the state of Oregon impart constructive notice of matters relating to 

the Land. 
  
2. Liability of the Company. 

(a) THIS REPORT IS NOT AN INSURED PRODUCT OR SERVICE OR A REPRESENTATION OF THE CONDITION OF TITLE TO 
REAL PROPERTY.  IT IS NOT AN ABSTRACT, LEGAL OPINION, OPINION OF TITLE, TITLE INSURANCE COMMITMENT OR 
PRELIMINARY REPORT, OR ANY FORM OF TITLE INSURANCE OR GUARANTY.  THIS REPORT IS ISSUED EXCLUSIVELY 
FOR THE BENEFIT OF THE APPLICANT THEREFOR, AND MAY NOT BE USED OR RELIED UPON BY ANY OTHER 
PERSON.  THIS REPORT MAY NOT BE REPRODUCED IN ANY MANNER WITHOUT FIRST AMERICAN'S PRIOR WRITTEN 
CONSENT.  FIRST AMERICAN DOES NOT REPRESENT OR WARRANT THAT THE INFORMATION HEREIN IS COMPLETE OR 
FREE FROM ERROR, AND THE INFORMATION HEREIN IS PROVIDED WITHOUT ANY WARRANTIES OF ANY KIND, AS-IS, 
AND WITH ALL FAULTS.  AS A MATERIAL PART OF THE CONSIDERATION GIVEN IN EXCHANGE FOR THE ISSUANCE OF 
THIS REPORT, RECIPIENT AGREES THAT FIRST AMERICAN'S SOLE LIABILITY FOR ANY LOSS OR DAMAGE CAUSED BY 
AN ERROR OR OMISSION DUE TO INACCURATE INFORMATION OR NEGLIGENCE IN PREPARING THIS REPORT SHALL BE 
LIMITED TO THE FEE CHARGED FOR THE REPORT.  RECIPIENT ACCEPTS THIS REPORT WITH THIS LIMITATION AND 
AGREES THAT FIRST AMERICAN WOULD NOT HAVE ISSUED THIS REPORT BUT FOR THE LIMITATION OF LIABILITY 
DESCRIBED ABOVE.  FIRST AMERICAN MAKES NO REPRESENTATION OR WARRANTY AS TO THE LEGALITY OR 
PROPRIETY OF RECIPIENT'S USE OF THE INFORMATION HEREIN. 

(b) No costs (including, without limitation attorney fees and other expenses) of defense, or prosecution of any action, is 
afforded to the Customer. 

(c) In any event, the Company assumes no liability for loss or damage by reason of the following: 

(1) Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes 
or assessments on real property or by the Public Records. 

(2) Any facts, rights, interests or claims which are not shown by the Public Records but which could be ascertained by 
an inspection of the land or by making inquiry of persons in possession thereof. 

(3) Easements, liens or encumbrances, or claims thereof, which are not shown by the Public Records. 
(4) Discrepancies, encroachments, shortage in area, conflicts in boundary lines or any other facts which a survey would 

disclose. 
(5) (i) Unpatented mining claims; (ii) reservations or exceptions in patents or in Acts authorizing the issuance thereof, 

(iii) water rights or claims or title to water. 
(6) Any right, title, interest, estate or easement in land beyond the lines of the area specifically described or referred to 

in this report, or in abutting streets, roads, avenues, alleys, lanes, ways or waterways. 
(7) Any law, ordinance or governmental regulation (including but not limited to building and zoning laws, ordinances or 

regulations) restricting, regulating, prohibiting or relating to (i) the occupancy, use or enjoyment on the land; (ii) the 
character, dimensions or location of any improvement now or hereafter erected on the land; (iii) a separation in 
ownership or a change in the dimensions or area of the land or any parcel of which the land is or was a part; or (iv) 
environmental protection, or the effect of any violation of these laws, ordinances or governmental regulations, 
except to the extent that a notice of the enforcement thereof or a notice of a defect, lien or encumbrance resulting 
from a violation or alleged violation affecting the land has been recorded in the Public Records at the effective date 
hereof. 

(8) Any governmental police power not excluded by 2(d)(7) above, except to the extent that notice of the exercise 
thereof or a notice of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the land 
has been recorded in the Public Records at the effective date hereof. 

(9) Defects, liens, encumbrances, adverse claims or other matters created, suffered, assumed, agreed to or actually 
known by the Customer. 

3. Charge.  The charge for this report does not include supplemental reports, updates or other additional services of the 
Company. 

  



  

  

First American Title Insurance Company  
775 NE Evans Street  
McMinnville, OR 97128  
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Illegal Restrictive Covenants  
 
 
 
 

Please be advised that any provision contained in this document, or in a document that is attached, 
linked, or referenced in this document, that under applicable law illegally discriminates against a class of 
individuals based upon personal characteristics such as race, color, religion, sex, sexual orientation, 
gender identity, familial status, disability, national origin, or any other legally protected class, is illegal 
and unenforceable by law. 

FU-St American ·nt1e 



Kamm Estates HOA Outline 

1. Purpose- to maintain privately owned proposed alley that connects from Cypress to 
Emily St, as drawn on proposed plans. 

2. Area included- Lots 1,2,5,and 6 will make up the impacted area as these lots are 
adjacent to the alley. 

3. Fees- to be determined by the cost of maintenance needed on a yearly basis to 
keep the alley in good condition. This cost will be determined based on construction 
cost and expected maintenance over the life of the alley. 

 

Kamm Estates Deed restrictions Outline 

1. Parking- parking is only allowed in respective driveways and developed parking 
areas, and adjacent curbs for each lot. 

 

 

The HOA and Deed restrictions may be expanded on.  

 



 
 
 

Integrity Builders Inc. 

  
Kamm Estates Completion Clarification 
November 7, 2025 
 
Greetings, 
 
1. Lot 1 Utilities (see page 5) 

The existing electrical comes overhead from Cypress. This service 
will remain as existing once developed. 
The existing sewer is a septic system. The drain field crosses 
proposed lots 2, 3, and 4. In phase one, lot 1 will connect to city 
sewer. 
The existing water is coming from a well on proposed lot 2. This 
will be decommissioned in phase 1 and will connect to city water. 
The water system will be designed by MW&L. 
The existing storm water drains to Cypress Ln and will remain as 
existing. 

2. Lot 7 Utilities (see page 5) 
The existing electrical comes overhead from Cypress. This service 
will remain as existing once developed. 
The existing sewer is a septic system. The drain field is all located 
on lot 7. In phase 2, lot 7 will connect to city sewer per a pumped 
system to Emily. This will be designed by the engineer. 
The existing water is connected to city water on Cypress Ln and will 
remain as existing. 
The existing storm water drains to Cypress Ln and will remain as 
existing. 

3. Existing storm drainage for lots 1, 6, and 7 drain to Cypress Ln and 
will remain as is. Lot 2, 3, 4, 5, and 6 will drain to catch basins in 
Emily or a system designed by engineer. Lot 8 and 9 will drain to 
existing Peavey Reservoir. This system will be designed by the 



engineer, and most likely will be piped. This is the current historic 
flow. 

4. Cul-de-sac right of way to be vacated in phase 2. 
5. Access/Easement 6 information has been cleared up on page 6 of the 

plan set. 
6. Water lines to be added will conform to the city standards and the 

system will be designed by MW&L. 
7. The proposed cul-de-sac design is 342 ft from the center line of the 

existing street intersection on Emily cul-de-sac to the center line of 
the proposed cul-de-sac. This is under the 400 ft maximum length in 
city standards. The number of lots to be served will be 14. (Lots 2a, 
2b, 3, 4, 2 extra lots to the west, tax lot 200, tax lot 202, tax lot 203, 
5a, 5b, lot 8, 9, and 7 shadow lot) Lots 1, 6, and 7 will continue to 
access off of Cypress Ln. 
There are 4 additional lots on existing Emily Dr to the north up to 
the existing cul-de-sac intersection. I am not sure if you count these 
or not. We do not exceed the limit of 18 lots so we are in city 
standards 

8. There is room in Peavey Reservoir to accept the storm runoff, which 
is where it historically flows. The engineer will design a system to 
access this location or will have the storm water go to Emily catch 
basins. 
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LOCATION: NE 1/4 OF SECTION 30, T 4 S., R. 4 W., W.M. 

CITY OF MCMINNVILLE, YAMHILL COUNTY, OR 

DATE: SEPTEMBER 22, 2025 

CITY OF MCMINNVILLE DOCKET __ _ 

Ownership information: 
Phase 1: Ni la D. Cook, Trustee, site 1465 SW Cypress 

Lane, 97128. Mail address_ 
97128, TL R4430AD 00100 

Phase 2: S.Bruce and Ni la D. Cook Rev Trust, site 1525 
SW Cypress Ln, 97128. TL 4430 AD 00201 

Subdivider: S Bruce and Nila Cook, 

97128,----... ---... -
Engineer: Tom Sisul, PE Sisul Engineering, 375 Portland 

Ave., Gladstone, OR 97027 
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1 s;: :i-ri Pha§e 1 x il >If!. ;Jz1;.1tu~ M1d~ ~ ,., X x x i x X x r-- 7f 
, x x x x x x x x x J< x 10~ ,;; * x x unifi~ou%~ / j x x-,""x x ~ x x x x x i:'< 1, 

X X X 4x X X X X X X X X X X 0 1 PortionofCuldeSac X fd1Jen?hlove?d } ~ °'-~ X X X X X ~Y-7 X X x ~ :zt: 
;:q-8 x tot: ~430AD-:t00 x x x x x x x ;z:: ' created in PP 2017-10 x X-n Prfuse ,< 1 x x x x . x x x .x x x x ~ li::I) 

X X X X X X X X X x X X tobevacatedPhase2 x 1x X f¼SIISJ;)FBiaARlt)li3 [N~ "51:Q2' 1)11!89°?f02 .. )IY 13J;.68' ,;lf1) X ~ 
' _..- L O 36 95' 1 X X X X )( --....L X X X X X :t:13 X X X 1, 

(EXCEPTION PER VOL 11 PG 943) 

I

, \ existing 15' wide water and se E!"'C..----.__ , - ~ ......_ 90:00' .' 84 .13' . __.,..- --- N89°51 '02"W 137.68' -----< 
LOT AREA TOTAL & EASEMENT 1,, \ easement for the benefit of Par el 3 ~DO \ ~ PROPROSED 2.0' WIO.E=8LLEX.(Ph?se 2) with mountable oJrbs see Notes 

TOTAL JEASEMENT NET !,

1 
perPP2017-10 ~ -- - - 106.59' - - I - \ I f '7,. -<fj. L21 - - L20- -L1g-

LOT# 
1 
2 
3 

4 

SQ. FT. J SQ . FT. ·, ~ ~ \ll <:5 g; -<i t,';'-+oo',CHW,----+----+ ase ) 
. ___ __ 7499_0 Parcel 3, PT2017-10 i . I' I '11, 1' 1 ~ s;t- I 

,_. ___ .::; 12142.5 I Winkler rii Parcel 2, PT 2017-10 ~ \ I'( ] ' t _I;-""- shed 1cp b~ -0shed to be 
I #2025 3069 Cook in 1 --., removed in . -

2659 9 5256 3 Ul nst. - N I II I Ph 2 . removed in · 
:::: = 1804 4 4954:2 q I Tax Lot: 4430AD-203 Inst. #2025-3024 ~ I I :, r : r I . aseJ fl :fi Phase 2 

u, . ' . -r: L t · 4430AD 202 'q' I ,;;-j 11 l'v I ff)' PI IF l ...J ...J 

SQ. FT 
7499.0 

12142.5 

7911.6 

6768.6 N 
"' 

• = MONUMENT FOUND, FLUSH TO 0.2' DOWN, 
IN GOOD CONDITION UNLESS OTHERWISE 

J- STATED. ORIGIN STATED IF KNOWN. 

@ = 518" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT 2001-17 

DI = 5/8" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT 2017-10 

0 = 5/8" X 30" IRON ROD SET WITH YPC MARKED 

"NEWBERG LS 2838" 

YPC = YELLOW PLASTIC CAP 

IR = IRON ROD 

•--- - 1743 5 12315 o ~ ex1st1ng 20' nght-of-way iax O • - I ...J 1 5111 '' l 0 · 
• • .t> _._ (C CREATED I H . 

873 9 6477 7 C; \ easement for the benefit tv 10.00' .... 1 _ 

5 
. · F1.UUf,e _Mtddle q_ysing • 

·--· ·- • • rn . . . <.J'l Ol n.. THISSUB. 

5 14058.5 
6 7351 .6 

6 
IP = IRON PIPE 

io.oof+-: 
- X - = EXISTING FENCE 

~I-I I I IE 
7 

8 
9 

31094.2 31094 2 of McMinnville Water & Light~ w / 1 -~ '- • 
·· --•-- • perlnst.#20118357 - ~ I' " 

6682-8 \ 5' PVT. utility easement for Parcel ~ t-- I ProposeO O ".-
59D.1 I 60933 , 1&2perlnst.#2017-13334create 95.14, 1:; I )1,I sidewalk ,; L26 I L25 L24 

w1thPP2017-10 - - , - - - _ Cl) .-- / 1 1 

6682.8 

6683.4 

McKee Properties, LLC 
Instrument #2013 18857 

I _1_0 OD' _ \ _r~J~o· _ 20 oo' - _____- 1 ,, ~ I I , \ • s§e0 44'04"E _. • 
- cl.--93 16' -----b-t: -< I I 45.00 - 7 

,..- I • - "'"' , ) ',I-'-- " ! . . / \ L'N89"23'09"W I 90.29' 77 70' - l, .... . ...... ...... @ .................... .. ........ ,@ I \ I . ( I . ' '. . . • . ' * -\- - - - - - - ~ t - - +-~ -\ J , ' ; FUTl:/RE$EWER 
( \\ \_ 167.99' r- - , '-' / i FORcisDMJ>.IN 

.;, \\ L 20 00' __,__,,__ ' • --3/' / • 

;227.15' 

I;= 
~' 
~-

-

S.F Stagg 

-

, #1 l 

= EXISTING EASEMENT AS NOTED 

= NEW EASEMENT 

= NEW PROPERTY LINE 

= DATA OF RECORD PER PT 2001-17 

= DATA OF RECORD PER PLAT OF 

CYPRESS MEADOWS FIRST ADOITION 
N 

Tax Lot: 4430-300 
ewberg 'C' /1 0'-t h -'i' fi .._ 1 O' wide sewer easement being reserved c ~ 

I f ~ ____ for existing 4" dia. line for Blackberry View - 6~--,....-C, /. 
S?> JlHADOWLOT 

0:184 Acres. 
~o:16A ·sq ft. 

S!iAQOWLOT 
0.53Q ACFiaS 

230.77:8 SQ.ft 

existing 
home to 
remain 

~ 
~ 
N 

I 

ii'. 1 
West line [ , #2] 

i DL~ #55 lc:x- , ,- x- "~I = PHASE 1 

PHASE 2 

Surveying 
SCALE: 1" = 40' 

0 40 

~ 

5/8" IR with ypc marked 
"DUNCKEL PLS 1942" 
found flush, set in CSP-9387, 
bears S2°06'33"E 6.77' from 
the SW corner of Parcel 1 

NUM DELTA 

C1 83Q00'23" 

C2 70"31 '28" 
C3 41 °34'27" 
C4 59°40'59" 

C5 53°04'02" 

C6 96°58'32" 

I J} \\\ Thomas Alfred Gould and Gina Marlene O -........._ / 
JV _. Gould Revokable Trust O 

10 00, -- _ ---
/ I:.:: I\_ N ' c..,, • 

·, " <.J'lx o A I I 
~ kl Ul \ Co .,... , / .~ f-

~ 
0 

I~ 

/ /,f ~\\ v2 Blackberry View 9 8. ~ .. ~ . . ·: ~, 
}: I .7 {{ " ~--.._ nstrument #2023 7338 . . . Cook T~ ~-~ jll 

:,,
1 

.f?; ~ i Tax Lot: 4430AD-200 I ;_ :::; r pump house to Instrument #200110830 
• .;:j'7 f.O f.O I\) .. 

~ ·.£-? -S _ r- -q o:o be removed Tax Lot: 4430AD-'201 
f'J / tlJ <ZI' \\ ~ r-- 1/2" IPfoyn_dflush, .. duringPhase2 Parcel 1 PT2020·1621 

~ S89: 17'52E 16'~=-c~~~:~~~~,:~ ~~~~~0~~1: ___ _ _Pf<Cl"§R_T_Y: ~=:~10~!~~;:~~- Phase (5 lot~ ) TI • 71ji4~cr;;ft 

L - _zo.OCl' Ji 889"2309 .. E I - ___ 154.63' - fsss0;3'09:E--~ ------;;6~~----- S89"23h9"E 190.01' ~1o! I 

ARC 
65.19' 

18.46' 
32.65' 
46.88' 

41 .68' 

76.16' 

_ •---- s2°05•33·•E 10 oo·o/ sa9°23'09"E 221 60' - - sg 9s• - \ ,--\ ' 
6 77' 1889"23'09'E 221 60', #~ ] [889"23'09"E 69 96' #1) IN89"23'09"W 190.01 ', #1] _____- I 

, , 1/2" IP found flush , 
Proposed 10 wide storm easement from Gould Trust Proposed 1 O' wide storm easement created for KAMM ESTATES set in CSP-7569, 

TRUE POB INST. #201900562 ( REGISTERED 1 Michael & Christy McCoy Family Living Trust held forsouth line \ \ I 

RADIUS BEARING p1sTANCE 

45.00' N41 °57'48"E 59.64' 

15.00' S35"25'25"E 17.32' 
45.00' N49°53'56"W 31 .94' 
45.00' N 0°43'47"E 44.78' 

45.00' N57°06'18"E 40.21' 

45.00' S47°52'25"E 67.39' 

Newberg Surveying, Inc. 
1205 NE Evans 

McMinnville , OR 97128 

(503)-474-4742 
(503)-474-3752 Fax 

(971)-237-1956 Cell 

PROFESSIONAL 
LAND SURVEYOR 

OREGON 
JUNE 30 , 1997 

JOHN G. NEWBERG 
2838 

RENEWS 12-31 -2026 

Instrument #200329557 \ 
11 

Tax Lot: 4430AD-300 I 

PRIVATE DRIVE SIDEWALK & 
BIKE PATH CROSS SECTION 

NTS c;_ 
Sidewalk/Bike Path 

05'r-1~ 20' f--------

JJ 

• 

\ 

= 

= Existing Sidewalk 

McMinnville Fire Marsha ll notes from Ty Darby 12/6/2024: 
1. Existing fire hydrant at corner of Emily Court and Drive, 

which is about 190' to north side of Phase 1. Fire code 
allows up to 600'. Distance from existing fi re hydrant to 
south side of Phase 1 Emily Drive extension is 265'. 
Distance from existing fire hydrant to center of new 
turnaround for Phase 2 is 390'. 

2. 

3. 

4. 

5. 

6. 

Phase 1 driveways to the porposed lots are all under 
the 150' limit, so no fire truck turn around needs to be 
added for Phase1. 
Private drive will be jointly owned by hte adjoining Lots 
1, 2 , 5 & 6. Mainitenance of private drive and 
pedestrian walk & bike easement will be the 
responsiblilty of the adjoining lots 1, 2, 5, & 6. Both 
North and South margins of the 20' wide private drive 
will have mountable curbs providing access to future 
homes and separation to 5' walkway I bike path . 
Existing and proposed access to lots are shown on 
either pages 2 or 3. 
Easements for existing water and power to Parcels 
created in Partition 2017-10 were created at that time 
unless otherwise recording documentation as shown. 
PUE*= Public Utility Easment which may include 
water, power, storm, communication , sewer. #1985 



PAGE 2 OF 7 TENTATIVE SUBDIVISION PLAN 

KAMM ESTA TES PHASE 1 
NUM BEARING DISTANCE NUM BEARING !DISTANCE LOCATIO N : NE 1/4 OF SECTIO N 30, T 4 S ., R 4 W., W .M. 

L1 S 0"09'57"E 74.99' L 15 I N89' 50'55"W 

N ewberg I L2 S 0'10'30"E 24.71' 

I L3 S 0' 09'41"E 7500' 

L16 I N 0"14'41"E 

L 17 I N89"50'55"W 

L4 N 0' 09'39"W 125.39' L 18 I N89'50'55"W 

L5 N89"50'55"W 105.49' L 19 I N89' 50'53"W 

L6 N89"50'55"W 90.16' L20 N89'50'53"W 

L7 S 0"02'24"E 75.01' L21 N89' 50'53"W 

L8 S89"51 '02"E 90.32' L22 S 0'00'08"W 

L9 N 0'09'41"W 75.00' L23 N 0' 08'58"E 

Surveying L 10 S89' 51 '02"E 105.49' L24 N89'44'04"W 

81.44' 

75.00' 

80.59' 

100.00' 

87 35' 

68.61' 

105.74' 

84.05' 

83 91' 

87.39' 

l.U 
> -B 
>­
=:! 
~ 
l.U I 

NOTE: 
The extension of Emily Drive will be extended to 
the south boundary of Phase 1 during Phase 1. 

Cypress Meadows 

First Addition 

Cr;' 

~ 
z 

SCALE 1" = 40' L 11 N89"55'53"W 8091' L25 N89' 44'04"W 68.83' 

C125loo·- r 25 po·-

INITIAL POINT CYPRESS MEADOWS 1ST ADD. 
5/8" IRON ROD W/YPC BENT, MARKED I\ ---l 

0 40 L 12 N89"45'54"W 80.91' L26 N89° 44'04"W 70.91' 

~ L13 N89"50'53"W 100.00' 

L 14 N O'OO'OO"E 74.99' 

L27 

L28 

S54'28'20"E 4634' 

S O' OO'OO"E 81.01' 
1 

I 
"TACCH INI PLS 2267" (HELD AS 20' WEST OF DLC LINE & 
AS EXCEPTION OF EAST 20' RESERVED FOR ROADWAY) 

tfl 
cc: 
c:..,_ 

20' access PUE* easement being created in Phase 1 for 
benefit of Lot 4 and Tax Lot 300 and a Sanitary easement over Lot 3 
for benefit Lot 4 {the exception per Inst. #202001621) 

L29 S O'OO'OO"E 

Existing Half 
Culdesac to be 
vacated and 
relocated 

85.34' 

I 

I 
I 

PROPOSED 10' WIDE PVT SEWER AND WATER EASEMEMT (Phase 1) FOR 

! 
LOT 1 & FUTURE MIDDLE HOUSING LOT 2 existing house & 

garage to retain 
Phase 1 (4 lots) utilit ies a re self co nta ined 

312.02' 

>­u 

McKee Properti es, LLC 
Instrument #2013 18857 
Tax Lot: 4430- 30 0 

20.00'-
L6 \ in Phase 2 

L5 \ 
N89"'50'55"W 262.02' [262.13', #1] / [~ 

L15 L17 L18 , 

X X X X X A x \ A - A X X X X X X [sl8o9?~1] co rel - - - ~ - - X X X - lzxistirig -~ :_,; O"-·("!' 

X X X X X X X X X X X x \ ~ rx1 pa X X X X X X X driv~ay ~ 
0 

i-------- h.l 

X x x x x -o X f x x x x x x A I ~t9ROSf9<'. x x 2 x >f)ver~ad ppwe1)€1nd pple x x x x x x 
X X x x ~ >- x I _ x x x x x x x d();Y"'~ x x x to)?ere9;1ove9(Pha~1 x .½ f en: 

q< X X X X ~i f X X X X X X ! I _ Jh~tot;e X :f'l x:" )ful!J;,,, Mi~ l• ~nrK ~ - x · X X X X ~ x~ 
x x x x >a -E: x x x x 3 x x x ~ I 1 mo~d x xrx "<>. P / x x = ~ X ...J x x x x i • 

X X X 4 X ;p r X X X X )f'.ropOOed X o Portion of Cul de SaC ' X PUJ:P.P hO,RSe t(x"'· J >J:-f ___,¼ ~;gf X X X X X X ~ ~ 
XTax>tot:>i\4 3tiAD2<iOOX X X X X X dnv,,wayX createdinPP2017-10 X !l9ref90Ve~ XI X i~ X X X X X X X X ~ tr, 

x x x x x x I x x x x x x x I o be vacated Phase 2 x x x x x x e ~ x x x x x x x x x ~ 
; - :,(_8 X X x_ >N89'.ll 1'0Z'W bc)O X X X 3 .95' 1 X X X. X 9; ~ X X X X Xl13 X X X 

( EXCEPTION PER VO L 11 P G 94 3) 

rt 
1

·11 ·\\ existing 15' wide water and sewer==------
15 00

, ---- .....,_ 90:00' -: ....,_ 84:i-3' ----- -..__ N89°~1 '02"W 137 '38' ~ 
',, easement for the benefit of Parcel 3 _ _ _ _J _ _ 

1 

w PROPROS_ED 20 WIQE_ALLE..Y_(Phase 2) with mountable curbs see Notes 
; <J> ~ 106 59• I / L2r - ---t20 - -ug-

LOT AREA TOTAL & EASEMENT ;·,\ q • / ALK K or Lots Sb & 6 (Pha e 2\ 
I I TOTAL I EASEMENT NET ti I ; 1!7* -',';"7'-----+-----+--+-------- - irnvewa, 

[\ 
existing 15' access 
easement (#8) created! 
in PT-2001-17 LOT# 

1 

2 

3 
4 

5 

6 

7 

8 

9 

NUM 

C1 

C2 

C3 

C4 

cs 
C6 

"' SQ. FT. SQ. FT \ Parcel 3, PT2017-10 ~ ~ I EXISTING 
, ~--, , 7499.0 Wink le r Parcel 2, PT 2017-10 ui I I 1, , __ 10• PVr SAN. 

<J> C k ~ I 1, EASEMENT 
'"'""" 1 12142•5 q \ Inst #2025-3069 °0 I I 111 I :;; PERPP2017-10 , 

SOFT 

7499.0 
1'l1A'}h 

7911 .6 

~ 
N 
~ 

N 
N 
~ G! 

to be extinguished 
at time the 20' private 
drive is created. 

, , , , ., , 2659.9 5256.3 ", Tax Lot: 4430AD -203 Inst #2025-3024 3 I 
I 

j' l 10· PUE 

1804.4 49642 t, \ ,;; Tax Lot: 4430AD -202 I I 'i QREATED I Fut1,re Middle Housing 
hvvv.v I 1743.5 12315.0 !Tl existing 20' ~ >- I I I I ~ 'THIS SUB. 5 
67686 

14058.5 6 
~ 1- 1 I I 1 60001-+--

_,. Oleo W I ..., 873.9 6477.7 right-of-way easement - § ;i: ;... 1 1 
'' ...... ~ ..... I 31094.2 I for the benefit of McMinnville -~ -~ - i +- l 111 : " --- 'sei

1 
note ® 

vvuL.u I 6682.B Water& L1ghtper lnst::w118357 95~4-P b i I \ Ql : L26 L25 L24 

590.1 6093.3 I . .oo· ti - - ~ ___.'."-i - 1) : 'l _is) \ 
I _2_0-~ _(\o.30' ~ ;a_ 20.00' ----------= _J ·- I I ' S89°44'04"E 227.15' 

- - '-----?l -- ,, 93:16' - --- _yj_ _) 145.00 sq- - 7 
ji\ I N89"23'09"W j 90.29' 77.701/ , - 1 u ·· ···j·· ·· ········@·······························@ 

7351 .6 
310942 

66828 

6683.4 

1--, McK ee Properties, LLC 
Instrume nt #20 13 18857 
Tax Lot: 4 4 30-300 

x- - -\ - - - - - - - o,-> I:: 1---~ -\ j 1 11; / ; fUTURE SEWER 
/ \\ 167.99' .§ i - ,;, / l FORCED MAIN 

• \\ existing 1 O' wide utility -~ ~ 20 00' / ~~ / • 
/!? I x easement for the benefit of Parcels 2 & 3 u.1 ~ .---7f----'_ ,<$, existing 

home to 

"' ~I 
Existing I[;;, 
driveway ; 

I S.F Stagg 
~

Westline 

DELTA 
83"00'23" 

70"31 '28" 

41 °34'27" 
59°40'59" 

53"04'02" 

96"58'32" 

~ ?! \\ per PP 2017-10 10' wide sewer easement being reserved .<<;, 
/ DLC #55 

§ x ~ - - - for existing 4" dia. line for Blackberry View 
I / \\ Thomas Alfred Gould and Gina Marlene g 

/ 
0 z'.; Gould Revokable Trust ci 

.,s; ~ ~~o ~ [P~ t]l co .-

06' 

....__ 
10.00' 

9 
---- --1 ~ 

e,'o 

/ 
/ 

8 

SHADOW LOT 
0.184 Acres 
8016.4 Sq.ft. 

SHADOW LOT 
0.530 Acres 

23077.8 Sq.ft 

remain 

'--

/~ ~ I glj§ t \ ~ ~- ~- Blackberry View 
Cook T ~ ·-1 

Instrument #200110830 
,s I fl j "t nstrume nt # 2023 7338 
:fl; -~-..; \ Tax Lot: 4430AD-200 I .- ~ r j pump house to 
• .:::,0 f.O CD N • 

0
/?J ff · b: ~ 00 j be ~emoved Tax Lot: 4430AD-201 

!:; I 1./J ~ Jl §'. j during Phase 2 Parcel 1, PT 2020 1621 

:;; 
0 

11" 

/ S89' 17'52"E 1.6' 1[(==~ corner Parcel 1 PT2~~~1: _ _ _ _ _P_R_?f'~R_TY_ -- - -- - - ----- -----~~- ~ -~ ~ - ( 5 lot~) ~□ 71i~4;cr;~ft 

L - 2().02'._ - ~- S89"23'09"E _l ,,____ _ 154.63' - r S89"23'09"E 136.93' S89' 23!l9"E 190.01' 1o!~I 
- s2°06'33"E 10.oo·_J- S89' 23'09"E 221.60' - ·- 69 96, - \ \ ' 

6 77' [S89°23'09"E 221 .60' , #1], '"l [S89' 23'09;'E 69.96', #1] [N89'23'09"W 190.01 ', #1] I 
Proposed 1 O' wide storm easement from Gould Trust / Proposed 1 O' wide storm easement created for KAMM ESTATES 

TRUE POB INST #2o19oo562 / \ INSTRUMENT#201900562 HAS BEEN I \ \ I 
· REGISTERED 1 

RECORDED WITH COUNTY CLERK 
ESTABLISHING THE NEW PROPERTY LINE I \ \I PROFESSIONAL 

ARC RADIUS BEARING DISTANCE I I LAND SURVEYOR 

65.19' 45.00' N41 °57'48"E 59.64' 
Newberg Surveying , Inc. 18.46' 15.00' S35"25'25"E 17.32' 

32.65' 45.00' N49"53'56"W 31.94' OREGON 1205 NE Evans 
46.88' 45.00' N 0"43'47"E 44.78' JUNE 30, 1997 McMinnville, OR 97128 

41.68' 45.00' N57°06'18"E 40.21' JOHN G. NEWBERG 
(503)-474-4742 (971)-237-1956 Cell 

2838 76.16' 45.00' S47"52'25"E 67.39' (503)-474-3752 Fax newberg@viclink.com 
RENEWS 12-31-2026 

" 

' 

I 

\ \ 

C ITY OF MC MINNV ILLE, YAMHILL COUNTY, OR 

DATE: SEPTEMBER 22, 2025 

C ITY OF MC MINNVILLE DOCKET __ _ 

Legend 

e = MONUMENT FOUND, FLUSH TO 0.2' DOWN, 
IN GOOD CONDITION UNLESS OTHERWISE 
STATED. ORIGIN STATED IF KNOWN. 

@ = 5/8" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT 2001-17 

DJ = 5/8" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT 2017-10 

0 = 5/8" X 30" IRON ROD SET WITH YPC MARKED 

YPC 

IR 

IP 

- x -

"NEWBERG LS 2838" 

= YELLOW PLASTIC CAP 

= IRON ROD 

= IRON PIPE 

= EXISTING FENCE 

= EXISTING EASEMENT AS NOTED 

= NEW EASEMENT 

= NEW PROPERTY LINE 

[ , #1] = DATA OF RECORD PER PT 2001-17 

I , #2] = DATA OF RECORD PER PLAT OF 

CYPRESS MEADOWS FIRST ADDITION 

I X , X ', I = PHASE 1 

= PHASE 2 

Proposed driveway widths 18' typical 

® NOTE: Existing access and utility easement for the 
benefit of Parcels 2 & 3, and a fire truck turnaround 
easement created in PT 2017-10 to be extinguished 
in Phase 2. 

#1985 



REGISTERED 

PROFESSIONAL 

LAND SURVEYOR 

OREGON 
JUNE 30, 1997 

JOHN G. NEWBERG 
2838 

RENEWS 12-31-2026 

NUM BEARING DISTANCE 

L1 S 0"09'57"E 74.99' 

L2 S 0°10'30"E 24.71' 

L3 S 0°09'41"E 75.00' 

L4 N 0°09'39"W 125.39' 

L5 N89°50'55"W 105.49' 

L6 N89°50'55"W 90.1 6' 

L7 S 0°02'24"E 75.01' 

LB S89"51 '02"E 90.32' 

L9 N 0°09'41"W 75.00' 

L 10 S89"51 '02"E 105.49' 

L 11 N89°55'53"W 80.91' 

L 12 N89°45'54"W 80.91' 

L 13 N89°50'53"W 100.00' 

L14 N O"OO'OO"E 74.99' 

20' access PUE" easement being created in Phase 1 for 
benefit of Lot 4 and Tax Lot 300 and a Sanitary easement over Lot 3 
for benefit Lot 4 (the exception per Inst. #202001621} 

McKee Properties, LLC 
Instrument #201318857 
Tax Lot: 4430-300 
(EXCEPTION PER VO L 11 PG 943) 

20.00'-

c; 

L6 _i 
\ 

4 
Tax Lot: 4430AD-100 

.. 
r 
"' 

NUM 

L 15 

L16 

L17 

L18 

L 19 

L20 

L21 

L22 

L23 

L24 

L25 

L26 

L27 

L28 

L29 

BEARING 
N89"50'55"W 

N 0°14'41"E 

N89"50'55"W 

N89"50'55"W 

N89"50'53"W 

N89°50'53"W 

N89"50'53"W 

S 0°00'0B"W 

N 0°08'58"E 

N89°44'04"W 

N89"44'04"W 

N89" 44'04"W 

S54°28'20"E 

S 0°00'00"E 

S 0°00'00"E 

Existing Half 
Culdesac to be 
vacated and 
relocated 
in Phase 2 

_'\,_ L5 

~ 
3 

DISTANCE 
81.44' 

75.00' 

80.59' 

100.00' 

87.35' 

68.61' 

105.74' 

84.05' 

83.91' 

87.39' 

68.83' 

70.91' 

46.34' 

81.01' 

85.34' 

~ 
~ 

~ -c::: 
a 
>­
==:! 
2§ 

P i5loo•-;-25 bo·-1 

I I I 
I 

I 
I 

I 
I crrn: 

50.00' 

•--

,~, 
- ' 

' ' le 

[50.00', #1] 

I I 
r l I 

I - I 
Portion of Cul de Sac 
created in PP 2017-10 

PAGE 3 OF 7 TENTATIVE SUBDIVISION PLAN· 

KAMM ESTATES PHASE 2 

LOCATION: NE 1/4 OF SECTION 30, T. 4 S. , R 4 W., W_M _ 

C ITY OF MCMINNVILLE, YAMHILL COUNTY, OR 

DATE: SEPTEMBER 22, 2025 

CITY OF MCMINNVILLE DOCKET ---

" 1.r, 

Cypress Meadows 

First Addition 

r-,-, 

~ 
:z_ 

INITIAL POINT CYPRESS MEADOWS 1ST ADD. 
5/8" IRON ROD WI YPC BENT, MARKED 
"TACCHINI PLS 2267" (HELD AS 20' WEST OF DLC LINE & 
AS EXCEPTION OF EAST 20' RESERVED FOR ROADWAY) 

PROPOSED 10' WIDE PVT SEWER AND WATER EASEMEMT (Phase 1) FOR 
/ LOT 1 & FUTURE MIDDLE HOUSING LOT 2 existing house & 

I garage to retain 
Phase 1 (4 lots) utilities are self contained 

f\ 

cl 

---l 

~ 
~ 
u 

\ 

312.02' ) 
N89°50'55"W 262.02' [262.13', #1] 

L15 L17 L18 

concrete ' I 
2 

pad / 

~ I Futura Middle Housing ..-
-

I I i •, UY -1,/:t 
1 ~~ si11 I • 

J: ~ 

/ 

I 
~ ---

~ ~ 

I 

ti: 
0 I z >- frr 

~ L8 ~ N89"51'02"W L10 
~ to be vacated Phase 2 \ 

I 136~.95' IJi I ----!L:!l I L13 

- 0:: 
0 
z 

LOT AREA TOTAL & EASEMENT n \ 
I I EASEMENT I NET I TOTAL 

LOT# SQ. FT SQ . FT SQ. FT 

1 7499.0 7499.0 
Parcel 3, PT2017-10 

Winkler 

·-
'fl I=­
'" 0 ,, 
"' ,, 

I ' 1- 1'11 I 90,00' - 84'T3' - - N89°51'02''W 137.68' -:-
1_J5.00 \ I ,I'-, 

1 

w _ ea.o.eao_SED---20-'-WIDEALLEY- (Phase 2) with mountable curbs see Notes - ~ I'. 
- - - - I ~ - L2t- - - - - ---t20- - - • - - ug--- - --J , , 

106.59' I \ ~ ~ ALK & Bl E .PUE for-Lots Sb &'6"(Phase"2) 
I / I 5' ~, - p 

Newberg Surveying, Inc. 2 12142.5 

3 7911 .6 - 2659.9 
12142.5 

5256.3 
Inst #2025-3069 

Tax Lot: 4430AD-203 

"l 
rn 

Parcel 2, PT 2017-10 ,.... ~ TI ~ shed to be_ -g >. drtvei.t-~1eo 

Cook ~ I I ~['" Proposed remove in 8_ r existing building ' "' I ' l . ~- "ro "J 

Inst. #2025-3024 ~ I I !11 I I jdriveway Phase 2 (") £ .E· N to be rel'no'-'."ed _ 1205 NE Evans 
McMinnville, OR 97128 

(503)-474-4742 (971)-237-1956 Cell 
(503)-474-3752 Fax newberg@viclink.com 

• 

@ 

DI 

0 

YPC 

IR 

IP 

- x-

'#1] 

Legend 
= MONUMENT FOUND, FLUSH TO 0.2' DOWN, 

IN GOOD CONDITION UNLESS OTHERWISE 
STATED. ORIGIN STATED IF KNOWN. 

= 5/8" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838'' SET IN PT 2001-17 

= 518" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT 2017-10 

= 5/8" X 30" IRON ROD SET WITH YPC MARKED 

"NEWBERG LS 2838" 

= YELLOW PLASTIC CAP 

= IRON ROD 

= IRON PIPE 

= EXISTING FENCE 

= EXISTING EASEMENT AS NOTED 

= NEW EASEMENT 

= NEW PROPERTY LINE 

= DATA OF RECORD PER PT 2001-17 

[ , #2] = DATA OF RECORD PER PLAT OF 

CYPRESS MEADOWS FIRST ADDITION 

I X , X , , = PHASE1 

4 6768.6 1804.4 4964.2 
'fl 
q 

5 14058.5 1743.5 

6 7351.6 873.9 

7 31094.2 

12315.0 

6477.7 

31094.2 

'" -~ 
rn 

-N 

'" 

D 202 I I r ~----j--'1 :j -o N N 
Tax Lot: 4430A - " I I' " l 10· PUE ~ "' 

I ~ 1 1 - rREATED Feli;,re-M,dqio Housing- ~~ ~I. I I I 60 OOH--
I I ~ - _ _ THJSSUB. 5 6 existing 20' ~ 

right-of-way easement --"Cc'-- ­
for the benefit of McMinnville 

\:: 
11 

'---- I l l 
------,<f-- 'I 1 'RELOCATED " 

8 

9 

6682.8 6682.B 

6683.4 590.1 
Water & Light per Inst. #20118357 ,-

1 0 00, ,;; DO' 
f-- r:::,_ - _ _ __1_ 90.30'_ 

6093.3 0) 11 I 0 I 
, P / I J I 1CUL DE SAC .; L26 L25 L24 I I 

95.14 _ - ~I Il l IIN PHASE2 \---'----== - .....l--~---= '----.L...----...: 

20.00'...----...--------------:J-- ,, : 

1 

, 'f roPo_se.d _J:;89°44'04'£._ ? 227:15' I I 
McKee Properties, LLC 
Instrument #201318857 
Tax Lot: 4430-300 ff?; 

- ~ - 9316, ,,,-,
1 

1 45.00 drtve_way- _ _ ~~ _ 

__ N89"23'09"WJ ~29'__ - - _ 77 :lj' - ~ - - ,/ / - 3 ·· ·J ·· ·· ·······@······ ·······:········· ········@ FUTURE SEWER ~J / r \ 167.99' t + ---.--\ _JL( ';? / existing CO, sanitary ' ~r~p?sed . FiORCEb MAIN ~1 
existing 1 O' wide utility easement for , 1 .-3/' fl"!anhole to install / dnveWgy fn 
the benefit of Parcels 2 & 3 PT 2017-10 

20
•
00 

,----, ---_ -~ in Phase 2 ~~~~nfu N 

Newberg 

~-
~/ .... ,g 
I t 

({J 

I .s;
0

::::: N \ w 
I 

l/fJ ~ ? ~ - "' f& f;j ~ 
fe l f j -

t i §O'J'ti. 
of>) f ,$ 

<VI LJJ q;-
" Q_ 

I 

1 O' wide sewer easement being reserved A1to/' G~ SHADOW LOT SHADOW LOT remain 
for existing 4" dia. line for Blackberry View ~--,-~ o.. 1°84 Acres: 0.530 Atres, 
Thomas Alfred Gould and Gina Marlene g ,"O / 80164 ·sq ft_ 230(7_8 Sq-.ft. 
Gould Revokable Trust o 10 00' :-- - ~ r; 

~ • 8.f §-~ 
Blackberry View 9 . fl 0: ~ 8 

~ 

L::::I I · I 
~ - f--
'"~"' . ~ 

I 

ti: 
0 

I'" 

nstrument #2023 7338 " 

Tax Lot: 4430AEl-200 I '- ::; ::; 
CookT~ "-~ 

Instrument #200110830 IE pl.Jmp h,ouse to 
>- "' 
0:: " 0 ~ 

"' "' be removed _ Tax Lot: 4430AD-201 
• during Phase2 Paree! 1, PT 2020 1621 

(5 lots,) - ~□ -1,6 Acres. 
71374 3 Sq.ft 

West line 
I Y SF Stagg // I DLC #55 

I 

I 

I 
• • 

• 

Surveying 
L 

S89"17'52"E 1.6·-\·1~ C SWcornerParcelr1 PT2001-17 ---- PROPERTY z r ---------- - -- - - Phase 4 
70.00' \ /7-- S89°23'09"E - =cc 154.63' - S89"23'09"E 136.93' 

- - - - ---,~ S2"06'33"E 1 o oo·T/ SB9°23'09"E 221.60' - -- 69.96' 
S89°23'b9"E - 190.01' , I 

:---?O 1------i 

SCALE: 1" = 40' 

0 40 

~ 

6.77' / [S89"23'09"E 221.60', iii ""l [S89"23'09"E 69.96', #1] 
Proposed 10' wide storm easement from Gould Trust / Proposed 10' wide storm easement created for KAMM ESTATES 

TRUE POB INST #201900562 INSTRUMENT #201900562 HAS BEEN 
- RECORDED WITH COUNTY CLERK 

ESTABLISHING THE NEW PROPERTY LINE 

NUM DELTA ARC RADIUS BEARING )ISTANCE 

C1 83°00'23" 65.19' 45.00' N41 "57'48"E 59.64' 

C2 70°31'28" 18.46' 15.00' S35°25'25"E 17.32' 

C3 41 °34'27" 32.65' 45.00' N49"53'56"W 31 .94' 

C4 59°40'59" 4688' 4500' N 0"43'47"E 44.78' 

C5 53°04'02" 4168' 45.00' N57"06'18"E 40.21' 

[N89°23'09"W 190.01', #1] 

\ I 

= PHASE 2 Proposed driveway widths 18' typical C6 96°58'32" 76.16' 45.00' S47"52'25"E 67.39' 

#1985 



• 

@ 

DI 

0 

YPC 

IR 

IP 

- x -

'#1] 

'#2] 

NUM BEARING DISTANCE NUM 

L1 S 0"09'57"E 74.99' L15 

L2 S 0"10'30"E 24.71' L 16 

BEARING DISTANCE 

N89"50'55"W 81.44' 

N 0"14'41"E 7500' 

PAG E 4 OF 7 TENTATIVE SUBDIVISION PLAN· 

KAMM ESTATES TOPO &AREA 

LOCATION: NE 1/4 OF SECTION 30, T 4 S. , R 4 W., W.M. 

LOT AREA TOTAL & EASEMENT L3 S 0"09'41"E 75.00' L 17 N89"50'55"W 80.59' ~ 
C ITY OF MCMINNVILLE, YAMHI LL COUNTY, OR 

DATE: SEPTEMBER 22, 2025 
TOTAL 

LOT# SQ FT 

1 7499.0 

2 12142.5 

3 7911 .6 

4 6768.6 

5 14058.5 

6 7351 .6 

7 31094.2 

8 6682.8 

9 6683.4 

Legend 

= MONUMENT FOUND, FLUSH TO 0.2' DOWN, 
IN GOOD CONDITION UNLESS OTHERWISE 
STATED. ORIGIN STATED IF KNOWN. 

-------= 51S-X 30'' IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT 2001-17 

= 5/8" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT 2017-10 

EASEMENT I NET L4 N 0"09'39"W 125 39' L 18 
SQ. FT I SQ. FT L5 N89"50'55"W 105.49' L19 

7499.0 LB N89"50'55"W 90.16' L20 
12142.5 L7 S 0"02'24"E 75.01' L21 

2659.9 5256.3 LB S89"51 '02"E 90.32' L22 
1804.4 4964.2 L9 N 0"09'41"W 75.00' L23 
1743.5 12315.0 L 10 S89"51 '02"E 105.49' L24 
873.9 6477.7 L 11 N89"55'53"W 80.91' L25 

31094.2 L12 N89" 45'54"W 80.91' L26 
6682.8 L 13 N89"50'53"W 100.00' L27 

590.1 6093.3 L14 N O"OO'OO"E 74.99' L28 

L29 

N89"50'55"W 100.00' 

N89"50'53"W 87.35' 

N89"50'53"W 68.61' 

N89"50'53"W 105.74' 

S O"OO'OB"W 84.05' 

N 0"08'58"E 83.91' 

N89" 44'04"W 87.39' 

N89" 44'04"W 68.83' 

N89"44'04"W 70.91' 

S54"28'2D"E 46.34' 

S O"OO'OO"E 8101' 

S 0"00'0D"E 85.34' 

-c::: 
a 
>­
==:! 
::;::: 
cw If Pf loo·-i-2s f o·-, 

~ 

I, 

CITY OF MCMINNVILLE DOCKET __ _ 

Cypress Meadows 

First Addition 

INITIAL POINT CYPRESS MEADOWS 1ST ADD. 
5/8" IRON ROD W/ YPC BENT, MARKED 
"TACCHINI PLS 2267" (HELD AS 20' WEST OF DLC LINE & 
AS EXCEPTION OF EAST 20' RESERVED FOR ROADWAY) 

PROPOSED 10' WIDE PVT SEWER AND WATER EASEMEMT (Phase 1) FOR 
/ LOT 1 & FUTURE MIDDLE HOUSING LOT 2 existing house & 

f'\ 

" ,,, 
~ 
::!:, 
:z_ 
--l 

~ 
~ 
u 

I garage to retain 
20' access PUE* easement being created ln Phase 1 for I Ph 1 (4 I ) ·1·1· If · d 
benefit of Lot 4 and Tax Lot 300 and a Sanitary easement over Lot 3 ase ots uti I ies are se conta1ne 
for benefit Lot 4 (the exception per Inst #202001621) _'H+f-- - --- 312.02' 

20.00' ,_ I N89"50'55"W 262.02' [262.13', #1] 
<jl V 

McKee Properties, LLC 
Instrument #201318857 
Tax Lot: 4430-300 

LB LS "' L15 L17 L18 
1 

so.qo• - concrete \ ~ - - - - ::: -""'[ - "''h 
[SO.OD , #1] pa ~ --~ ;::" 0 I .J 

I sae7 3 Sq n 't----..._ ,. ~ 

"-

(EXCEPTION PER VO L 11 PG 943) 

, I ~ 2 ~ " oi • "'s 1 ~'" 
U 0 145 " c, 

1 ~ ~ Futura Middle Housing ~ ~ ;! \ I I 
\ 3 -~ " I/ I I ~ 6045 0 Sq.ft ~ F I ~ 

fr 1---

McKee Properties, LLC 
Instrument #201318857 
Tax Lot: 4430-300 

4 0 
ft>ortion of Cul de Sac BASIS OF ~~, o: :,: 

. teated in PP 2017-10 BEARING \ ~ >-I \I I 

, ~: T~ x1~~ 4430AD-1 ~ _ NB9"51' 1s'oo· - . I <:, I OD' 3 t •be vacated ~ ase 1 - 84-:13' [~ 9"5~ 2": 8: "1~1'02"W ~ 13 137~ ~ l l '' 
'3, \ -;'._ _j. ~ I ~ ,.Jo 

0

.J,s'.c• . /--~f'8QJOflOSED_20'WIDE./l.LLEY ;'. I ) 
(J) - - - 106 5go"ln - - 1 \Ii ~ <n , •• · - • .• - ·-< - L21 L19 ~ \ .. _ , I '"-is.-- -' • \ CJ) ~ r mrne'6;:iiTT<riWC:ie"l"El'ies'l'l'lt,lJ:Fl7iP,i:R'&"illiKf PUE for Lots Sb &6 (Phase 2)L 11x11 ting ~ \ acces 

~ ~ / 1 i ~ r +'"-"W '--,--------+---f------+--- - + --- --------',l \ ;a~elTlert #;8) cr~ ~e• 

I t; °' "u· "' 145 ~'~ ~T-200 -\7 
ni '" I I ' 11 \ t? qe 1"'" u1sheq1 

Parcel 3, PT2017-10 Parcel 2, PT 2017-10 ~ !i' ~i I t_timr th 20•\prita~e 
I\; \ Winkler Cook ..-- I I 11, I ~ N !drive ·1s er ated\ 

0 I I ~ ...J 7,;;,: N - I I 
~ Inst #2025-3069 Inst #2025-3024 I ' I "' ~ 8 ti \ Tax Lot: 4430AD-203 ~ Tax Lot: 4430AD-202 --+--::"b 1 1 CL S Future M1ddl• Hou.,ng ~ .H++-+-+£1D.OOH-
rn (>J w I I .-~ 6 I 

~ _ I ' 7030 < Sq •. ft 7027.9 Sq ft. h I I 

~ 20' wide electrical utility e sement (#7) 
1

t I " 
forMW&L lnst.#2001-183 7 j , J I I L26 L25 L2 I \I I 

I 95.14 11 ',"';------~------------'-:::::::::-----" 4 I t---;;,s,--- - - -----:: • I I 
L [1000' - _rJi~O'_ -

20
• ------------::J V i •-7'~----- - ~ __ S_ "44'04''L 22 . ,-------._ 11 I 

JAooi5m<""",JQl)?Q'- ---lf-"!o--2--c;c;-;o;;:l-t--'9"3"'.1"6'-.. .. -~ -, I J ~ 7- " I -, t j N89"23'09"W j 90.29' 77.7 ' ,( -; U •• ••• ••• •••• •• ·@······· ············ ········ ··@ - .!!" 7 ?)' I/ 
A t - \ - - - 1 67.99' \'7 - - ~, c-- '+=+--\ /; ~~~ t~ 'G, ~1· / Westline 

½ 10' wide utility easement for 
7
.s, ~ . . ~- I l s.F. Stagg 

:; I TL203 & 202 created in PP 2017-10 0'"-------+-J existing 1 /,/ DLC #SS 
::t; ~ \\ 1 o• wide sewer easement being reserved A ,:'.;Y'- G~ 8 DOW LOT horn~ to ~ } 

~ ~ - - - for existing 4" dia. line for Blackberry View ~----'""':-- HA SHADOW LOT remain o:: . 
({J \ Thomas Alfred Gould and Gina Marlene g / 8016.4 Sq ft_ 23077.8 Sq.ft. t: 

/ 
0" rv W Gould Revokable Trust o 10.00, --

~ 

',. 

= 5/8" X 30" IRON ROD SET WITH YPC MARKED 

"NEWBERG LS 2838" 

I cf ><~ . 0.184 Acres. O 530 Acres V o 

.s;; ,..._ 01 o C0 ---~--l_ I IP/{] 01 I"' - 9 ----, - / ~--~~~ f--
/ ft5 § ~ ~ ~- ~- Blackberry View 8 '"--------'"'" o::: 

± ; f & \ nstrument #2023 7338 Cook T ~ -

\ 
= YELLOW PLASTIC CAP 

= IRON ROD 

= IRON PIPE 

= EXISTING FENCE 

= EXISTING EASEMENT AS NOTED 

= NEW EASEMENT 

= NEW PROPERTY LINE 

= DATA OF RECORD PER PT 2001-17 

= DATA OF RECORD PER PLAT OF 

CYPRESS MEADOWS FIRST ADDITION 

Newberg 

~ ) 

_h
1 

s"':/ \ Tax Lot: 4430AEl-200 :r ;; iJ 145 ----~ Instrument #200110830 

0R/ ff \ b:: ~ cu Tax Lot: 4430AD-20~ 
!;J I i,; <l' ~ ~ , Parcel 1 PT,?f20 162 

'; S89' 17'5,2"E 1 6'\t c ~w corner Parcel 1 PT 2001-1~----_P~Clf'~R_T_Y_ ----- - - - --,. - ---~~- ~~- ~ -~~- ( 5 lot~ ) ~1cr;~ft. 

L _ 2(J.OQ__ _ __J__-- S89"23'09"E r 154.63' f S '09"E ~5 136.93' S89"23'D9"E 
1 5 

-.______; 190.01' 
. - S2"06'33"E 10 OO'_J S89"23'09"E 221.60' - - 69.96' -

6.77' [S89"23'09"E 221.60', 1/ [S89"23'09"E 69.96', #1] 

~ ---------._ TRUE POB INST #201900562 INSTRUMENT #201900562 HAS BEEN 
- -- -- RECORDED WITH COUNTY CLERK REG!STERELJ 

PROFESSIONAL ESTABLISHING THE NEW PROPERTY LINE 

LAND SURVEYOR 

[N89°23'09"W 190.01', #1] 

rt 
140 , I I I 

:---?Oi-----i 

, . 
• 

\' 
I X < X ,. I = PHASE 1 

C>fCJ 
Surveying OREGON 

Newberg Surveying, Inc. 

= PHASE 2 SCALE: 1" = 40' 

0 40 

~ 

JUNE 30, 1997 
JOHN G. NEWBERG 

2838 

RENEWS 12-31-2026 

1205 NE Evans 
McMinnville , OR 97128 

(503)-474-4742 
(503)-474-3752 Fax 

(971)-237-1956 Cell 
newberg@viclink.com #1985 



NUM 

L1 

L2 

L3 

L4 

LS 

L6 

L7 

LB 

L9 

L 10 

L 11 

L12 

L 13 

L14 

BEARING PISTANCE NUM BEARING P ISTANCE 
S 0"09'57"E 74.99' L15 N89"50'55"W 81.44' 

S 0"1 0'30"E 24.71' L 16 N 0"14'41"E 75.00' 

S 0"09'41"E 75.00' L 17 N89"50'55"W 80.59' 

N 0"09'39"W 125.39' L 18 N89"50'55"W 100.00' 

N89"50'55"W 105.49' L 19 N89"50'53"W 87.35' 

N89"50'55"W 90.16' L20 N89"50'53"W 68.61' 

S 0"02'24"E 75.01' L2 1 N89"50'53"W 105.74' 

S89"51 '02"E 90.32' L22 S O"OO'OB"W 84.05' 

N 0"09'41"W 75.00' L23 N O"OB'SB"E 83.91' 

S89"51 '02"E 105.49' L24 N89" 44'04"W 87.39' 

N89"55'53"W 80.91' L25 N89"44'04"W 68.83' 

N89"45'54"W 80.91' L26 N89" 44'04"W 70.91' 

N89"50'53"W 100.00' L27 S54"28'20"E 46.34' 

N O"OO'OO"E 74.99' L28 S O"OO'OO"E 81.01' 

L29 S O"OO'OO"E 85.34' 

PAGE 5 O F 7 TENTATIVE SUBDIVISION PLAN: 

t . 
0 Storm manhole 

RIM: 143.64' 
IE IN (14" N): 136.91' 

~ IE IN (10" NW): 137.45' 
~~ IE OUT (16" E): 136.85' 

Sanitary manhole fi1 ~ ss 
RIM: 143.70' . 
IE IN (8" N) 139.58' 
IE IN (8" S): 139.63' 
IE IN (8" NW): 139.78' _ 
IE OUT (8" E) : 139.55 ~ 

C h [oo·-42s bo·-

1 r 

~ 

Cypress Meadows 

First Addit ion 

LOT AREA TOTAL & EASEMENT 

TOTAL EASEMENT NET 

LOT# SQ. FT SQ. FT SQ. FT 

1 7499.0 7499.0 

2 12142.5 12142.5 

3 7911.6 2659.9 5256.3 

4 6768.6 1804.4 4964.2 

5 14058.5 1743.5 12315.0 

6 7351.6 873.9 6477.7 

7 31094.2 31094.2 

8 6682.8 6682.8 

9 6683.4 590.1 6093.3 

INITIAL POINT CYPRESS MEADOWS 1ST ADD. 
5/8" IRON ROD W/ YPC BENT, MARKED 
"TACCHINI PLS 2267" (HELD AS 20' WEST OF DLC LINE & 
AS EXCEPTION OF EAST 20' RESERVED FOR ROADWAY) 

PROPOSED 10' WIDE PVT SEWER AND WATER EASEMEMT (Phase 1) FOR 
Sanitary manhole ( LOT 1 & FUTURE MIDDLE HOUSING LOT 2 

1" 

KAMM ESTATES UTILITIES 

l
G=;' 

~ 
z 
--J 

[D 

LOCATION : NE 1/4 O F SECTION 30, T. 4 S., R 4 W, W.M. 

C ITY O F MCMINNVILLE, YAMHILL COUNTY, OR 

DATE: S EPTEMBER 22, 2025 

C ITY OF MCMINNVILLE DOCKET __ _ 

Lot 1 Existing Utilities: 
Electrical overhead is existing and will remain 
Existing Septic tank and drainfield will be replaced in Phase 1, 

current lines cross lots 2, 3, 4 . 
Existing water well and power will be decomissioned in Phase 

1. 
Existing storm drains to Cypress and will remain as such 
Lot 7 Existing Utilities: 
Electrical overhead is existing and will remain 
Existing Septic tank and drainfield wi ll be replaced in Phase 2. 
Existing water is provided from City off Cypress, no change. 
Existing Storm drains to Cypress and will remain as such. 

• . . RIM 144.16' ( 
20' access PUE easement being created 1~ Phase 1 for I IE 8" IN S: 140.17'p . . . • d 
benefit of Lot 4 and Tax Lot 300 and a Sanitary easement over Lot 3 IE 

8
,, OUT N: 

140
_~:pase 1 (4 lots) ut1ht'.es are self contame 

i~ Storm manhole 
RIM: 142.40' 
IE IN W 137.24' 
IE IN S 135.28' for benefit Lot 4 (the exception per Inst. #202001621) lJ-c~H----- 312-02 ~---~--:-=~-- / I \ \ 

FUTURE WATER II N89"50'55"W 262.02' 1262.13', #1] 2
0.00' 

1 
L6 MAIN EXTENSION LS ~ _ L1S :: _L1 ~ ~ ~ _ _ _ _ _ L_:18 _ :: "' ~ -r-; 

\ SO.PO' concrete \ 00 ~ Sanitary manhole 

IE 18" INN: 134.88' 
IE 18" OUT E: 134.73' 

McKeePrope rties , LLC - - ------- -- - ------ - I _, _ IEB" INW13B.1 3' 
I [SO.o1·· #1] pad ,;: 0 RIM 142.32 

It 1# 201 3 18857 I 2 Overheadpowerandpole g,'· _ i:g, IEB"OUTE 13654, 
ns rumen I to be removed Phase 1 1 ~ · "' 

Tax Lot: 4430-300 r r 1,,, r pump house ~ ~ Future Middle Housing 0
" ~ ~ S S - Sanitary manhole 

(EXCEPTION PER VOL 11 PG 943) " - to be removed ~ • i'= '" 

1 
__ /'t-<---= RIM: 142.30, 

4 existin s tic Portion of Cul de Sa ,..,,,, ""--------- ~ - - a:: :c . IE 8" IN W: 139.30' 
drain field created in PP 2017-10 ----sAs is OF existl g septic ~ ~ Storm catch b~s1n , IE 8,. INN: 138_48, 

Tax Lot: 4430AD-100 - ---~ I to be vacated Phase 1 BEARING dtain ield serves Lot 1 ~ ~ TOP GRATE. 142,-09 IE 8" OUT E: 138.39' 
• [N89"51'02"W 1] z IF OIJT F 1S7 49 

~ LB N89"51 '02"W L 10 1 I 36 .95' 1' L 13 

20' wide electrical utility easement (#7) 
for MW&L lnst.#2001-18357 

I - ss :s - ;.90:flO' ,' ':· ,' -, ,· 84.13' -- ---- N89°51 '02"W 137.68' -
I'·, \ FUTURE _ _ _ _ 

15
•
00 l" _ ,;.c-L--2 .• ;/ ·: - ROPROSED 20'.:"'IDE ALLEY _ 

WATER METERS ~ 106 59' I ; I ;,: "' . . . L2r c20 L 1g-- 11 1
.\ 1 • / ~ : .• .. -· .- '-J:L. ALK&BIKE PUEJorLots5b&6(Phase2) 

< ~ FUTURE HYq_. :--..__ o

1 
existing bu11di 1 

o:! OJ I ] ' • 
\ Parcel 3, PT2017-1 0 ni ~ I I 1

1 
:r l to be remo~ed 

(/) Winkler Paree! 2, PT 2017-10 ~ I I J1 I in Phase 2 M 
N 
~ ~ 

existing building 
V to be removed _ 

/'] in Phase 2 ~ 
c-­

• 

@ 

5 
Future Middle Housing 

6 

~ \ Inst. #2025-3069 Cook 
1
1 :::; 10· PUE 

1 Tax Lot: 4430AD-203 - Inst # 2 025- 3024 I I L CREATED 
~ \ ~ Tax Lot: 4430AD-202 I ~ THIS SUB. 

L,0.001-t-~ t--+-c---t-- ' u 

McKee Properties, LLC 
Instrument #201318857 
Tax Lot: 4430-300 

vJ W I ....._ 
~ = I "' 

1\ -+---- 8 , /l I " 
L25 ~ ~ .1<\'_ 0 , I 1!1 L26 

I _10 00' - _f
5

~i·30'_ - 20 00' i 45 00' \ ~-- S89"44 '04"E -- 7 
j N89"23'09"W \ 90.29' O' / (j • ! .... ........ ® ........ .... .. ............ .. .. . ® 

;._ - - - - - - , - - - _ -1-~ 1\-\ ~ / 1
' / 1 j FUTURt= SEWER 

/ \\ 
167

•
99 

-:- / _:.;),/ Sanitary manhole / l FORCED MAIN 
"'I \\ 20.00 1A..'"7" to be installed f ...._ X ,CY 

~ · t ' Phase2 , f 
:?/ ~ 1 O' wide sewer easement being reserved 0~ 

f' ~--- for existing 4" dia. line for Blackberry View .::;::;;:;:::;;i;;=; / 
I 8/ t Thomas Alfred Gould and Gina Marlene g _ ~ / 

I JJ "- N W Gould Revokable Trust o 10.00' --- --
.s; ...._ U1 0 <:') 

i.?;, 
SHADOW LOT 
0.184 Acres 
8016.4 Sq.ft. 

SHADOW LO 
0.530 Acre: • 

23077 8 Sqlft 
existing septic 
drain field Newberg i!'"> ~ \\ "' -I 1,'° ,ft ~ '" Blackberry View 9 8 

L24 

227.15' 

I-
f j 
N 

"' " m 
N 

I 
~ 
0: 
0 

'-; ii": 

~ i'= ---,.,," a:: 

s / / ~ " ~-~ n strument #2023 7338 

,;,
1 

;;,,;! I\ Tax Lot: 4430AD-200 I I '-~ ~~ ~ ~ m 
:::; :::; 

CookT~ ' ~ 
Instrument #200110830 ~ 

~ ·!:? " ' a:: -.::t 

0 I ,jj !;; \I O c-f:; 0. z 

PROPERTY 

m 
"' 

r Phase 4 □ 

Tax Lot: 4430AD-201 

1

/f westline 
S.F. Stagg 

· DLC#SS 

I 

Iii 

0 

YPC 

IR 

IP 

- x -

_ ., _ 

1r: '#1] 

' #2] 

= MONUMENT FOUND, FLUSH TOO 2' DOWN, 
IN GOOD CONDITION UNLESS OTHERWISE 
STATED. ORIGIN STATED IF KNOWN. 

= 5/8" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT2001-17 

= 5/8" X 30" IRON ROD WI TH YPC MARKED 

"NEWBERG LS 2838" SET IN PT2017-10 

= 5/8" X 30" IRON ROD SET WI TH YPC MARKED 

"NEWBERG LS 2838" 

= YELLOW PLASTIC CAP 

= IRON ROD 

= IRON PIPE 

= EXISTING FENCE 

= EXISTING EASEMENT AS NOTED 

= NEW EASEMENT 

= NEW PROPERTY LINE 

= DATA OF RECORD PER PT 2001-17 

= DATA OF RECORD PER PLAT OF 

CYPRESS MEADOWS FIRST ADDITION 

Surveying 
SCALE 1" = 40' 

"'; 1.6'-l~~ swcornerParcel 1 PT2001-17 

L _ s
89;66°6·2"E_ ~ - ---~89~23;~.;; -- r - - -----154~6-;:- - ----- - r -s~;";309:E 136.93' 

. - S2"06'33"E 1DOO'j- S89"23'09"E 221.60' - - 6996' -
6 77' IS89"23'09"E 221 60' , #1]. ·-; [S89"23'09"E 69 96' , #1] 

(5 lot~) 
S89°231J9"E 

Parcel 1, PT 2020 1621 
1.6 Acres. 

71374.3 Sq.ft 

190.01' I 

~\~ 
I X' X J = PHASE 1 

l = PHASE 2 

0 40 

~ Proposed 10' wide storm easement from Gould Trust / Proposed 1 O' wide storm easement created for KAMM ESTATES 

TRUE POB INST. #201900562 

REGISTERED 
PROFESSIONAL NUM DELTA ARC RADIUS BEARING ) !STANCE 

LAND SURVEYOR C1 83°00'23" 65.19' 45.00' N41 "57'48"E 59.64' 

Newberg Surveying, Inc. C2 70°31'28" 18.46' 15.00' S35"25'25"E 17.32' 

C3 41 "34'27" 3265' 4500' N49"53'56"W 31 .94' 
1205 NE Evans C4 59"40'59" 46.88' 45.00' N 0"43'47"E 44.78' 

McMinnville, OR 97128 OREGON 
cs 53"04'02" 41 .68' 45.00' N57"06'1 B"E 40.21 ' 

(503)-474-4742 (971 )-237-1956 Cell 
JUNE 30, 1997 

C6 96°58'32" 76.16' 45.00' S47"52'25"E 67.39' JOHN G. NEWBERG 
(503)-474-3752 Fax newberg@viclink.com 2838 

RENEWS 12-31-2026 

[N89"23'09"W 190.01', #1] 

INSTRUMENT #201900562 HAS BEEN 
RECORDED WITH COUNTY CLERK 
ESTABLISHING THE NEW PROPERTY LINE 

I 

ELECTRICAL LEGEND 

[',I] = NEW VAULT 

Ill 

III 

• 

= NEW TRANSFORMER 

= EXISTING TRANSFORMER 

= EXISTING JUNCTION BOX 

e = NEW JUNCTION BOX 

= EXISTING PRIMARY POWER 

= NEW PRIMARY POWER 

= EXISTING SECONDARY POWER 

= NEW SECONDARY POWER 

#1985 



NUM BEARING 

L1 S 0°09'57''E 

L2 S 0°10'30"E 
LOT AREA TOTAL & EASEMENT L3 S 0"09'41"E 

TOTAL EASEMENT I NET L4 N 0"09'39"W 
LOT# SQ. FT SQ. FT SQ. FT L5 N89"50'55"W 

1 7499.0 7499.0 L6 N89"50'55"W 
2 12142.5 12142.5 L7 S 0"02'24"E 
3 7911.6 2659.9 5256.3 L8 S89"51 '02"E 
4 6768.6 1804.4 4964.2 L9 N 0"09'41"W 
5 14058.5 1743.5 12315.0 L 10 S89"51 '02"E 
6 7351 .6 873.9 6477.7 L 11 N89"55'53"W 
7 31094.2 31094.2 L12 N89"45'54"W 
8 6682.8 6682.8 L13 N89"50'53"W 
9 6683.4 590.1 6093.3 L14 N 0"00'00"E 

DISTANCE NUM BEARING DISTANCE 
74.99' L15 N89°50'55"W 81.44' 

24.71' L 16 N 0"14'41"E 75.00' 

75.00' L 17 N89"50'55"W 80.59' 

125.39' L 18 N89"50'55"W 100.00' 

105.49' L 19 N89"50'53"W 87.35' 

90.16' L20 N89"50'53"W 68.61' 

75.01' L21 N89"50'53"W 105.74' 

90.32' L22 S 0"00'08"W 84.05' 

75.00' L23 N 0"08'58"E 83.91' 

105.49' L24 N89" 44'04"W 87.39' 

80.91' L25 N89"44'04"W 68.83' 

80.91' L26 N89" 44'04"W 70.91' 

100.00' L27 S54"28'20"E 46.34' 

74.99' L28 S 0"00'00"E 81.01' 

L29 S 0"00'00"E 85.34' 

~ -c::: 
a 
>­
==:! 
2§ 

P 2sloo·-,-2s bo·-, 
C' 

Cypress Meadows 

First Addition 

PAGE 6 OF 7 TENTATIVE SUBDIVISION PLAN EASEMENTS FOR: 

KAMM ESTATES EASEMENTS 
LOCATION: NE 1/4 OF SECTION 30, T 4 S., R. 4 W., W.M. 

CITY OF MCMINNVILLE, YAMHILL COUNTY, OR 

DATE: SEPTEMBER 22, 2025 

C ITY OF MCMINNVILLE DOCKET __ _ 

INITIAL POINT CYPRESS MEADOWS 1ST ADD. 
5/8" IRON ROD W/ YPC BENT, MARKED 

f\ 
'TACCHINI PLS 2267" (HELD AS 20' WEST OF DLC LINE & 

" ,_,, 
c,-, 

~ 
:z_ 
--l 

I 
AS EXCEPTION OF EAST 20' RESERVED FOR ROADWAY) 

PROPOSED 10' WIDE PVT SEWER AND WATER EASEMEMT (Phase 1) FOR 

~ 
~ 

1 / LOT 1 & FUTURE MIDDLE HOUSING LOT 2 existing house & u 
20' access PUE* easement being created in Phase 1 for I I garage to retain 

cl 
benefit of Lot 4 and Tax Lot 300 and a Sanitary easement over Lot 3 Phase 1 (4 lots) utilities are self conta~ined 
for benefit Lot 4 (the exception per Inst #202001621) \ 312.02' ) 

20 00' --1--- H-t----~ N89°50'55"W 262.02' [262.13' , #1] 
c------ ----- -------- ~-------------------~ ·- -!-----=L"6----1-- - --- -----=L.::'_____ I " I I 1i:: I ~, ' •<> 

' 

, , 

I i •, UY -1,/:t 
: 

REGISTERED 

PROFESSIONAL 

LAND SURVEYOR 

OREGON 
JUNE 30, 1997 

JOHN G. NEWBERG 
2838 

RENEWS 12-31-2026 

McKee Properties, LLC 
Instrument #201318857 
Tax Lot: 4430-300 
(EXCEPTION PER VOL 11 PG 943) 

I •-- [50.00 , #1] pad / 

c; 

II 11111 50.~0' 1 1 concrete I 1 
/ I I / I 

IG) I 2 
- - I ~ I Futura Middle Housing 1 ~~ si

11 I • 
c: v p ,.,, Ill I II 1- , '2 lcDI~, 

..-- J: ~ 
ti: 4 I I 

Tax Lot: 4430AD-10O 

~~~~~•"~W~L~10~_ I c.l 11111 I I 136~ 95' IJ,1 I 
I 12 

N89°51'0: 

~ 

BASIS OF 
BEARING 

[N89°51'02"W, #1] 
L12 

~ 

I 

L 13 
11' - I , 1- Tl ' - 90,00' .- '' < , , 84.13' - =- N89°51'02' 'W 137.68' 
f \:< \ Parcel 3,_ PT2017-10 _ _ _ _ 1-=10□_ _ 1 

iz, ;U ,.~;:_,,t :::c,~.-:\:,, ,_\ ,_ 15.00 PROPROSE_D 20' W~E ALLEY (Phase 2) 

0 I z >-
- 0:: 

0 
z 

~ 

I 
Winkler ~ @ 106.59, I \ I J ,? ~ ~ : • •• •• ---t20 - ug--

lnst. #2025-3069 .; 20' wide electrical utility easement / "CS ~ '¢ :· -· . .. . _. ·,. _ALK & BIKE A PUE for Lots Sb & 6 (Phase 2) 
I a, --+-- oa s:::t P7'+-. +--'-".,~>r:cc--= :-::-t-----+- + - --------lf---- ----- ---1 r Tax Lot: 4430AD-203 t;; forMW&L lnst.#2001-18357 - ~ I 5J ~XTSTING ,-~ 

\ n\ ,ll I I ~ l __._~ 10' PVT SAN 
20' wide access and utility easement for the ~ U ~i .-- J=ASEMENT 

N 

frr 
I' ® 
existing 15' access 
easement created 
in PT-2001-17 
to be extinguished 

Newberg Surveying , Inc. 
I\; \ benefit of Parcels 1 &3 subject to existing 20' ..-- I I 1/ I I I r PER pp 2017-1 o 

1 

M 
N 
~ <-4 easement described in Inst. #20118357 3 I ~'11 1 II r-.:i l 10' PUE ~---+'1 _--1, 

t:, \ -;; Parcel 2, PT 2017-10 ~ I I rREATED 5 Future Middle Hou~ng 

'.:: SJ 
at time the 20' private 
drive is create.d. 

~1-I I I j 6000H--1205 NE Evans 
McMinnville, OR 97128 

n\ '" Cook I "' ~ THIS SUB. 
~ Inst. #2025-3024 ~ 1 

1 --....___ 6 
(503)-474-4742 
(503)-474-3752 Fax 

(971)-237-1956 Cell 
newberg@viclink.com 

i\ Tax Lot: 4430AD-202 7 -t- ,i I I c_, " 
~ ® 9s.14• . a l / I Ji, ' L26 L25 L24 

• 

@ 

1111 

0 

YPC 

IR 

IP 

-X-

' #1] 

'#2] 

I x , x J 

Legend \\ © ,;oo· - - - =".'- ~ I : , \ 
L [ 1000' _J_ 9030'_ - 2000:.--~ , J ,::' ,r j ) ~~4-5._00' .. I __ S§9°44'04''L ~ 7 227,15' (j) 

t l~ Nis8"9""'2"3'"'09"'"ww1j" 90".2"'9'' - ---1i-=----c;c77;c:_7,;o0c-, ell--~ "®-:'-"'-..-=• ,c .,,7/ ® u ................. @ .... .. ...... .. ....... .. .. .... .. , FUTURE.SEWER- I;::-_,.,. ,,, = MONUMENT FOUND, FLUSH TO 0.2' DOWN, 
IN GOOD CONDITION UNLESS OTHERWISE 
STATED. ORIGIN STATED IF KNOWN. 

= 5/8" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT 2001-17 

McKee Properties, LLC 
Instrument #201318857 
Tax Lot: 4430-300 

/ \j 167.99' C + ~ -\ / ! FORCED .,AIN 
fy ~ m.oo / 

::t/ c! \\ 1 o• wide sewer easement being reserved c~ 
existing 
home to 

~I 
~ 
N 

West line 
I Y SF Stagg 
/ / I DLC #55 

= 5/8" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT 2017-10 

= 5/8" X 30" IRON ROD SET WITH YPC MARKED 

"NEWBERG LS 2838" 

= YELLOW PLASTIC CAP 

= IRON ROD 

= IRON PIPE 

= EXISTING FENCE 

= EXISTING EASEMENT AS NOTED 

= NEW EASEMENT 

= NEW PROPERTY LINE 

= DATA OF RECORD PER PT 2001-17 

= DATA OF RECORD PER PLAT OF 

CYPRESS MEADOWS FIRST ADDITION 

= PHASE 1 

= PHASE 2 

Newberg 

Surveying 
SCALE 1" = 40' 

0 40 

~ 

!J! >< ~ --- for existing 4" dia. line for Blackberry View ~--,-~ / 
I j ~ Thomas Alfred Gould and Gina Marlene g / 

/ 
0" N W Gould Revokable Trust. o 10.00' -- - ~ 

.s;;,..._ 01 0 C0 

jp /{] 01 I 0, -
I ft5§ ~ ~ ~ - ~ - Blackberry View 

~ / f j \ nstrument #2023 7338 
if?; .!?'~ Tax Lot 4430AEl-200 I ;... 

• .::::i 0 CO 
~ a$ >- ~ 
" ! ,/f' \ " ~ <V ~ 0 

'; s 89, 17'52 .. E 
1 6·-t c:~~~:~~:~~~ 1 

~:~~~~
1
~---- PROPERTY: __ Phase 4 

9 
::; 
"' 

8 
::; 
a, 

SHADOW LOT 
0.184 Acres. 
8016.4 Sq ft 

(5 lot~) 

SHADOW LOT 
0.530 Acres 

23077.8 Sq ft. 

remain 

~ 

I 

ti: 
0 

I'" 

I . '° ~ 
Cook T ~ ----,c_lE 

Instrument #200110830 

Tax Lot: 4430AD-201 
Parcel 1, PT 2020 1621 

1.6 Acres. 
71374.3 Sq.ft 

I 

I 

I 

L _ 2(l.0Q'_ _ JJ__-- S89°23'09"E 1/r -- 154,63' f S89"23'09"E 136,93' ----

• - s2°06'33"E 10.00'_r S89°23'09"E 221.60' - - 69.96' 
S89"23'b9"E 190,01' , I 

:---?O 1------i 

NUM 

C1 

C2 

C3 

C4 

cs 

C6 

[N89°23'09"W 190.01', #1] 6.77' [S89"23'09"E 221.60', #1] ··~1 [S89°23'09"E 69.96', #1] 
Proposed 10' wide storm easement from Gould Trust / Proposed 10' wide storm easement created for KAMM ESTATES 

TRUE POB INST #201900562 INSTRUMENT #201900562 HAS BEEN RECORDED WITH COUNTY CLERK ESTABLISHING THE NEW PROPERTY LINE 

DELTA ARC RADIUS BEARING 
83"00'23" 65.19' 45.00' N41 "57'48"E 

70"31'28" 18.46' 15.00' S35"25'25"E 

41 "34'27" 32.65' 45.00' N49"53'56"W 

59"40'59" 46.88' 45.00' N 0"43'47"E 

53"04'02" 41.68' 45.00' N57"06'18"E 

96"58'32" 76.16' 45.00' S47"52'25"E 

DISTANCE G) 
59.64' 

17.32' iv 
31.94' 

® 44.78' 

40.21' © 
67.39' 

® 

EASEMENT LEGEND FOR INSTRUMENT REFERENCE 

10' PUE Inst.# 2001-0679 Johnson to Kamm 

20' PUE Inst. # 2001-18357 Kamm to MW&L 

15' Access & Utility created in PP 2001-17 

® 
(j) 

® 
10' PVT. Inst.# 2017-13334 created with PP 2017-10 

20' PUE Access & Utility created in PP 2017-10 for Parcels 2&3 

Restrictive Covenant to Waive Remonstrance lnst.#200106751 

20' Access and utility easement for Parcels 2 & 3 and fire truck turnaround 
created in Partition 2017-10 

5' PVT. utility easement for Parcels 1 &2 per Inst.# 2017-13334 created with PP 2017-10 

, . 
• 

\I 

#1985 



NOTE: Street tree plan will be porviced with final plat. 

Tree retention plan will be provided with layout 
of street and uitlity easements with erosion plan 
prior to start of excavation. 

NUM 

L1 

L2 

L3 

L4 

BEARING DISTANCE 

S 0°09'57"E 74.99' 

S 0"10'30"E 24.71' 

S 0°09'41"E 75.00' 

N 0"09'39"W 125.39' e apple tree to remove cyprus tree to keep LS N89"50'55"W 105.49' 

walnut tree to remove 

walnut tree to keep 

cherry tree to keep 

L6 N89"50'55"W 90.16' 

L7 S 0°02'24"E 75.01' 

LB S89"51'02"E 90.32' 

L9 N 0"09'41"W 75.00' 
cyprus tree to keep L 10 S89"51'02"E 105.49' 

L 11 N89"55'53"W 80.91' 

L 12 N89"45'54"W 80.91' 

L 13 N89"50'53"W 100.00' 

L 14 N O"OO'OO"E 74.99' 
sequoia tree to keep 

20' access PUE* easement being created in Phase 1 for 
benefit of Lot 4 and Tax Lot 300 and a Sanitary easement over Lot 3 
for benefit Lot 4 (the exception per Inst. #202001621) 

NUM BEARING 

L 15 N89"50'55"W 

L16 N 0°14'41"E 

L17 N89"50'55"W 

L 18 N89"50'55"W 

L 19 N89"50'53"W 

L20 N89"50'53"W 

L21 N89"50'53"W 

L22 S O'OO'OB"W 

L23 N 0"08'58"E 

L24 N89°44'04"W 

L25 N89°44'04"W 

L26 N89" 44'04"W 

L27 S54"28'20"E 

L28 S O"OO'OO"E 

L29 S O"OO'OO"E 

DISTANCE 

81 .44' 

75.00' 

80.59' 

100.00' 

87.35' 

68.61' 

105.74' 

84.05' 

83.91' 

87.39' 

68.83' 

70.91' 

46.34' 

81.01' 

85.34' 

~ -c::: 
a 
>­
==:! 
2§ 

P isloo·-;-2s bo·-, 

r 

Cypress Meadows 

First Addition 

PAGE 7 OF 7 TENTATIVE SUBDIVISION PLAN· 

KAMM ESTATES TREE LOCATIONS 

LOCATIO N: NE 1/4 O F S EC TION 30, T 4 S., R. 4 W. , W.M. 

C ITY O F MCMINNVILLE, YAMHILL COU NTY, OR 

DATE: SEPTEMBER 22, 2025 

CITY OF MCMINNVILLE DOCKET 

INITIAL POINT CYPRESS MEADOWS 1ST ADD. 
5/8" IRON ROD W/ YPC BENT, MARKED 

f'\ 
'TACCHINI PLS 2267" (HELD AS 20' WEST OF DLC LINE & 

---

" ,,, 
C'") 

~ 
z 
---l 

I 
AS EXCEPTION OF EAST 20' RESERVED FOR ROADWAY) 

PROPOSED 10' WIDE PVT SEWER AND WATER EASEMEMT (Phase 1) FOR 

~ 
~ 

1 / LOT 1 & FUTURE MIDDLE HOUSING LOT 2 existing house & 

I 
I garage to retain 

Phase 1 (4 lots) utilities are self contained 
312.02' cl 

u 

L6 LS "' _ L 15 L 17 _ _ Lj8 c ~ 
20.00' I N89°50'55"W 262.02' [262.13', #1] / I~ 

1 11 50.qo• concrete &-·""" 

McKee Properties, LLC 
Instrument #201318857 
Tax Lot: 4430-300 c; r 

"' 

I [50,00 , #1] pa ~ --~ ;c" 0 

I 
1 2 ~:'1'11 ~· -~ 1 • 

,!;J u-i ~ 1 r I co Futura Middle Housing 1 I'- 's:t 

•·· 

REGISTERED 
PROFESSIONAL 

LAND SURVEYOR 

(EXCEPTION PER VOL 11 PG 943) 

4 3 
Tax Lot: 4430AD-100 

I .... ::i _l ::c l'-

~ortion of Cul de Sac r 
created in PP 2017-10 ~-, 15 :r: 
tf be vacated Phase 1 ~ ~. 

~ -,,,, 
,,, 
C 
C 

le I} 
I 36~,95' ( IJi ===!L:!l , ,,fil, L13 

2 
~ LB ~ N89°51'02"W L10 

OREGON ·-
JUNE 30, 1997 

JOHN G. NEWBERG 
2838 

LOT AREA TOTAL & EASEMENT 1i1 
l 

15100, 1- 't7 1 90,00· <' < ·--~ P 84.13', 137.68' - -

~ - - - 106,59" _J - - 1 \ I / I ~ ~ oc'.'t~,.,,.c,c""· L2r=-80£'ElOSED. 20'WIDE.A PUEforLot~ ~1:;(Phase2)-

LOT# 
RENEWS 12-31-2026 

1 

2 

Newberg Surveying, Inc. 3 

4 
1205 NE Evans 

McMinnville, OR 97128 
5 

6 
(503)-474-4742 (971 )-237-1956 Cell 7 
(503)-474-3752 Fax newberg@viclink.com 8 

• 

@ 

DI 

9 

Legend 

= MONUMENT FOUND, FLUSH TO 0.2' DOWN, 
IN GOOD CONDITION UNLESS OTHERWISE 
STATED. ORIGIN STATED IF KNOWN. 

= 5/8" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT 2001-17 

= 518" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT 2017-10 

TOTAL EASEMENT NET 

SQ. FT SQ. FT SQ. FT 

7499.0 7499.0 

12142.5 12142.5 

7911.6 2659.9 5256.3 

6768.6 1804.4 4964.2 

14058.5 1743.5 12315.0 

7351.6 873.9 6477.7 

31094.2 31094.2 

6682.8 6682.8 

6683.4 590.1 6093.3 

McKee Properties, LLC 
Instrument #201318857 
Tax Lot: 4430-300 

J::> ~ v .;.· i Parcel 2, PT 2017-10 a:, ~ 1, ~ v ~·'+·+"-'-i,,L-----t
9
-x-is-ti-ng- bu-l/-ld-in-+- --.C..,'fr\,<iJ',',,~ 

Parcel 3, PT2017-10 rn Cook M I I ~ ~ l L __., to be removed 

Winkler Inst #2025-3024 ~ I i1I r : I during Ph a'se 2 M 

Inst #2025-3069 Tax Lot: 4430AD-202 I " i , ' ~ 10' PUE I 'j 

Tax Lot: 4430AD-203 ~ I .J I l I I l rREATED 
'" 1 ~ THIS SUB. 5 
~ ~ I I --....___ 

~ i- :11 r, " 0 I )II I ---..r 
_ _ 95,14' __ g I / 'i' 

1 

L26 L25 

[ 10.00' _r5Ji~O' 2000:,_.___.-J . : , \ __ S§9°44'04"E 7 
- - - _ ' - - ~ - 9316' ,cl I 45.00 - -

)\ j N89°23'09"W j 90.29' 77.70' , - - ,(:'..c , 3 '"") """" ""® """""" " " '""""" " ' ' . 

~ - - - - - - - - - ..L 1- - _ -t-.--\ .J ' '" , ~ , FlJTURESEWER / t 167•99' L , ~, ; ,-..,1,11,, ! FORCED MAIN 
_ 

1
\ 10' wide utility easement for TL 203 & 202 20_00, 1 ~,{3/' 

;f? / created 1n PP 2017-10 sy 
~· \\ 10' wide sewer easement being reserved 
~ / f r - - - for existing 4" dia. line for Blackberry View ,-s-....,_ SHADOW LOT SHADOW LOT 

I S >< Thomas Alfred Gould and Gina Marlene .._ __ .,..._,- 0.184 Acres. 0.530 Acres 

11 

<fl \ u: 
~ 

~I 

~ 
1\ 

0 °w 10.00' -- - ~ / -~ 1' N O 10' ,..._ 01 ..... 

existing building 
~ to be removed 

during Phase 2~ 

6 
~1-1 I I I 60001-t-

L24 

227,15' 

existing 
home to 
remain 

~ 

I;:_,.,. ,,, 
~I 
~ 
N 

I 

ii' 
0 

1"' 

West line 
I J/ SF Stagg 
/ / I DLC #55 

I 

0 = 5/8" X 30" IRON ROD SET WITH YPC MARKED 

/ ~ Gould Revokable Trust 8016.4 Sq ft 23077.8 Sq.ft. 

' "' '" \ "' I /;} t "' L _ ~ Blackberry View 9 8 I , ,.. ~ I 

YPC 

IR 

IP 

- x-

'#1] 

"NEWBERG LS 2838" 

= YELLOW PLASTIC CAP 

= IRON ROD 

= IRON PIPE 

= EXISTING FENCE 

= EXISTING EASEMENT AS NOTED 

= NEW EASEMENT 

= NEW PROPERTY LINE 

= DATA OF RECORD PER PT 2001-17 

I , #2] = DATA OF RECORD PER PLAT OF 

l x,x J= 

CYPRESS MEADOWS FIRST ADDITION 

PHASE 1 

PHASE 2 

± / [ f • \ nstrument #2023 7338 
h .!?'!: \ Tax Lot: 4430AD-200 :r: ;. · I ..:::: 0 r "! 
~ a$ ~ " 
" ; tdJ:; \ 0 ~ 

<V Q 2 Ph ,. 

::; 
"' ::; 

"' 

(5 lot~) □ 

CookT~ •~ 
Instrument #200110830 
Tax Lot: 4430AD-201 

Parcel 1, PT 2020 1621 
1.6 Acres. 

71374.3 Sq.ft. 

I 

Newberg 2 SB~"6.6X2"E 

1 6

·\v~; B; ~;~;~~~ ~~:~~~~

1

~ 154~6-;!~Clf'~R_T_Y_ r -S~9°2 3';-9~;---- -----~36.9: -~~-~ 
- - - - -,~ S2"06'33"E 1 o oo·T/ SB9"23'09"E 221.60' - - 69.96' 

S89"23'b9"E 190,01' , I 
:---?O 1-----i 

6.77' / [S89"23'09"E 221.60', #1] "~l [S89"23'09"E 69.96', #1] 
Proposed 10' wide storm easement from Gould Trust / Proposed 10' wide storm easement created for KAMM ESTATES 

~ TRUE POB INST #201900562 

[N89"23'09"W 190.01', #1] 

INSTRUMENT #201900562 HAS BEEN 
RECORDED WITH COUNTY CLERK 
ESTABLISHING THE NEW PROPERTY LINE 

Surveying 
NUM DELTA ARC RADIUS BEARING )ISTANCE 

SCALE: 1" = 40' C1 83"00'23" 65.19' 45.00' N41 "57'48"E 59.64' 
0 40 

~ 
C2 70°31'28" 18.46' 15.00' S35"25'25"E 17.32' 

C3 41 °34'27" 32.65' 45.00' N49"53'56"W 31.94' 

C4 59°40'59" 46 88' 4500' N 0'43'47"E 44.78' 

cs 53"04'02" 41 .68' 45.00' N57'06'18"E 40.21' 

C6 96°58'32" 76.16' 45.00' S47"52'25"E 67.39' 

,. 

• 

\' 

#1985 



NUM 

L1 

L2 

L3 

L4 

LS 

L6 

L7 

LB 

L9 

L 10 

L 11 

L12 

L 13 

L14 

BEARING PISTANCE NUM BEARING P ISTANCE 
S 0"09'57"E 74.99' L15 N89"50'55"W 81.44' 

S 0"1 0'30"E 24.71' L 16 N 0"14'41"E 75.00' 

S 0"09'41"E 75.00' L 17 N89"50'55"W 80.59' 

N 0"09'39"W 125.39' L 18 N89"50'55"W 100.00' 

N89"50'55"W 105.49' L 19 N89"50'53"W 87.35' 

N89"50'55"W 90.16' L20 N89"50'53"W 68.61' 

S 0"02'24"E 75.01' L2 1 N89"50'53"W 105.74' 

S89"51 '02"E 90.32' L22 S O"OO'OB"W 84.05' 

N 0"09'41"W 75.00' L23 N 0°08'58"E 83.91' 

S89"51 '02"E 105.49' L24 N89" 44'04"W 87.39' 

N89"55'53"W 80.91' L25 N89"44'04"W 68.83' 

N89"45'54"W 80.91' L26 N89" 44'04"W 70.91' 

N89"50'53"W 100.00' L27 S54"28'20"E 46.34' 

N O"OO'OO"E 74.99' L28 s o·oo·oo"E 81.01' 

L29 S O"OO'OO"E 85.34' 

t . 
0 Storm manhole 

RIM: 143.64' 
IE IN (14" N): 136.91' 

~ IE IN (10" NW): 137.45' 
~~ IE OUT (16" E): 136.85' 

Sanitary manhole v fil_ ~ ss 
RIM: 143.70' . 
IE IN (8" N) 139.58' 
IE IN (8" S): 139.63' 
IE IN (8" NW): 139.78' 
IE OUT (8" E) : 139.55 

-
-

C h loo·,42s bo·-

1 -
~ 

Cypress Meadows 

First A ddit ion 

PAGE 5.1 OF 7 TENTATIVE SUBDIVISION PLAN: 
LOT AREA TOTAL & EASEMENT 

TOTAL EASEMENT NET 

LOT# SQ. FT SQ. FT SQ. FT 

1 7499.0 7499.0 

2 12142.5 12142.5 

3 7911.6 2659.9 5256.3 

4 6768.6 1804.4 4964.2 

5 14058.5 1743.5 12315.0 

6 7351.6 873.9 6477.7 

7 31094.2 31094.2 

8 6682.8 6682.8 

9 6683.4 590.1 6093.3 

INITIAL POINT CYPRESS MEADOWS 1ST ADD. 
5/8" IRON ROD W/ YPC BENT, MARKED 
"TACCHINI PLS 2267" (HELD AS 20' WEST OF DLC LINE & 
AS EXCEPTION OF EAST 20' RESERVED FOR ROADWAY) 

f\ 

KAMM ESTATES UTILITIES P HAS E 1 

LOCATION : NE 1/4 O F SECTION 30, T. 4 S., R 4 W, W.M. 

C ITY O F MCMINNVILLE, YAMHILL COUNTY, OR 

DATE: JANUARY 27, 2026 

C ITY OF MC MINNV ILLE DOCKET __ _ 

Lot 1 Existing Utilities: 
Electrical overhead is existing and will remain 

l 
~ Existing Septic tank and drainfield will be replaced in Phase 1, 
~ current lines cross lots 2, 3, 1· . . . 
"1- Existing water well and power will be decom1ss1oned in Phase 
'-../ 1. 
:Z. Existing storm drains to Cypress and will remain as such 
-J Lot 7 Existing Utilities: 
~ Electrical overhead is existing and will remain 
LJ...J Existing Septic tank and drainfield wi ll be replaced in Phase 2. 

~ a:::'. Existing water is provided from City off Cypress, no change. 
PROPOSED 1 O' WIDE PVT. SEWER AND WATER EASEMEMT (Phase 1) FOR l $::: Existing Storm drains to Cypress and will remain as such. 

Sanitary Extension I Sanitary manhole ( LOT 1 & FUTURE MIDDLE HOUSING LOT 2 U Storm manhole 
_ . 8" line@ 0.5% slope RIM: 144.16' [ RIM: 142.40' 

20' access PUE" easement being created 1~ Phase 1 for L = 40' IE 8" IN s 140 24' Phase 1 (4 lots) utilities are self contained IE IN W: 137.24' 
benefit of Lot 4 and Tax Lot 300 and a Sanitary easement over Lot 3 \ IE 8" OUT N 140 17' , ·r IE IN s: 135.28' 
for benefit Lot 4 (the exception per Inst. #202001621) Sanitary manhole V \ 312.02 \ IE 

1
8" INN: 134.88' 

, \ FUTURE WATER end of 40' 8" line ~- I I N89"50'55"W 262.02' 1262.13', #1] -'¥1 v IE 18" OUT E: 134.73' 2000
·1 L6 MAIN EXTEN_SION L5 ____. , / " L15 ___ L17 ______ , _ L18 _ c _. -

00 
~ ~ I "- NewlE12"In6W1349Q 

I I 
1 

\ - . ~ 1 J I 5_0.PO' -+- _ _::-_[ __ concrete--+ _ \ /- - I 1 / ,~ .lff' / Sanitary manhole 
\ - - - - I - :- 150.0 •', #1] pad _ / o=' ,__v 0 RIM 142.32 

- -' -- ~-~-1-- ~ _,.., IE8"INW: 138.1 3' 
I -tt:11 -----=i. 2 Overheadpowerandpole ~ -?_ .-. 111 IE 8"0UTE: 136_54, 

McKee Prope rties , LLC 
Instrument #201 3 18857 
Tax Lot: 4430 -300 
(EXCEPTION PER VOL 11 PG 943) 

c; re \ 
• I I urn house to be removed Phase 1 0.~ 1 ~ ,n ~ I"\ ts ;c,, 

~ , . 1 rt p b p d~ D ~ Future Middle Housing "',,,,....-:! ...--- _..,,,- L. r-- ~ 1-. S - Sanitary manhole 
- ..- .... o e remove l _J - ------, _J __-- ~ r-- i. --- - RIM: 142.30' 

4 exislino s00tic ;; r,J ii,,JI 0.5% [ Portion of Cul de Sae•-,,,. I / -------- LJ Cl'. . IE 8" IN W 139.30' 

20' wide electrical utility easement (#7) 
for MW&L lnst.#2001-18357 

drain field Temporary l l~I Street created in PP 2017-10 ~ -"SAS is OF exist] g septic L ~ ~ I 
I 

Storm catch b~sm , IE 8" INN: 138.48' 
Tax Lot: 4430AD-100 catoh basin to • , Slope I to be vacated Phase 1 ' BEARING dtain ield serves Lot 1 - i5 \ TOP GRATE. 142,. 09 IE B" OUT E: 138.39' 

tie into "II" SWale _[ , 1 INB9,51 ,02 .. w I
~1] z 

1 
_ IE OUT E. 137.49 

~ LB N89"51'02"W L fO I• ~ j 36<l.95' \ L11 ,'1 L 13 I ~· . Storm catch basin 
- • , 90:flO' -- -_'--':--; _.,,.,_ - .b- us· 4 13' -= ----- N89o51 '02"W 137.68' - Storm Extension TOP GRATE·142 31' l'ti\ ss 1-s / • • l " .- • • • 35'@05% I 12"r r..@06¾ - -

'·, FUTURE ~ - - - - ~
00

_ - I 1"'~ __ :J- b-" ··;_c ·> - - - nROPl~-S~ED20'.:"'IDEALLEY -110-- _L=3S_ · 1 · L =7~·'1C • • IEOUTNW13911' 
WATER METERS'- - 106 59' I I , "' ·- · · · · · ·•. I 71-

1, \ ~ "' • - ~ 

< "' 

I Parcel 3 PT2017-1 0 ti \ '" I 111111111 '11 11 I: L/' Ito be remoVedl "V' swalo I . . b ·Id· 
I ' TT1 1.0 J:I 1,1 ~"ri " ~ in Phase 2 exIstIng uI mg 

. , , ~ to be removed_ I ,, .. 
I t #2025 3069 VUUK I + 11 N ~--+ -1 ...J in Phase 2 N 12 ie in 135.35 ..... , ns • - o.5% 10· PUE fJ ~ I @ 

01 ~ Tax Lot: 4430AD-202 I Slope ~ THIS SUB. 6 
~ ~ I I '---._ 

\ - _,_,. ; /: I I '- Ditch Inlet rim 
\\ ~ ;;:: I I '- 12"ieout139.52 
~ 9s.14• a l / I 111 I L26 L25 L24 I --m ,, 

11_, 10.00· _[
5

9•
0
0°'30, 20 oo· . 1 i I ___ SB9"44 '04"E _ __ ? 

'f- - - - _ . - • I- _,p· I 14500' - - 227.15' 

I-

Iii 

0 

YPC 

= MONUMENT FOUND, FLUSH TOO 2' DOWN, 
IN GOOD CONDITION UNLESS OTHERWISE 
STATED. ORIGIN STATED IF KNOWN. 

= 5/8" X 30" IRON ROD WITH YPC MARKED 

"NEWBERG LS 2838" SET IN PT2D01-17 

= 5/8" X 30" IRON ROD WI TH YPC MARKED 

"NEWBERG LS 2838" SET IN PT2017-10 

= 5/8" X 30" IRON ROD SET WI TH YPC MARKED 

"NEWBERG LS 2838" 

McKee Properties, LLC 
Instrument #201318857 
Tax Lot: 4430-300 

I t j_NB.:.°_23'CJ9"Wj 90.29'__ - - _!J' - - • ', I,'// 2\ • ! .... ........ @ ........ .... .. ............ .. .. . , FUTURE SEWER 

/ \) 167.99' C -:- -1-,.-1\-\ J , --~ ' / ; \ FORCEil MAIN? 

" I \ 20.00 ..---J~v0/10 

f j 
N 

'" " 
!~ Westline 

S.F. Stagg 

IR 

IP 

= YELLOW PLASTIC CAP 

= IRON ROD 

= IRON PIPE 

i; ~ ~ 1 O' wide sewer easement being reserved , ' v'6 
,? l ~--- for existing 4" dia. line for Blackberry View .--;:::;;::;;i;;=;; / 

I j t Thomas Alfred Gould and Gina Marlene g "" _ ~ / 
I (lJ ..... Gould Revokable Trust o 1 o OD' --- --

.::- "- N w <:') • 

I / 3:§ t\\ ~ Blackberry View ...-
s I j ~ -"t ~-~ n strument #2023 7338 

h ;;,,;! \ Tax Lot: 4430AD-200 I I ;... · I ..:.-.:~ r CC! ~ .f:?.._, ' a:::: -.::t 

" ; ,lf!;; \\ 0 ~ N o. z 

Newberg 

/ 

9 

" <D 

8 

i.?;, 

" "' 

Phase 2 

SHADOW LOT 
0.184 Acres 
8016.4 Sq.ft. 

SHADOW LO 
0.530 Acre: • 

23077 8 Sqlft 
existing septic 
drain field 

m 
N 

I 
f-
Q'. 
0 

'-; I "'-

~ ~ ---,.,," 0::: 

CookT~ ' ~ 
Instrument #200110830 ~ 
Tax Lot: 4430AD-201 

Parcel 1, PT 2020 1621 

□ 

· DLC#SS 

I - x -

_ ., _ 

1!: '#1] 

' #2] 

= EXISTING FENCE 

= EXISTING EASEMENT AS NOTED 

= NEW EASEMENT 

= NEW PROPERTY LINE 

= DATA OF RECORD PER PT 2001-17 

= DATA OF RECORD PER PLAT OF 

CYPRESS MEADOWS FIRST ADDITION 

Surveying 
SCALE 1" = 40' 

0
1 1.6'-l~~ swcornerParcel 1 PT2001-17 

\ 

PROPERTY 

L sa
9;<i;·g.2"E 1 ---~89~23;~.;; --d--- - ------;;-4~6-;:- - ----- - r sa9•23•oe"E 136.93' 

- - - - -@1=-- = = - - f-:====------~=►--'-=-="'-"'-+-='•~--"=~ 
. - S2"06'33"E 1000' S89"23'09"E 221.60' - - 69.96' -

6.77' IS89"23'09"E 221 .60' , #1] "l IS89"23'09"E 69.96' , #1] 

(5 lot~) 
S89"231J9"E 

1.6 Acres. 
71374.3 Sq.ft 

190.01' 

I X' X J = PHASE 1 

~\~ l = PHASE 2 

0 40 

~ Proposed 10' wide storm easement from Gould Trust / Proposed 1 O' wide storm easement created for KAMM ESTATES 

TRUE POB INST #201900562 

REGISTERED 
PROFESSIONAL NUM DELTA ARC RADIUS BEARING ) !STANCE 

LAND SURVEYOR C1 83°00'23" 65.19' 45.00' N41 "57'48"E 59.64' 

Newberg Surveying, Inc. C2 70°31'28" 18.46' 15.00' S35"25'25"E 17.32' 

C3 41 °34'27" 3265' 4500' N49"53'56"W 31 .94' 
1205 NE Evans C4 59°40'59" 46.88' 45.00' N 0"43'47"E 44.78' 

McMinnville, OR 97128 OREGON 
cs 53"04'02" 41 .68' 45.00' N57"06'1 B"E 40.21 ' 

(503)-474-4742 (971 )-237-1956 Cell 
JUNE 30, 1997 

C6 96°58'32" 76.16' 45.00' S47°52'25"E 67.39' JOHN G. NEWBERG 
(503)-474-3752 Fax newberg@viclink.com 2838 

RENEWS 12-31-2026 

INB9"23'09"W 190.01', #1] 

INSTRUMENT #201900562 HAS BEEN 
RECORDED WITH COUNTY CLERK 
ESTABLISHING THE NEW PROPERTY LINE 

= PROPOSED SANITARY PHASE 1 
= PROPOSEJ) STORM PHASE 1 

\ 

ELECTRICAL LEGEND 

[',I] = NEW VAULT 

Ill = NEW TRANSFORMER 

I] = EXISTING TRANSFORMER 

e = EXISTING JUNCTION BOX 

e = NEW JUNCTION BOX 

= EXISTING PRIMARY POWER 

= NEW PRIMARY POWER 

= EXISTING SECONDARY POWER 

= NEW SECONDARY POWER 

#1985 



NUM 

L1 

L2 

L3 

L4 

LS 

L6 

L7 

LB 

L9 

L 10 

L 11 

L12 

L 13 

L14 

BEARING PISTANCE NUM BEARING P ISTANCE 
S 0"09'57"E 74.99' L15 N89"50'55"W 81.44' 

S 0"1 0'30"E 24.71' L 16 N 0"14'41"E 75.00' 

S 0"09'41"E 75.00' L 17 N89"50'55"W 80.59' 

N 0"09'39"W 125.39' L 18 N89"50'55"W 100.00' 

N89"50'55"W 105.49' L 19 N89"50'53"W 87.35' 

N89"50'55"W 90.16' L20 N89"50'53"W 68.61' 

S 0"02'24"E 75.01' L2 1 N89"50'53"W 105.74' 

S89"51 '02"E 90.32' L22 S O"OO'OB"W 84.05' 

N 0"09'41"W 75.00' L23 N O"OB'SB"E 83.91' 

S89"51 '02"E 105.49' L24 N89" 44'04"W 87.39' 

N89"55'53"W 80.91' L25 N89"44'04"W 68.83' 

N89"45'54"W 80.91' L26 N89" 44'04"W 70.91' 

N89"50'53"W 100.00' L27 S54"28'20"E 46.34' 

N O"OO'OO"E 74.99' L28 S O"OO'OO"E 81.01' 

L29 S O"OO'OO"E 85.34' 

t . 
0 Storm manhole 

RIM: 143.64' 
IE IN (14" N): 136.91' 

~ IE IN (10" NW): 137.45' 
~~ IE OUT (16" E): 136.85' 

Sanitary manhole v fil. ~ ss 
RIM: 143.70' . 
IE IN (8" N) 139.58' 
IE IN (8" S): 139.63' 
IE IN (8" NW): 139.78' 
IE OUT (8" E) : 139.55 

--
C h [oo·-42s bo·-

1 -
~ 

Cypress Meadows 

First Addit ion 

PAGE 5.2 OF 7 TENTATIVE SUBDIVISION PLAN: 
LOT AREA TOTAL & EASEMENT 

TOTAL EASEMENT NET 

LOT# SQ. FT SQ. FT SQ. FT 

1 7499.0 7499.0 

2 12142.5 12142.5 

3 7911.6 2659.9 5256.3 

4 6768.6 1804.4 4964.2 

5 14058.5 1743.5 12315.0 

6 7351.6 873.9 6477.7 

7 31094.2 31094.2 

8 6682.8 6682.8 

9 6683.4 590.1 6093.3 

INITIAL POINT CYPRESS MEADOWS 1ST ADD. 
5/8" IRON ROD W/ YPC BENT, MARKED 
"TACCHINI PLS 2267" (HELD AS 20' WEST OF DLC LINE & 
AS EXCEPTION OF EAST 20' RESERVED FOR ROADWAY) 

f\ 

KAMM ESTATES UTILITIES PHASE 2 

l~ 
::1::.. 
z 
---l 

[D 
~ Ci:'. 

LOCATION : NE 1/4 O F SECTION 30, T. 4 S., R 4 W, W.M. 

C ITY OF MCMINNVILLE, YAMHILL COU NTY, OR 

DATE: JANUARY 27, 2026 

C ITY OF MCMINNVILLE DOCKET __ _ 

Lot 1 Existing Utilities: 
Electrical overhead is existing and will remain 
Existing Septic tank and drainfield wi ll be replaced in Phase 1, 

current lines cross lots 2, 3, 4 . 
Existing water well and power will be decomissioned in Phase 

1. 
Existing storm drains to Cypress and will remain as such 
Lot 7 Existing Utilities: 
Electrical overhead is existing and will remain 

PROPOSED 10' WIDE PVT SEWER AND WATER EASEMEMT (Phase 1) FOR I~ 
Existing Septic tank and drainfield wi ll be replaced in Phase 2. 
Existing water is provided from City off Cypress, no change. 
Existing Storm drains to Cypress and will remain as such. 

Sanitary manhole ( LOT 1 & FUTURE MIDDLE HOUSING LOT 2 ; I 
RIM 144.16' ( 

20· access PUE" easement being created i~ Phase 1 for I IE B" IN s: 140.24' Phase 1 (4 lots) utilities are self contained , ~ It:. IN vv: n1 .:.:::4· 
benefit of Lot 4 and Tax Lot 300 and a Sanitary easement over Lot 3 IE 8" OUT N: 140.17' , f IE IN S: 135.28' 
for benefit Lot 4 (the exception per Inst. #202001621) ll---c+"H----- 312.02 ~-- IE 18" INN: 134.88' 

, FUTURE WATER II N89'50'55"W 262.02' 1262.13', #1] cf IE 18" OUT E: 134.73' 20 • □0 L6 MAIN EXTENSION LS ~ L1S :: _L1 ~ ~ ~ _ _ _ _ _L_:18 _ :: "' ~ - NewlE 12"in6W134,9Q 
1 

SD.PO' - concrete \ 00 ~ Sanitary manhole 

McKee Properties, LLC 
Instrument #201318857 
Tax Lot: 4430-300 c; 

\ I l50.01', #1] pad ;=- 0 RIM 142.32 
---- ---------- I " IEB"INW138.1 3' - - - -- I 2 Overheadpowerandpole ~ -?_ IEB"OUTE:136.S4' 

to be removed Phase 1 " ID ~ s NEW IE 8" IN SW 136.74' 
J r I pump house ~ <D Future Middle Housing 

O 1 ~ r-- ~ - Sanitary manhole 
r::- _ ro ... to be removed :::::i ~ - , I r-- ? RIM: 142.30' (EXCEPTION PER VOL 11 PG 943) 

4 1•~ s " J MH PortionofCuldeSa ,..,,,, -------"" ~....,.. '/. . IEB" INW:139.30' San1ta - "" • • O _... . Storm catch basin " . , dram field • " ry treet created in PP 2017-10 ~SIS OF ex1stl g septic z ~ ,t 8 anitary . , IE 8 INN. 138.48 
Tax Lot: 4430AD-100 ____ :: : .. fn"\ ;;~;~ lope I to be vacated Phase 1 BEARING .. dtain ield serves Loi 1 - i5 - o @ o.5% TE06u~R:~~,1J~;09 IE B" OUT E: 138.39' 

' INB9"51'02"1f! 1] 8 San, ry z ", ' 
;- LB 89°ST'02"W-t1 O - ----, i 3 / 31 O' .5% L 13 _ 1 7· . Storm catch basin 

- ss :s - 90:eo• - ----, --.. - - - 84. f3' _...... ________..---- N89o51 '02"W 137.68' 35' 0.5% St~r,:n Extens1ono TOP GRATE: 142.31' 

20' wide electrical utility easement (#7) 
for MW&L lnst.#2001-18357 

i'rir1 WATE:~;~~~s ~ - _ ,. _15.00'_ I ::..-:L=c=~ - ;:;~r---- -=:e:;t~iiE[}20~1D~~:~:3 ~1:;(Ph~:3!- - :ro' ~2=;r e1C 1@051/o IE or_~wg~~d 
• 

0 I I • • 

< °' C h B f UTURE HYq_. ol i existing bu'~di ~ Phase 1 
~ Street Low Point M: I I I to be remo ed \f swah;:! J . . . . I Storm MH I 

Parcel 3,_ PT2017-1 0 TT1 ------LO 11 1 _

11 

I in Phase 2 Convert "V" ·owale ex1st1ng bu1ld1ng 
12

,, ie out 
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S1suL ENGINEERING 

Integrity Builders, Inc. 
1525 SW Cypress Lane 
McMinnville, OR 97128 

ATTN: Bruce Cook 

A Division of Sisul Enterprises, Inc. 

375 PORTLAND AVENUE, GLADSTONE, OREGON 97027 
(503) 657-0188 

FAX (503) 657-5779 

January 25, 2026 

RE: Kamm Estates - Recommendation for addressing Sanitary and Storm Drainage to serve 
the development 

Dear Mr. Cook: 

The following are our recommendations for serving the proposed lots of Kamm Estates: 

.eb.ase1 
SANITARY 
A sanitary extension from existing south end Emily Drive should be extended south 
approximately 40 feet to serve the four proposed lots of Phase 1 and potentially the extra 
middle housing land division lot noted for Parcel 2. The extension would likely need to be an 
8 inch line extended at a slope of 0.5%. It should end in a manhole for an 8 inch line. 

Due to the shallowness of the existing sanitary at the existing end of Emily Drive, extension 
of the sanitary sewer to the proposed cul-de-sac area in Phase 2 is not recommended, as it 
would be too shallow to likely serve several of the future homes. (See our Phase 2 
recommendations.) 

It is recommended that 6 inch service laterals be extended past the PUE along the street 
right-of-way at a 1 o/o slope to achieve maximum depth possible at future home sites. The 
existing home on Lot 1 may still require pumping to get to the house sewer up to the level of 
the proposed sanitary lateral from Emily Drive. A possible alternative option for Lot 1 is to 
extend a lateral from sanitary sewer line in Cypress Lane, as it appears it has slightly deeper 
(approximately 1.5 feet deeper) sewer flow line, than the one in Emily Drive. However, getting 
the house sewer line from the backyard, out to the front may be a challenge and if the sewer 
still has to be pumped, it is probably not worth trying to make a connection in Cypress Lane. 
It is also possible that Lot 1 could be eventually connected to the sanitary line proposed in 
Phase 2 to run up the alleyway. (See our Phase 2 recommendations). 



STORM 
There are no particularly good or easy options to provide storm drainage to Phase 1 (or Phase 
2 as well). We see 3 potential storm drainage options. 

• Connection to a storm manhole at the intersection of Emily Drive and Emily Ct. This 
connection point would require a storm extension from the intersection south into 
the subdivision site. The flow line elevation at the manhole is 136.85 

• Connection to a storm manhole in the intersection of Cypress Lane and Shirley Ann 
Drive. This connection would require an extension south along Cypress Lane and 
then west into the site. The flow line elevation of this manhole is 134. 73. 

• Creating a storm drain outfall towards Peavey Reservoir. While an outfall in this 
direction has some desirable qualities, such as better grades and elevations to work 
with, there are problems as well. These issues include that the drainageway and 
reservoir is outside of parcels controlled by the developer and the likely need to 
create easements conveyed to the City as it would be draining city street runoff. It 
may also require some sort of Division of State Lands and/or Corp of Engineer permits 
as well. 

Based on an analysis of the choices, the connection to the storm drain manhole at the 
intersection of Cypress Lane and Shirley Ann Drive, we feel is the best option in this case. 

For Phase 1, we would recommend that a storm drain extension south in Cypress Lane be 
constructed to the approximate point of the future alleyway and pedestrian connection for 
Phase 2. Then a public storm line extension could be constructed into the development 
site, to a ditch inlet. To the west of the ditch inlet a "V" shaped trench, be constructed with 
Phase 1, that would pick up future catch basins in Emily Drive. This "V" shaped trench would 
be just south of the existing gravel driveway and would be more formally reconstructed with 
Phase 2. 

Storm laterals to Lots 1 and 2 could be stubbed from the ditch. Lots 3 and 4 would need to 
have storm drain laterals stub out to the curb line at the southeast corner of Lot 3. (We 
expect that Emily Drive will be designed to fall southward from its present end of street at a 
slope of 0.5% or greater.) We anticipate a temporary catchbasin at this new Phase 1 end of 
street will be needed to collect runoff from the new end of the extended Emily Drive and drain 
it to the "V" trench. 

Phase 2 
SANITARY 
It is felt that an extension of the sanitary line in Emily Drive would be too shallow to serve the 
proposed lots at the south end of Phase 2. The flowline at the existing manhole in current 
south end of Emily Drive is approximately 140.2. The ground elevation of the most all the 
land in Phases 1 and 2, is approximately 145. A 200 foot extension of that line to the south, 
even at minimal grade would place the flow line of the sanitary sewer higher than 141 and 



would likely require most if not all the lots in Phase 2 to have pump systems to reach the 
sewer lateral flowlines behind the right-of-way. 

Instead, we are recommending that the sewer connection for Phase 2, be made to the 
sanitary manhole in Cypress Lane, near the eastern right-of-way at the intersection with 
Shirley Ann Drive, ~hen a sanitary mainline be extended to and under the proposed alleyway 
proposed for Phase 2. Once the sanitary line reaches the right-of-way extension of Emily 
Drive, then turn the sanitary line south to end somewhere near the middle of the proposed 
cul-de-sac to serve the lots of Phase 2. 

We calculate that the sanitary sewer line coming from the intersection of Cypress Lane and 
Shirley Drive will be more than 18 inches deeper than simply extending the sewer line from 
its present end in Emily Drive, at the cul-de-sac. An important difference if trying to allow as 
many of the existing and future homes a chance to drain by gravity sewer, rather than relying 
on individual sanitary pump systems. 

STORM 
If our recommendations for Phase 1, as noted above, were followed for the storm system, 
then much of the storm drain infrastructure for Phase 2 would already be in place, when 
Phase 2 would start to be developed. 

We would anticipate that the "V" swale of Phase 1, as recommended above, would be 
converted into a stormwater planter, between the alley curb line and the pedestrian 
sidewalk. Once curb-walls were installed on either side of the planter, to provide curbing on 
the alley side and sidewalk curb on the sidewalk side, there would be approximately 4 feet 
of width to the planter and it would be approximately 240 feet long. We anticipate that the 
alleyway would be sloped so that its entirely drains south towards the planter. Small gaps 
in the curbing would allow for the alley to drain into the planter. (While we do not see details 
similar to what we are discussing in McMinnville's standard details, we have included a 
couple of City of Newberg details, with this letter, that reflect what we are thinking of.) 

If the catchbasins to the west in the Emily Drive extension were installed with shallow 
outlets, potentially the inlet line from the catch basins, could enter the planter potentially at 
an elevation of 140. Leaving room for approximately 18 inches of topsoil and some thickness 
of drain rock with a perforated pipe at the bottom of the planter, that could drain through 
ditch inlet at an elevation of approximately 135.6. A reasonable difference in elevation for a 
water quality planter to work properly and would allow some room above the soil for some 
stormwater storage for storm detention purposes as well, with the ditch inlet rim being a 
overflow elevation in the event of large storm events. 

For house roof drains, Lots 5 and 6 we are anticipating could drain directly into the 
stormwater planter. The existing house on Lot 7, could potentially drain to either Cypress 
Lane or back towards the cul-de-sac. The other lots would drain through curb weep holes 



in the cul-de-sac. We anticipate that the maximum gutter line elevation in the back of the 
cul-de-sac would be approximately 143.5. Deep enough to likely drain roof drain lines, 
although foundation drains and crawl space drains may need to be pumped up to the level 
of the gutter. 

We hope that this provides the City Engineering Department with sufficient information to 
recommend approval of your proposed subdivision, but if there are additional questions, 
please let me know. 

/<-
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$51.00 $10.00 $20.00$11.00 $60.00 

ANNEXATION AGREEMENT 

This Annexation Agreement is made and entered into this 4 day of ~ ~'25 
by and between the City of McMinnville, Oregon, an Oregon munlci rporation 

(hereinafter "City") and Stanley Bruce Cook and Nila Denise Cook Revocable Trust 

(hereinafter "Owner"). 

WITNESS ETH 

WHEREAS, Owner is the record owner of the property legally described on Exhibit 1 

attached hereto and incorporated herein (hereinafter referred to as the "Property"); and 

WHEREAS, the Property is within the City's urban growth boundary, contiguous to the 

currently existing City limits, and ls proposed to be annexed to the City; and 

WHEREAS, Owner desires to have the Property annexed to the City; and 

WHEREAS, Owner will submit a petition for annexation and provide the City with all 

required consents for annexation; and 

WHEREAS, the City is willing to consider annexation of the Property on the terms and 

conditions, and subject to tl1e provisions, of this Agreement; and 

WHEREAS, the City will apply urban zoning upon the successful completion and approval 

of a land use application for a Zone Map Amendment; and 

WHEREAS, the City and Owner desire to enter into this Agreement to regulate the 

annexation, zoning, use and development of the Property; and 

WHEREAS, should a property owner who chooses not to execute the Annexation 

Agreement, refuses to grant a right-of-way and/or easement across his or her property in 

accordance with the City's Public Facilities Plans, the City may institute condemnation 

proceedings to effectuate such right-of-way and/or easement, or modify the Public 

Facilities Plans to bypass the property, in order to accommodate the orderly construction 

of the public infrastructure; and 

WHEREAS, Council will consider this annexation agreement on April 22, 2025. 

NOW, THEREFORE, in consideration of the representations, promises and mutual 

covenants contained herein, the City and Owner agree as follows: 
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1. 

2. 

a. 

b. 

C. 

3. 

4. 

a. 

b. 

RECITALS: The foregoing recitals are incorporated herein as is fully set forth in this 
Section. 

ANNEXATION 

City agrees that it will initiate an ordinance annexing the Property into the City once 
the following conditions are met: 

1. All required consents have been received by the City. (See McMinnville 
Municipal Code (MMC) 16.20.020 for a list of required consents.) 

2. A signed Annexation Agreement has been received by the City. 

3. The Owner has received a final unappealed land-use approval for city zoning 
on the property. 

This agreement is void if the Property is not annexed to the City of McMinnville 
within five years after the effective date of this Agreement and after the City's 
receipt of all required consents. 

Owner may terminate this Agreement by serving written notice to the City no less 
than 60 days prior to the effective date of the termination. The notice must be 
received by the City at least 60 days prior to the public hearings for council 
consideration of the annexation. If the City receives such notice, this Agreement 
terminates as of the effective date of the notice. After the annexation ordinance is 
adopted by the City, this Agreement may only be terminated or amended by written 
consent of the Owner and City. Pursuant to this Agreement, the City agrees that an 
annexation ordinance will be considered by the McMinnville City Council; however, 
the City cannot guarantee that the annexation ordinance will be adopted by the 
City Council. 

COMPREHENSIVE PLAN/ZONING: Prior to the development and annexation of tl1e 
property, the Owner is required to complete a land-use application for a zoning map 
amendment and tentative subdivision plan for t!1e property in compliance with the 
McMinnville Comprehensive Plan and McMinnville Zoning Ordinance. Upon 
successful annexation and a Zone Map Amendment adoption, the City will apply the 
Zoning designation identified in the land-use application to the property. 

DEVELOPMENT: Owner agrees as follows: 

Owner shall waive and shall not assert any claim against the City that may now 
exist or that may accrue through the date of annexation of the Property that it may 
claim due to its ownership of the Property. This includes any claim arising out of 
any land use regulation or under Measure 37 (ORS 197.352), Measure 49, and 
Measure 56 (ORS 227.186). 

Owner agrees that any development of the property will comply with the City's 
Zoning Ordinance as it exists now or is later amended. In addition, the 
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development of the Property shall comply with the applicable approved land-use 
decisions for the property and will incorporate and follow the City's Great 
Neighborhood Principles as found in the McMinnville Comprehensive Plan and 
McMinnville Zoning Ordinance as applicable. The Community Development 
Director or Hearings Body shall determine the applicability of the Great 
Neighborhood Principles to the subject property as necessary. All development 
must also comply with federal, state and city regulations. 

c. Owner agrees that it will, without any cost to the City, dedicate the necessary 
rights-of-way or easements for all Planned Improvements identified in the City's 
Public Facilities Plan and that will be necessary for the development of the 
property. The Public Facilities Plan includes the Wastewater Conveyance Plan, 
Water Master Plan, Transportation System Plan, and Parks and Recreation Plan. 

All public rights-of-way to be dedicated shall be free and clear of all encumbrances 
or other restrictions that may interfere with their intended public use. 

d. Owner agrees to vacate the existing public right-of-way located within the cul-de­
sac described as Tract "A" on Partition Plat No. 2017-10 (City Docket MP 4-16) 
instrument #200110830, to the extent that it is no longer required due to the new 
alignment of the public right-of-way serving the development. Such a vacation will 
need to be completed prior to the issuance of any building permits associated with 
Phase 1 of the tentative subdivision plan. 

e. Owner agrees to provide legal access to Tax Lot R4430AD00300 for at least two 
buildable lots prior to the platting of Phase 1 of the tentative subdivision plan. 
Access easement will need to meet all of the provisions of the McMinnville 
Municipal Code. 

f. Owner agrees to provide bicycle and pedestrian connectivity from the development 
to Cypress Lane to meet McMinnville's Great Neighborhood Principles and minimum 
block length standards. This will be reviewed as part of the land-use process. 

g. Owner shall remove all water rights from Property, unless partial use is otherwise 
approved by the McMinnville City Council. 

h. Owner agrees to not remonstrate against the formation of a local improvement 
district or reimbursement district created for the purpose of funding public 
improvements that will serve the Property. This waiver applies to the Property until 
all utility service and all required infrastructure that will service or benefit the 
Property is completed and accepted by City. If the property is developed in 
phases, the waiver may be removed on a phase-by-phase basis provided that all 
utility service and all required infrastructure that will service or benefit the Property 
is completed and accepted by City. 

5. AMENDMENT: This Agreement and any exhibits attached hereto may be amended 
only by the mutual written consent of both parties. 
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6. SEVERABIUTY: If any provIsIon, covenant or portion of this Agreement or its 
application to any person, entity, property or portion of property is held invalid, or if 
any ordinance or resolution adopted pursuant to this Agreement or its application to 
any person, entity, property or portion of property is held invalid, such invalidity 
shall not affect the application or validity of any other provisions, covenants or 
portions of this Agreement or other ordinances or resolutions passed pursuant 
hereto, and to that end, all provisions, covenants, and portions of this Agreement 
and of the ordinances and resolutions adopted pursuant hereto are declared to be 
severable. 

7. NO WAIVER OF RIGHT TO ENFORCE AGREEMENT: Failure of any party to this 
Agreement to insist upon the strict and prompt performance of the terms, 
covenants, agreements and conditions herein contained, or any of them, upon any 
other party imposed, shall not constitute or be construed as a waiver or 
relinquishment of any party's right thereafter to enforce any such term, covenant, 
agreement or condition, but the same shall continue in full force and effect. 

8. ENTIRE AGREEMENT: This Agreement supersedes all prior agreements, 
negotiations and exhibits and is a full integration of the entire agreement of the 
parties relating to the subject matter hereof. The parties shall have no obligations 
other than specifically stated in this Agreement except those of general 
applicability. 

9. SURVIVAL: The provIsIons contained in this Agreement shall survive the 
annexation of the property and shall not be merged or expunged by the annexation 
of the property or any part thereof to the City. 

10. SUCCESSORS AND ASSIGNS: This Agreement shall run with the land described on 
Exhibit B and inure to the benefit of, and be binding upon, the successors in title of 
the Owners and their respective successors, grantees, lessees, and assigns, and 
upon successor corporate authorities of the City and successor municipalities. 

11. TERM OF AGREEMENT: This Agreement shall be binding upon the parties and their 
respective successors and assigns for the full statutory term of twenty (20) years, 
commencing as of the date of this Agreement 

12. ENFORCEMENT: Owner agrees that if it fails to perform as required under this 
Agreement, the City Council may, at the City Council's option, refuse to process any 
development application submitted for the Property or include as conditions of 
approval any requirement of this Agreement. Owner hereby waives any claim 
regarding such conditions of approval, whether to LUBA or to any state or federal 
court. 

13. ATTORNEY FEES: In any proceeding to enforce, apply or interpret this Agreement, 
each party shall bear its own attorneys' fees and costs. 
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IN WITNESS WHEREOF the parties l1ereto have executed this Agreement on the date first 
above written. 

CITY OWNER 

s~~~ 
ATTEST: 

Nila Denise Cook 

Claudia Cisneros, City Recorder 
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ST A TE OF OREGON ) 
) 55. 

County of Yamhill ) 

This instrument was acknowledged before me this jg" day of uu\ ~ ' W?!?J 
by Jeff Towery, City Manager, on behalf of the City of McMinnville, whacknowledged 
that he had authority to sign on behalf of the City of McMinnville and this instrument to be 
the City's voluntary act and deed. 

ST A TE OF OREGON 

County of Yamhill 

) 
) ss. 
) 

01nud.let 
Notary Public for Oregon 

~,;Y: ~,,,. OFFICIAL STAMP 

({:~ \ CLAUDIA CISNEROS 
\ \ •• .-;:-~ .· NOTARY PUBLIC - OREGON 
~ ,, COMMISSION NO. 1031977 

MY COMMISSION EXPIRES JANUARY 5. 2027 

This instrument was acknowledged before me this tl day of ..:Ju}~ , 2.o 't ~ 
by Stanley Bruce Cook, owner of the property at R4430AD00100 an R'l-430AD00201, 
who acknowledged this instrument to be his/her voluntary act and deed. 

STATE OF OREGON 

County of Yamhill 

) 
) ss. 
) 

Nota~~~ 

• 

OFFICIAL STAMP 
JANELLE MARIE BRAME 
NOTARY PUBLIC - OREGON 
COMMISSION NO- 1033848 

MY COMMISSION EXPIRES FEBRUARY 7, 2027 

This instrument was acknowledged before me this~ day of ::5'"'~ , -u>'25" 
by Nila Denise Cook, owner of the property at R4430AD00100 and R44 OAD00201, who 
acknowledged this instrument to be his/her voluntary act and deed. 

• 

OFFICIAL STAMP 
JANELLE MARIE BRAME 
NOTARY PUBLIC - OREGON 
COMMISSION NO. 1033848 

MY COMMISSION EXPIRES FEBRUARY 7, 2027 
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EXHIBIT 1: 

Legal Description of the Property to Be Annexed: 

Part of Section 30, Township 4 South, Range 4 West of the Willamette Meridian in Yamhill 
County, Oregon described as follows: 

Beginning 3.995 chains North of the Southwest corner of the S.F. Stagg Donation Land 
Claim No. 55 in said Township and Range; thence North 5 chains to the true Place of 
Beginning: thence West 10 chains; thence South 75 feet; thence East 10 chains; thence 
North 75 feet to the true Place of Beginning. 

Save and Except 20 feet off the East end reserved for a roadway. Also Excepting 
Therefrom that certain tract of iand conveyed to Walter L. Peavy et lux. By Deed recorded 
July 13, 1960 in Film Volume 11, Page 943, Deed and Mortgage Records. 
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EXHIBIT 2: 

Maps of Subject Site: 

Aerial of Subject Site: 

Comprehensive Plan Designation of Subject Site: 

~ - I ~v 
)f z '-a 

<x: 4' 
0 SW ALEXANDRIA ST 
~ 
Vl 

I ... 
SW FLE 
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Existing Conditions of Subject Site: 

,, '! .,.,,., 

l:J ~/ / . 
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ATTACHMENT 3 TO DECISION DOCUMENT

February 17, 2026 

YAMHILL SOIL & WATER 
CONSERVATION DISTRICT 

James Howe, Interim Planning Analyst 
City of McMinnville Planning Department 
231 NE Fifth Street, McMinnville, OR 97128 

Re: ZC 2-24 & S 2-24 

Dear James, 

Thank you for the opportunity to comment on ZC 2-24 & S 2-24 regarding application for a 
Subdivision tentative plan and Zone Change. Yamhill Soil and Water Conservation District 
(District) requests that the city include the following information in their response, informing the 
applicant of the following recommendations as landowners in urban Yamhill County. 

1. Support the City of McMinnville's Mercury Total Maximum Daily Load (TMDL) 
Implementation Plan (Plan). The Plan addresses Mercury entering waterways by reducing 
soil erosion and stormwater runoff. The City of McMinnville was notified by the Oregon 
Department of Environmental Quality of its status as a Designated Management Agency 
(DMA) to the Willamette Basin. DMAs are responsible for implementing strategies and 
specific plans for addressing TMDL's (OAR 340-042-0030(2)). To learn more about 
Mercury TMDL and how you can protect water quality, more information is posted on the 
cities website at: https://www.mcminnvilleoregon.gov/engineering/page/total­
maximum-daily-load-tmdl 

2. Responsibility to control noxious weeds on the applicant's property. Noxious weeds have 
a negative economic impact on agricultural and forestry working lands, and degrade 
wildlife habitat and public rights-of-way. The noxious weeds identified by the District as 
priorities for control can be found at: Yamhill County Priority Noxious Weed List 
2024/2025 

3. Expand biodiversity of urban areas. Urban areas are prone to low biodiversity and often lack 
native vegetation to support wildlife. Creating "microhabitats" by planting native vegetation 
in urban areas can contribute to increasing biodiversity and habitat connectivity. The 
District owns and operates a native plant nursery at Miller Woods and offers free technical 
site visits to any resident in the county. More information on native vegetation can be 
found on the District's website at: https://yamhillswcd.org/services/plant-database/ 

These landowner management recommendations help protect and conserve natural resources for 
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current and future residents of Yamhill County. Thank you for considering the District's 
recommendations. 

Respectfully submitted on behalf of the District Board, 

f3cu6~f3r 

Barbara Boyer, District Chair 



City of McMinnville 
Community Development 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311
www.mcminnvilleoregon.gov 

MINUTES 
March 19, 2026 6:30 pm 
Planning Commission Hybrid Meeting 
Regular Meeting McMinnville, Oregon 

Members Present: Brian Everest, Rachel Flores, Meg Murray (zoom), Abigail Neilan, and 
Elena Mudrak 

Members Absent: Sidonie Winfield, Sylla McClellan, Matt Jones, and Brian Randall 

Staff Present: Tom Schauer – Senior Planner, Heather Richards – Community 
Development Director, and Missy Ryan – Contract Land Use Legal Counsel 

Guests: None 

1. Call to Order

Vice Chair Mudrak called the meeting to order at 6:30 p.m.

2. Citizen Comments

None.

3. Minutes
a) February 19, 2026

Commissioner Everest moved to approve the February 19, 2026, meeting minutes. The motion 
was seconded by Commissioner Neilan and approved unanimously 5-0. 

4. Public Hearings
A. Quasi-Judicial Hearing: Appeal (AP 1-26). Property east of the easterly

terminus of NW Orchard Avenue, Tax Lot R4415 03100

Vice Chair Mudrak opened the public hearing and read the hearing statement. She asked if 
there was any objection to the jurisdiction of the Commission to hear this matter. There was 
none. She asked if any Commissioner wished to make a disclosure or abstain from participating 
or voting on this application. There was none. 

Vice Chair Mudrak asked if any Commissioner had visited the site. Most of the Commission had. 

Vice Chair Mudrak asked if any Commissioner needed to declare any contact prior to the hearing 
with the applicant or any party involved in the hearing or any other source of information outside 
of staff regarding the subject of this hearing. There was none. 
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Staff Presentation: Community Development Director Richards said the applicant submitted a 
minor partition application to divide the lot into two parcels, which was an administrative 
decision. It was approved with conditions. The applicant was appealing one of the conditions, 
Condition #5. Staff agreed with the appeal and provided two amended conditions of approval. 
She discussed the subject site, unique topography, original condition to improve the full street, 
revised conditions that would require the street to be built 24 feet wide with curb and sidewalk 
on one side, and the City would move forward with an agreement with the neighboring property 
to finish the street.  
 
There was discussion regarding the process for the improvements to be built by the neighboring 
property. 
 
Appellant’s Testimony: Kate Gowell, attorney representing the appellant, explained the changes 
to Condition #5 proposed by the applicant, striking the sidewalk requirements and striking the 
requirement to provide security for deferring the street improvements. She also would like 
Condition #12 changed, striking the requirement to construct the driveways and improvements 
related to the sidewalks. The applicant thought it was reasonable to defer sidewalk and driveway 
construction until development and plans were solidified and applied for with the City in the 
normal course of property construction. She explained the code staff used to require building of 
the street improvements at the time of recording the plat and how she thought it applied to 
subdivisions, not partitions. Also, the applicant did not have adequate notice that they would be 
required to build sidewalks and should not be required to do so before approval of the final plat 
for the partition. They were not suggesting that sidewalks would never be constructed, just that 
it should not be a condition to recording of the plat. The most practical timing was pulling of the 
permit when the property would be developed. She had looked at past minor partition decisions, 
and they were not required to file for a partition plat or do improvements. She thought it was 
unreasonable to ask the applicant to provide a surety bond that the improvements would be 
done in the future when development plans for the property had not been finalized and might 
not occur for years.  
 
There was discussion regarding the changes to Condition #5, sidewalks on the east side and 
not west side due to the embankment and topography, how they would still be putting in the 
road, and change to Condition #12 to coincide with the changes to Condition #5. 
 
Proponents: Doug Hurl was speaking for McMinnville Industrial Promotion, the appellant. They 
had been around for a long time. This was the last piece of road in the Industrial Park that they 
had developed in the 1970s. There were main water and electric lines where the road should 
go. To put the road in the lower level, they would have to move those lines. They wanted to put 
the road in up top and partition the land into two pieces. They wanted to bring industrial jobs to 
the City and be good citizens. Sidewalks were expensive and they didn’t know where the curb 
cuts would be yet.  
 
Mike Bisset, McMinnville Industrial Promotion Board Member, had been the City’s Community 
Development Director before he retired. Historically, the sidewalks were required at the time of 
building permit for properties that were vacant. They also had not required a bond for sidewalks 
in past partition applications. It did not occur with residential subdivisions either and there were 
a number of different subdivisions that would eventually have sidewalks. None of those required 
bonds at the time the subdivision plat was recorded. They asked that the requirement be applied 
as it had been historically, at the time of the building permit. Bonding for the sidewalks was 
expensive and would drive up the cost of development.  
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Opponents: None. 
 
Community Development Director Richards discussed the triggers for requiring sidewalks in the 
code, legal opinion that this applied to any subdivision of land and that staff should require the 
improvements and if deferred there needed to be an agreement with a surety, and how other 
subdivisions that were underway did not have sidewalks but they had done a deferment 
agreement. This decision would set a precedent moving forward in how the code was 
interpreted. The applicant had provided new testimony that she did not know was part of the 
appeal and she needed time to review it. 
 
Ms. Gowell did not think the surety was a requirement in the code, but if it could be a requirement 
when the building permit was pulled, that would be acceptable. 
 
City Attorney Ryan said the difficult position the City had been put in was what the code said 
and she did not see any mechanism in the code to waive the requirement. Her advice was the 
City follow what the code said. The applicant’s interpretation not only affected this application 
but was an interpretation of the code that would become the interpretation going forward. The 
120-day deadline was April 11 and the Commission would not be able to hold another meeting 
before the deadline. They could request an extension from the appellant. 
 
Commissioner Neilan moved to close the public hearing and public record; Seconded by 
Commissioner Everest. The motion passed unanimously 5-0. 
 
Vice Chair Mudrak closed the public hearing. 
 
The applicant waived the 7-day period for submitting final written arguments in support of the 
application. 
 
Commission Deliberation: The Commission understood the need to keep costs low and the fact 
there was not a design proposed and they could possibly have to rip out sidewalks if they were 
put in the wrong place now was unfortunate. Having sidewalks in the area would encourage 
development of the land. However, the sidewalks could be deferred with a surety bond. They 
thought the requirement was clear in the code, and they had to follow it. 
 
Commissioner Everest MOVED to FAVOR the appeal and APPROVE the amended decision 
document and findings with the amended conditions for the minor partition as presented by staff 
for document AP 1-26; SECONDED by Commissioner Neilan. The motion PASSED 
unanimously 5-0. 

  
B. Quasi-Judicial Hearing: Zone Change (ZC 2-24) and Subdivision Tentative Plan 

(S 2-24), 1465 & 1525 SW Cypress Ln., Tax Lot R4430AD 00100 & 00201  
 

Vice Chair Mudrak opened the public hearing and read the hearing statement. She asked if 
there was any objection to the jurisdiction of the Commission to hear this matter. There was 
none. She asked if any Commissioner wished to make a disclosure or abstain from participating 
or voting on this application. There was none. 
 
Vice Chair Mudrak asked if any Commissioner had visited the site. Most of the Commission had. 
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Vice Chair Mudrak asked if any Commissioner needed to declare any contact prior to the hearing 
with the applicant or any party involved in the hearing or any other source of information outside 
of staff regarding the subject of this hearing. There was none. 
 
Staff Presentation: Senior Planner Schauer said this was a concurrent application for a zone 
change from EF-80 and R-1 to R-3 and a 9-lot subdivision. He described the subject property, 
vicinity map, current zoning, proposed zoning, subdivision plan, annexation agreement, 
easements, connection to City services, development in two phases, review criteria for the zone 
change, criteria for the subdivision, conditions, and staff recommendation for approval with 
additional conditions. 
 
There was discussion regarding extending City services to the property and access easements. 
 
Applicant’s Testimony: Bruce Cook, applicant, said this was a unique site with properties 
developed around it and they were trying to fit in. There was R-3 to the north and the City was 
interested in higher density. All the criteria had been met. 
 
Proponents: None 
 
Opponents: Vanessa Hawkins, McMinnville resident, was not opposed to development of the 
land, but she was opposed to extending Emily Drive. She questioned whether emergency 
vehicles could get in and out as there was only one entrance/exit point. There were already 
parking issues and traffic, and the street could not handle more. She thought access should be 
off Cypress. She asked if there was a plan for sidewalks and fire hydrants. 
 
David Poe, McMinnville resident, spoke about the parking issues on the street. Adding cars 
would make the problem worse and there was no dedicated way in or out on the other end. It 
was not safe for pedestrians and emergency vehicles would not be able to turn around.  
 
Jose Huerta, McMinnville resident, said Emily Drive was very narrow with cars parked on the 
street and there was only one entry point. When there was a fire a couple of years ago, the road 
was closed. He asked about the access on the private driveway and if it was wide enough for 
emergency vehicles in case the main entry was closed or for residents to leave in an emergency. 
There was no way to park more vehicles on the road. 
 
Rebuttal: Mr. Cook said originally they had designed it with no exit out to Cypress and the Fire 
Department approved it, but he thought it was important to put that in. It would be a second 
access for emergency vehicles. There would be sidewalks in the subdivision and along the 
alleyway to Cypress. He appreciated that the street was tight. The amount of homes they were 
adding was well within the framework for what the street was designed for. The private drive 
could be used in emergencies.  
 
Community Development Director Richards noted the Fire Department reviewed the plan and 
approved it.  
 
Mr. Poe wanted to present more information and requested the hearing be continued. 
 
The Commission requested a representative from the Fire District attend the next meeting. 
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Commissioner Murray MOVED to CONTINUE the hearing for Zone Change (ZC 2-24) and 
Subdivision Tentative Plan (S 2-24), 1465 & 1525 SW Cypress Ln, to April 2, 2026; SECONDED 
by Commissioner Flores. The motion PASSED unanimously 5-0. 

 
5. Action Items 

A. Deliberations: Natural Hazards Planning (G 3-22) 
 

Vice Chair Mudrak said the public hearing for this item was held in February and they had closed 
the hearing and record, but continued deliberations to a future meeting which was now before 
the Commission. No new testimony would be taken. 
 
Community Development Director Richards explained the recommended products for the 
natural hazards work, where they were in the discussion, nomenclature for the overlay zone that 
would not be a liability for property value and insurance provisions, and adding a provision to 
the assessment language that identified impacts of proposed development on adjacent sites. 
 
There was discussion regarding the suggested overlay/sub district nomenclature and what was 
most commonly used in Oregon, leaning towards the “Managed Development Overlay” 
language, and in favor of staff’s recommendation for the geological site assessment and 
geotechnical report of a property to be conducted within 200 feet of the subject property 
measured from the property boundaries. 
 
Commissioner Everest MOVED to RECOMMEND the City Council adopt the McMinnville 
Natural Hazards Planning Program per docket G 3-22 as amended by the Planning Commission 
on March 19, 2026 utilizing the “Managed Development Overlay” proposed overlay name and 
“Managed Development Area” and “Limited Development Area” sub district area names as well 
as the 200 feet for the property assessments; SECONDED by Commissioner Neilan. The motion 
PASSED unanimously 5-0. 
 

6. Commissioner Comments 
 

None. 
 
7. Staff Comments 
 

Senior Planner Schauer discussed upcoming meetings. 
 
Community Development Director Richards acknowledged there were problems in the code and 
hoped the upcoming development code amendments could address some of the issues that 
were discussed tonight. 

 
8. Adjournment 
 

Vice Chair Mudrak adjourned the meeting at 8:39 p.m. 



City of McMinnville 
Community Development 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311
www.mcminnvilleoregon.gov 

MINUTES 
April 2, 2026 6:30 pm 
Planning Commission Hybrid Meeting 
Regular Meeting McMinnville, Oregon 

Members Present: Brian Everest, Rachel Flores, Meg Murray (zoom), Abigail Neilan, Sidonie 
Winfield, Sylla McClellan, Elena Mudrak, and Brian Randall (zoom, signing 
off at 6:32 PM) 

Members Absent: Matt Jones (prior notice) 

Staff Present: Tom Schauer – Senior Planner, and Heather Richards – Community 
Development Director, and Missy Ryan – Contract Land Use Legal 
Counsel, Evan Hietpas – Acting Planning Manager and Associate Housing 
Planner 

Guests: Ty Darby – Fire Marshal, McMinnville Fire District 

1. Call to Order

Chair Winfield called the meeting to order at 6:30 p.m.

2. Citizen Comments

None

3. Public Hearings
A. Quasi-Judicial Hearing: Zone Change (ZC 2-24) and Subdivision Tentative Plan

(S 2-24), 1465 & 1525 SW Cypress Ln., Tax Lot R4430AD 00100 & 00201

Chair Winfield opened the public hearing and read the hearing statement. She asked if 
there was any objection to the jurisdiction of the Commission to hear this matter. There was 
none. She asked if any Commissioner wished to make a disclosure or abstain from 
participating or voting on this application. There was none. 

Chair Winfield asked if any Commissioner had visited the site. Most of the Commission had. 

Chair Winfield asked if any Commissioner needed to declare any contact prior to the 
hearing with the applicant or any party involved in the hearing or any other source of 
information outside of staff regarding the subject of this hearing. There was none. 

Staff Presentation: Senior Planner Schauer presented the request for a zone change and 
subdivision tentative plan on SW Cypress Lane. This hearing was continued from March 19, 
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2026, and he summarized the application including the subject property details, vicinity map, 
current and proposed zoning, subdivision plan for 9 lots in two phases, zone change criteria, 
subdivision criteria, and staff recommendation for approval with revised conditions. The 
Commission had requested a Fire District representative come to the meeting, and the Fire 
Marshal was in attendance. There were questions at the last hearing about why the proposed 
subdivision connected to Emily Drive instead of Cypress Drive, and he explained the 
Transportation System Plan showed the intention for this connection to be on Emily Drive. 
 
Fire Marshal Darby clarified the Fire District’s review of the proposal and emergency vehicle 
access and water supply capability. A fire hydrant had to be within 600 feet of any proposed 
residential structure, and a fire flow test had to be conducted. Regarding access, they only 
evaluated new structures that were being proposed, not access to existing structures. There 
were some existing homes that would remain, and they only looked at access for the 
proposed lots that would be built. All the measurements were taken and they were compliant. 
He did not have any personal concerns and had been on the site when there was a fire in this 
area. This was a flat site, and they had looked holistically at the entire situation. He confirmed 
there was enough water pressure for the development. 
 
Senior Planner Schauer noted that currently there was a barricade at the end of SW Emily 
Drive, and as part of the second phase of this development, it would become a private alley 
and a second means for ingress/egress. 
 
There was discussion regarding the process for making changes to the code if people were 
unhappy with the outcome tonight, mobility of the fire apparatus on these streets especially 
with cars parked on the street, using the alley to back up emergency vehicles, and using the 
alley as an emergency exit for the neighbors.   
 
Applicant’s Testimony: Bruce Cook, applicant, said the property had been in his wife’s family 
for 50 years. A number of comments were about livability issues. They would continue to live 
there, and their goal was to keep it livable. They could put higher density on the lots, but their 
goal was to put in single family dwellings on each of the lots, except the middle housing lots. 
They planned to build in two phases, to bring Emily Drive 75 feet into the area, and to build a 
20-foot-wide private alley. They would not allow parking on the alley. The new homes would 
have two car garages and there would be two parking places in the driveway. Local residential 
streets were designed for a carrying capacity of 1,200 vehicle trips and they were well under 
that load capacity. 
 
Proponents: None 
 
Opponents: Vanessa Hawkins, McMinnville resident, lived on Emily Drive. She had to have 
an ambulance come to her house and getting out was an issue. There might be another 
access for this development, but Emily Drive would still only have one. It would be more 
congested with this development. The biggest concern was safety of the kids in the 
neighborhood from speeding cars. She thought the proposal did not meet the Great 
Neighborhood Principles and that access should be on Cypress Drive instead. She did not 
think they received proper notice for this application.  
 
Nicole Amuzu, McMinnville resident, noted there was no stop sign on the corner of Emily 
Drive and Emily Court and she was concerned about potential accidents. 
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Monika Chroust-Masin, McMinnville resident, thought Emily Drive was narrow with cars 
parked on the street. It was unsafe and adding houses would make the situation worse. 

Rebuttal: Mr. Cook said they designed the project according to code. He followed all the 
requirements for a neighborhood meeting. Once the alley was built, ambulances and other 
emergency vehicles would be able to easily turn around. It would become safer with better 
flow of traffic. Cypress was a collector street, and it was discouraged to have a road 
connecting to it. Emily was already coming into this area and the properties further to the 
south were larger, individual homes where the street would not continue through. A cul-de-
sac was the best design. 

Commissioner Mudrak moved to close the public hearing and public record; Seconded by 
Commissioner Everest. The motion passed unanimously 7-0. 

Chair Winfield closed the public hearing. 

The applicant waived the 7-day period for submitting final written arguments in support of the 
application. 

Commission Deliberation: Commissioner McClellan noted that she was absent at the last 
meeting but had watched the recorded meeting. Chair Winfield did the same. 

There was discussion regarding the process to see if a stop sign was warranted, how Emily 
Drive was difficult to navigate but this was a better solution than what was there currently in 
providing another access point, and how this application met the code and was not 
maximizing the density in a way that was harmful.  

Commissioner Mudrak MOVED to RECOMMEND the City Council approve Zone Change 
(ZC 2-24), subject to the conditions specified in the decision document; SECONDED by 
Commissioner Everest. The motion PASSED unanimously 7-0. 

Commissioner Mudrak MOVED to RECOMMEND the City Council approve Subdivision 
Tentative Plan (S 2-24), subject to the conditions specified in the decision document and the 
additional conditions recommended by staff; SECONDED by Commissioner McClellan. The 
motion PASSED unanimously 7-0. 

B. Legislative Hearing: Natural Resources Overlay and Management Program 
(Docket G 2-23) 

Chair Winfield opened the public hearing and read the hearing statement. She asked if 
there was any objection to the jurisdiction of the Commission to hear this matter. There was 
none. She asked if any Commissioner wished to make a disclosure or abstain from 
participating or voting on this application. There was none. 

Staff Presentation: Community Development Director Richards said this was a request for 
recommended Comprehensive Plan amendments related to natural resources. She 
reviewed Oregon Land Use Goal #5, what governments should inventory, Goal 5 process, 
history of the work which started in 2020, riparian corridors overlay zone, eleven riparian 
corridors inventoried which followed the “safe harbor” standards, property owner requests to 
remove tributaries from the overlay, safe harbor standards, definition of riparian corridors, 
management standards, FEMA ESA pre-compliance mandate, floodplain ESA settlement, 
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riparian corridor protection zone, significant tree groves overlay zone, thirty identified tree 
groves, ESEE analysis conclusions, tree grove program exemptions/allowances, tree grove 
program key components, density transfer, scenic views Comprehensive Plan policies, 
sixteen viewpoints identified, inventory map, significant/landmark trees, partner agency 
outreach, public outreach, new testimony received, key issues, landmark tree inventory, 
significant tree program, mitigation requirements for Oregon White Oaks, and staff 
recommendation for approval. 
 
Public Testimony: Paula Lang, McMinnville resident, said she lived adjacent to Quarry Park 
which was proposed to be a significant tree zone. She requested that the significant tree 
grove in Quarry Park be given the same protections as other tree groves. There had been a 
proposal to develop the park into a high speed biking facility, which she was not in favor of. 
She wanted to make sure the tree grove was protected.     
 
Community Development Director Richards said if this moved forward as presented, the 
grove would be under the protection. However, a public facility plan had already been 
adopted and it could move forward with mitigation plans for tree groves and the grove would 
not be fully exempt. They would have to identify why the facility was more important than 
protecting the grove. There would need to be more discussion about it since the grove was 
on the list. 
 
Ms. Lang said citizens did not have a chance to comment on that public facility plan, and 
she wanted the grove protected. 
 
David Koch, McMinnville resident, thought the ordinance had been improved and was a 
more equitable process. They were still allowing the managed development overlay to 
impact the ability to remove and replace a significant tree. They were using bad maps from 
DOGAMI that should not be used for local planning efforts. Because of the maps, his 
property would be included in the overlay, and he requested it be removed. He was also 
concerned with the “safe harbor” approach for riparian corridors. The state data being used 
was created for a different purpose, not for local planning. It did not look at the real, on the 
ground conditions. He thought the riparian corridors should be restricted to the floodplain 
zone areas unless they verified the existence of fish in the fish bearing streams. Historically 
there were fish in the creek on his property, but it was not what existed today.  
 
Barbara Boyer, Soil and Water Conservation District Chair, said the District supported the 
proposed amendments as they strongly complimented the District’s ongoing conservation 
efforts. They were particularly in support of the riparian corridor protections by restricting 
development and supporting replacement of non-native vegetation with native species. 
They also supported the City’s targeted preservation of oak habitats. 
 
Ken Sandblast was a consultant working with DRR Management who had submitted a letter 
about their property. They supported the program in its entirety. They were not trying to 
remove tree grove #7 but wanted to refine the boundary. He showed maps of what they 
proposed, removing the upland area. There was a stand of what was possibly a plantation 
planted around the 1990s that had simply overgrown itself and was not a high priority for 
preservation except the northern area in the riparian corridor.  
 
Mark Davis, McMinnville resident, said he was generally supportive of what was proposed, 
but he remained concerned about basing the program on data that was not completely 
accurate. 
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James Reedman, McMinnville resident, thought planting native species and trees was 
important, especially with the possible damage from the Emerald Ash Borer. He hoped it 
would not hinder ongoing restoration efforts. He thought having arborist authorization for 
tree removals in riparian areas would make it more expensive for the work he was doing on 
Cozine Creek. Staff should be able to approve removal of obvious hazardous trees. 

Julie Mitchell, McMinnville resident, was supportive of the program. However, the lot she 
owned was just under a quarter of an acre and had a lot of scrubby larger trees that were 
near her house. She was on a limited income and could not cover the cost of managing 
their removal. She questioned the assessment and thought someone should walk her lot 
because there were not many quality trees. 

Rebuttal: Community Development Director Richards said regarding the quality of the data, 
representatives of DLCD and DOGAMI had testified that they needed to use this data, 
including the fish bearing streams. There was a process in the code to amend how the 
overlay impacted a property if it could be shown that it did not meet the criteria. The “safe 
harbor” had been directed to staff to use for this policy. For the managed development 
impact to the tree groves, if there was a tree grove in a natural hazards area, they would 
need to remove the trees for hazardous reasons. For other reasons, a mitigation plan was 
needed. Staff did receive the proposal from Mr. Sandblast and had elected not to change 
the scoring of the tree grove, but there was the opportunity in the code to verify tree grove 
boundaries. The certified arborist was required by the state’s program or FEMA’s program 
for removing a tree that was not considered a public safety issue. There was a provision in 
the code that exempted properties that were 10,000 square feet or less. However, Ms. 
Mitchell’s property was a little over that. The intention was that if they were on the edge of a 
tree grove and already had a built structure on the property, it needed to be set back from 
the tree grove. The Planning Director could make amendments to the setback requirements 
by 50%. She could not find the provision for public facility plans and tree groves, and if it 
was not in the code, then the tree grove would be protected as any other tree grove. For the 
most part these were administrative decisions, but a few would go to a City Committee. 

Commissioner McClellan moved to close the public hearing and public record; Seconded by 
Commissioner Everest. The motion passed unanimously 7-0. 

Chair Winfield closed the public hearing. 

Commission Deliberation: The Commission thought this would protect natural resources 
and would be flexible and adaptable for each property’s needs. There were ways to amend 
issues that came up and people could work with staff to mitigate concerns. 

Community Development Director Richards suggested three items that staff look at before 
bringing this to City Council. Those were: relief mechanisms and a chart for who would be 
the deciding body, public facility plan exemptions, and removal of protected trees in a tree 
grove that were in a managed development area. 

Commissioner McClellan MOVED to RECOMMEND the City Council adopt the Natural 
Resources Overlay and Management Program (Docket G 2-23) as presented to the 
Planning Commission with the considerations as outlined by staff; SECONDED by 
Commissioner Mudrak. The motion PASSED unanimously 7-0. 

There was discussion regarding appeals going to the City Council and upcoming meetings. 
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4. Adjournment

Chair Winfield adjourned the meeting at 9:00 p.m.




