
























 

 
 
 
7/9/2019 
 
McMINNVILLE MEMORY CARE – PROJECT NARRATIVE – REVISION 1
 
 
 
 
 
PROJECT DESCRIPTION 
Lenity is pleased to assist Mosaic Management with land use, architecture, and landscape design services in a 
proposal for a new Memory Care residence in the City of McMinnville. The Memory Care residence would be a 
single-story building with 44 resident beds located at 235 NE Dunn Place.  
 
The residence is designed for elderly individuals who suffer from Alzheimer’s, dementia, and other age-related 
mental ailments. This use does not include hospital or nursing home levels of care. None of the residents would 
be permanently bed-ridden. 
 
The proposed use is defined as a “Nursing/convalescent home” under the McMinnville Zoning Ordinance. This 
proposed use requires review and approval under a conditional use, partition, design review, landscape plan 
review, and the various building and trade permits related to on-site and off-site improvements.  
 
The site improvements will include a new public road, proposed to be named “Marjorie Lane” that will be 
developed according to City street standards. The road will create a remainder parcel approximately 0.2-acre in 
size that could be developed with allowed uses described in the R4 zone under the City of McMinnville Zoning 
Ordinance. 
 
This written statement addresses the applicable review and decision criteria for the conditional use and design 
review applications. The partition application will be submitted separately. The landscape plan will be submitted 
with the building permit application. 
 
The subject property is located at 235 NE Dunn Place and consists of approximately 2.83 acres.  The entire 
property is zoned R-4. Surrounding properties consist of single family residential to the east and west. The 
Housing Authority of Yamhill County is located to the south. The South Yamhill River is located north. 
 
The South Yamhill River meanders along the northwest portion of the property which includes thick riparian 
vegetation and mature trees. The proposed memory care building would be setback 60 feet from top of bank. 
 
MEMORY CARE USE 
Memory Care residences are designed for elderly people who suffer from Alzheimer’s, dementia, and other 
mental ailments. The typical resident is single and in their 70’s or 80’s. Residents require personal assistance 
with their daily routine including meal preparation, bathing, and taking medication. 
 
PARKING DEMAND AND ZONING ORDINANCE REQUIREMENT 
As part of this conditional use application, the applicant is seeking a reduction to the number of parking spaces 
required from 22 to 20, a 9% reduction. The City of McMinnville Zoning Ordinance provides a parking ratio for 
the closest equivalent use as “Convalescent, hospital, nursing home, sanitarium, or rest home” which 



 

 

states…”one space per two beds for patients or residents” pursuant to Section 17.60.060(B)(4). Therefore, a 44-
bed residence would require 22 parking spaces under the Zoning Ordinance. 
 
Memory care residents would not own or operate motor vehicles, thereby reducing the need for on-site parking 
to visitors, staff, and occasional deliveries. Based on Mosaic’s knowledge of operating similar facilities, the 
proposed number of parking spaces would adequately serve the proposed Memory Care residence. 
 
APPLICABLE REVIEW AND DECISION CRITERIA 
 
R4 Development Standards Compliance 
 
Table 1 – Compliance with Applicable R4 Zone and Development Standards 
 

Standard Requirement Provided 

Lot Size 5,000 square feet minimum Parcel 1; 2.2 acres, Parcel 2: 8,712-
sq. ft. 

Front Yard 15 feet minimum 82 feet, 3 inches 

Side Yard - Interior 6 feet minimum 38 feet, 5 inches 

Side Yard – Exterior 15 feet minimum 15 feet 

Rear Yard 20 feet minimum 100+ feet 

Top of Bank Setback 60 feet from Top of Bank 60 feet from Top of Bank 

Height 60 feet maximum 20 feet 9 1/8 inches 

Density 1500 square feet/unit minimum 2,801.7 square feet/unit 

Parking 1 space per two beds* 44 beds /2 
= 22 parking spaces 

20 spaces (2 accessible) 

*Based on Convalescent hospital, nursing home, sanitarium, or rest home use 
 
CONDITIONAL USE CRITERIA 
 
A. The proposal will be consistent with the Comprehensive Plan and the objectives of the zoning ordinance and 
other applicable policies of the City; 
 
Applicant Response: The proposed Memory Care residence provides a needed housing option in the City of 
McMinnville for residents who may suffer from Alzheimer’s, dementia, and other mental ailments. The 
proposed development will be consistent with the Comprehensive Plan and the objectives of the zoning 
ordinance. The only zoning code variance sought is for a reduction in the required number of parking spaces 
from 22 to 20, a 9% reduction, due to the fact that memory care residents do not own or drive personal motor 
vehicles. Based on Mosaic’s experience operating several similar facilities in Oregon, the proposed number of 
parking spaces would be adequate for this size of memory care residence. 
 
B. That the location, size, design, and operating characteristics of the proposed development are such that it can 
be made reasonably compatible with and have minimal impact on the livability or appropriate development of 
abutting properties and the surrounding neighborhood, with consideration to be given to harmony in scale, 
bulk, coverage, and density; to the availability of public facilities and utilities; to the generation of traffic and the 
capacity of surrounding streets; and to any other relative impact of the development; 
 
Applicant Response: The proposed memory care residence is primarily residential in nature and is located on 
a large lot. The proposed development will have a minimal impact to the surrounding neighborhood. The 



 

 

proposed development provides a good transition from single-family homes to commercial projects near 
Three Mile Lane. 
 
C. That the development will cause no significant adverse impact on the livability, value, or appropriate 
development of abutting properties of the surrounding area when compared to the impact of permitted 
development that is not classified as conditional; 
 
Applicant Response: The proposed memory care residence will not cause significant adverse impacts on the 
livability, value, or appropriate development of abutting properties of the surrounding area when compared 
to outright permitted uses. The bulk, scale, and mass of the proposed building is below the maximum density 
and height allowed within the R4 zone. The proposed memory care residence meets all required setbacks of 
the R4 zone. 
 
D. The location and design of the site and structures for the proposal will be as attractive as the nature of the 
use and its setting warrants; 
 
Applicant Response: The proposed development will be located near the middle of the subject property. The 
property will be generously landscaped. The architectural style of the building will be a northwest 
contemporary design with a mix of natural materials, including stone-wrapped columns and wood beam. 
 
E. The proposal will preserve environmental assets of particular interest to the community; 
 
Applicant Response: The subject property is located south of the South Yamhill River. The proposed Memory 
Care building would be set back 60 feet from the top of bank, limiting development near the river and riparian 
area. 
 
F. The applicant has a bona fide intent and capability to develop and use the land as proposed and has no 
inappropriate purpose for submitting the proposal, such as to artificially alter property values for speculative 
purposes. 
 
Applicant Response: The proposed development is residential in nature, providing a safe, secure, and caring 
environment for persons suffering from Alzheimer’s, dementia, and other mental impairments. Mosaic 
Management has built and operated several similar residences in Oregon and one in New Mexico. The 
proposed development is a modern facility that will also provide jobs in the community. The proposed 
development will not artificially alter property values for speculative purposes. 
 
DESIGN REVIEW GUIDELINES 
 
Section 1. The terms and provisions of Section 4 of Ordinance 4131 are hereby supplanted with the following 
terms and provisions: Section 4. Policies. The following policies shall apply to the property described on the map 
in Exhibit “A”: 
 
A. The goals and policies of the McMinnville Comprehensive Plan, Volume II, and applicable regulations and 
standards in Volume III, and other City codes shall be adhered to. 
 
B. A one hundred twenty (120) foot setback from the centerline of Highway 18 shall be established both north 
and south of the highway. 
 



 

 

Applicant Response: The subject property is located approximately 540 feet from the centerline of Highway 
18. 
 
C. Access requirements adopted hereafter in an access plan for this area shall be adhered to. Provisions of the 
plan shall include: 
 

1. The minimization of entrances onto Three Mile Lane; 

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

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

practicable. 
 
4. The provision of bikeways along frontage roads or on-site circulation systems. Bikeway connections 

accessing Three Mile Lane shall be provided so that the frontage road or on-site circulation system can 
serve as an alternative route for cyclists traveling along Three Mile Lane. 
 
Applicant Response: The proposed development would be accessed most directly from Highway 18 via NE 
Norton Ln and NE Cumulus Ave, and NE Dunn Place. There are no driveways proposed directly to Highway 18. 
As a part of the development, a new public road tentatively named “Marjorie Lane” would be constructed to 
provide access to two adjacent properties to the west of the project site which will provide for potential for 
future connections. 
 
D. Landscaping and buffer strips along the highway frontage may be required including noise buffering methods, 
such as berms and/or plantings. 
 
Applicant Response: The subject property is not located along the frontage of Highway 18. 
 
E. Mixed housing-type residential developments shall be allowed and encouraged in those areas designated as 
residential. 
 
Applicant Response: The proposed memory care residence provides a needed housing option for elderly 
residents in and around the City of McMinnville. 
 
F. Temporary signage shall be allowed as per Section 17.62.060(B)(3) of the McMinnville Zoning Ordinance (No. 
3380). (Ord. 4988 §1, 2015) 
 
Applicant Response: The subject property will comply with temporary signage regulations per the above 
criterion. 
 
SIGNS 
 
Each subdivision or multi-family complex is permitted one permanent monument sign not to exceed six (6) feet 
in height and forty-eight (48) square feet in area. The sign shall be nonilluminated. 
 
Applicant Response: The proposed monument sign for the Memory Care residence is found on Sheet A1.7, 
detail 10. The sign height would be 3 feet, 6 inches and the width is 8 feet, 6 inches for a total area of 



 

 

approximately 30 square feet, which is under the maximum height and sign area per the above criterion. The 
materials of the sign will match and complement the proposed main building. 
 
COMPREHENSIVE PLAN GOAL AND POLICIES 
 
GOAL II 1: TO PRESERVE THE QUALITY OF THE AIR, WATER, AND LAND 
RESOURCES WITHIN THE PLANNING AREA. 
 

LAND 
 
Policies: 
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. 
 
2.00 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 characteristics, and 
natural hazards. 
 
3.00 The City of McMinnville shall review any identified mineral and aggregate resource locations to determine 
the quality of the material, the likelihood that it will be extracted and the compatibility of the site with 
surrounding land uses. The City shall seek to resolve any conflicts between aggregate resource locations and 
surrounding land uses, and shall protect, whenever possible, mineral and aggregate resources from future 
encroachment by incompatible uses, especially residential uses. 
 
4.00 The City of McMinnville, in cooperation with the Oregon Department of Geologic and Mineral Industries, 
shall insure that aggregate sites are reclaimed after their usefulness has expired. 
 
Applicant Response: The proposed development is located within the boundaries of the City of McMinnville. 
The proposed development is located near the South Yamhill River and would maintain a building setback of 
60 feet to minimize impacts to natural areas. The site does not contain any known mineral or aggregate 
resources to the best of our knowledge. The application complies with the above policies. 
 

AIR 
 
Policies: 
5.00 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. 
 
6.00 The City of McMinnville shall cooperate with the Oregon Department of Environmental Quality to insure 
that applications for air quality related permits are examined for compatibility with the City’s comprehensive 
plan. 
 
7.00 Land use decisions involving new major emission sources or expansion of existing sources shall be reviewed 
for the effects the emission source will have on the local and regional airshed. Maintenance of the quality of the 
air resources, within established federal and state standards, shall be a criterion for approval of these land use 
decisions. 
 



 

 

Applicant Response: The proposed development does not include applications for air quality permits. The 
proposed development would not create a major source of air emissions. The application complies with the 
above policies. 
 

WATER 
Policies:  
8.00 The City of McMinnville shall continue to seek the retention of high water quality standards as defined by 
federal, state, and local water quality codes, for all the water resources within the planning area.  
 
9.00 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.  
 
10.00 The City of McMinnville shall cooperate with the Oregon Department of Environmental Quality, the Mid-
Willamette Valley Council of Governments, and other appropriate agencies and interests to maintain water 
quality and to implement agreed upon programs for management of the water resources within the planning 
area. 
 
11.00 The City of McMinnville shall cooperate with McMinnville Water and Light, the Bureau of Land 
Management, and Yamhill County to insure that the land use development actions allowed in and around the 
municipal watershed do not lessen the water quality of the municipal water system below acceptable federal, 
state, and local standards.  
 
Applicant Response: The subject property includes a portion within the 100-year floodplain of the South 
Yamhill River on the northwest corner of the property. All proposed site improvements, including buildings, 
vehicle use, areas, and pedestrian areas would be located outside the mapped floodplain and floodway as 
indicated on the Yamhill County Maps Public ArcGIS Application, accessed July 9, 2019. The proposed 
development would not lessen water quality. The application complies with the above policies. 
 

NOISE 
Policies: 
 
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. 
 
Applicant Response: The proposed development would be compatible with the existing noise levels of 
surrounding residential development and would cause a major increase in existing noise levels. The 
application complies with the above policy. 
 
HOUSING AND RESIDENTIAL DEVELOPMENT 
 
GOAL V 1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL CITY RESIDENTS. 
 
General Housing Policies:  
 
58.00 City land development ordinances shall provide opportunities for development of a variety of housing 
types and densities.  
 



 

 

Applicant Response: The proposed development for a memory care facility provides a housing option for 
elderly residents of the City of McMinnville and surrounding area. The proposed development adds variety to 
the housing types and density of the City of McMinnville. The application complies with the above policy. 
 
 
68.00 The City of McMinnville shall encourage a compact form of urban development by directing residential 
growth close to the city center and to those areas where urban services are already available before committing 
alternate areas to residential use.  
 
Applicant Response: The proposed memory care facility would be sited near an established residential 
community with access to city services. The proposed development creates a compact development. The 
application complies with the above policy. 
 
80.00 In proposed residential developments, distinctive or unique natural features such as wooded areas, 
isolated preservable trees, and drainage swales shall be preserved wherever feasible.  
 
Applicant Response: The subject property is located near the South Yamhill River to the northwest corner of 
the property. A building setback of 60 feet will be maintained to preserve the riparian and wooded area along 
the river back. The application complies with the above policy. 
 
 
92.03 Housing developments for the elderly shall, as far as possible, locate near community centers, parks, and 
shopping areas, or where transportation services can be provided to enable access to these activity areas. (Ord. 
4796, October 14, 2003)  
 
Applicant Response: The subject property is located one (1) block from the Bend O River mini park, 2 blocks 
from a shopping center, and approximately ¼ mile from Willamette Valley Hospital. The application complies 
with the above policy. 
 
99.00 An adequate level of urban services shall be provided prior to or concurrent with all proposed residential 
development, as specified in the acknowledged Public Facilities Plan. Services shall include, but not be limited 
to:  
 

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

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

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

Light). (as amended by Ord. 4796, October 14, 2003)  
5. Deleted as per Ord. 4796, October 14, 2003.  

 
Applicant Response: A preliminary analysis of the existing utilities by the civil engineer for this project and 
discussions with utility providers indicates there are adequate sanitary, stormwater, and water available to 
serve this project. Connections to existing utilities would be developed concurrently with the memory care 
residence construction sequence. The proposed new street would be developed to current city standards. The 
application complies with the above policies. 
 
 



 

 

GOAL VI 1: TO ENCOURAGE DEVELOPMENT OF A TRANSPORTATION SYSTEM THAT PROVIDES FOR THE 
COORDINATED MOVEMENT OF PEOPLE AND FREIGHT IN A SAFE AND EFFICIENT MANNER. 
 
STREETS 
 
Policies:  
 
117.00 The City of McMinnville shall endeavor to insure that the roadway network provides safe and easy access 
to every parcel. 
 
Applicant Response: The proposed development would include the construction of a new public street, 
tentatively named “Marjorie Lane”, that would connect adjacent single-family homes to the west, the 
proposed memory care residence, and Dunn Place. The road would be development to City Standards to 
ensure safe and easy access to each parcel nearby. The application complies with the above policy. 
 
118.00 The City of McMinnville shall encourage development of roads that include the following design factors: 
1. Minimal adverse effects on, and advantageous utilization of, natural features of the land.  
2. Reduction in the amount of land necessary for streets with continuance of safety, maintenance, and 
convenience standards.  
3. Emphasis placed on existing and future needs of the area to be serviced. The function of the street and 
expected traffic volumes are important factors.  
4. Consideration given to Complete Streets, in consideration of all modes of transportation (public transit, 
private vehicle, bike, and foot paths). (Ord.4922, February 23, 2010) VOLUME II Goals and Policies Page 34  
5. Connectivity of local residential streets shall be encouraged. Residential cul-de-sac streets shall be 
discouraged where opportunities for through streets exist 
 
Applicant Response: The proposed road, Marjorie Lane, would be designed to meet city standards and would 
not exceed the minimum required width, reducing the amount of land dedicated to this purpose. The road 
would connect to two single-family homes to the west and allow the properties to have direct access to Dunn 
Place for ingress and egress. The road design includes a 50-foot wide right-of-way. The preliminary design 
includes a 5-foot wide sidewalk, 4 and ½ foot wide planter area, and 28-foot wide paved roadway with 2.5% 
slope away from the roadway centerline. A cul-de-sac street is not proposed as part of the proposed road 
design. The proposed development complies with Policy 118.00. 
 
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 Response: The proposed development would construct a new public road, tentatively named 
“Marjorie Lane”.  The roads functional classification would likely be a “local street”. It would be designed to 
serve the two single-family homes to the west, the proposed memory care facility, and future development 
on the remainder lot that would be located south of Marjorie Lane. The street would be designed with a 50- 
foot wide right-of-way to allow for two-way traffic. The proposed memory care development would include 
off-street parking for employees and visitors. Memory care residents would not own or drive personal 
vehicles. Landscaping will be provided along Marjorie Lane and Dunn Place to City standards. The application 
complies with Policy 122.00. 



 

 

 
PARKING 

 
Policies: 
 
126.00 The City of McMinnville shall continue to require adequate off-street parking and loading facilities for 
future developments and land use changes. 
 
127.00 The City of McMinnville shall encourage the provision of off-street parking where possible, to better 
utilize existing and future roadways and rights-of-way as transportation routes. 
 
Applicant Response: The proposed development would include 20 off-street parking spaces for employees 
and visitors to the memory care residence. Memory care residents would not drive personal motor vehicles 
for obvious safety reasons. An off-street parking reduction from the required 22 spaces to 20 spaces is being 
requested as part of this application due to the fact that memory care residents to do not drive. A loading 
area for refuse bin servicing and deliveries is provided on the memory care site. The application complies with 
Policies 126.00 and 127.00 above. 
 
COMPLETE STREETS  
 
132.24.00 The safety and convenience of all users of the transportation system including pedestrians, bicyclists, 
transit users, freight, and motor vehicle drivers shall be accommodated and balanced in all types of 
transportation and development projects and through all phases of a project so that even the most vulnerable 
McMinnville residents – children, elderly, and persons with disabilities – can travel safely within the public right-
of-way. Examples of how the Compete Streets policy is implemented:  
 
1. Design and construct right-of-way improvements in compliance with ADA accessibility guidelines (see below). 
2. Incorporate features that create a pedestrian friendly environment, such as:  
a. Narrower traffic lanes; 
b. Median refuges and raised medians; 
c. Curb extensions (“bulb-outs”); VOLUME II Goals and Policies Page 38  
d. Count-down and audible pedestrian signals; e. Wider sidewalks;  
f. Bicycle lanes; and  
g. Street furniture, street trees, and landscaping  

 
3. Improve pedestrian accommodation and safety at signalized intersections by:  
a. Using good geometric design to minimize crossing distances and increase visibility between pedestrians and 
motorists.  
b. Timing signals to minimize pedestrian delay and conflicts. 
c. Balancing competing needs of vehicular level of service and pedestrian safety. (Ord. 4922, February 23, 2010) 

 
Applicant Response: The proposed development includes the construction of a new public road, tentatively 
name Marjorie Lane. The right-of-way will be developed to City Standards. The roadway features include new 
sidewalks along Marjorie Lane and Dunn Place along the entire frontage of the subject property. The exact 
details of the roadway improvements will be designed by a licensed civil engineer and submitted to the City of 
McMinnville for review and approval. The application complies with Policy 132.24.00. 
 

AESTHETICS 
 



 

 

132.47.00 The City should update and maintain its street design standards to increase aesthetics of the street’s 
environment through landscaping and streetscape design. (as adopted by Ord. 4922, February 23, 2010). 
 
Applicant Response: Street improvements along Dunn Place and Marjorie Lane would include sidewalks and a 
planting strip with street trees to comply with City Standards. Landscaping will be designed by an Oregon 
licensed landscape architect. The application complies with Policy 132.47.00. 
 
GOAL VII 1: TO PROVIDE NECESSARY PUBLIC AND PRIVATE FACILITIES AND UTILITIES AT LEVELS 
COMMENSURATE WITH URBAN DEVELOPMENT, EXTENDED IN A PHASED MANNER, AND PLANNED AND 
PROVIDED IN ADVANCE OF OR CONCURRENT WITH DEVELOPMENT, IN ORDER TO PROMOTE THE ORDERLY 
CONVERSION OF URBANIZABLE AND FUTURE URBANIZABLE LANDS TO URBAN LANDS WITHIN THE 
McMINNVILLE URBAN GROWTH BOUNDARY. 
 

SANITARY SEWER SYSTEM 
 
Policies: 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. 
 
139.00 The City of McMinnville shall extend or allow extension of sanitary sewage collection lines within the 
framework outlined below: VOLUME II Goals and Policies Page 54  
1. Sufficient municipal treatment plant capacities exist to handle maximum flows of effluents. 
2. Sufficient trunk and main line capacities remain to serve undeveloped land within the projected service areas 
of those lines.  
3. Public water service is extended or planned for extension to service the area at the proposed development 
densities by such time that sanitary sewer services are to be utilized.  
4. Extensions will implement applicable goals and policies of the comprehensive plan. 
 
Applicant Response: Based on discussions with City staff, there is adequate capacity to serve the proposed 
development. The sanitary sewer system will be designed by an Oregon licensed civil engineer in accordance 
with applicable City of McMinnville development standards. The application complies with Policy 139.00 
 

STORM DRAINAGE 
 
Policies:  
 
142.00 The City of McMinnville shall insure that adequate storm water drainage is provided in urban 
developments through review and approval of storm drainage systems, and through requirements for 
connection to the municipal storm drainage system, or to natural drainage ways, where required. 
 
Applicant Response: Based on discussions with City staff, there is adequate stormwater capacity to serve the 
proposed development. The storm system will be designed by an Oregon licensed civil engineer in accordance 
with applicable City of McMinnville development standards. The application complies with Policy 142.00 
 
 

WATER SYSTEM 
 
Policies:  
 



 

 

145.00 The City of McMinnville, recognizing McMinnville Water and Light as the agency responsible for water 
system services, shall extend water services within the framework outlined below: 
1. Facilities are placed in locations and in such a 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. 
 
Applicant Response: Based on discussions with McMinnville Water and Light, there is adequate water 
available to serve the proposed development. The sanitary sewer system will be designed by an Oregon 
licensed civil engineer in accordance with applicable McMinnville Water and Light and City of McMinnville 
development standards. The application complies with Policy 145.00 
 

POLICE AND FIRE PROTECTION 
 
Policies:  
 
153.00 The City of McMinnville shall continue coordination between the planning and fire departments in 
evaluating major land use decisions. 
 
Applicant Response: The proposed building will include security in form of fences, gates, and CCTV. At least 2 
staff members are on duty 24 hours a day, 7 days a week. Fire protection equipment, such as fire alarms and 
fire sprinklers, will provided to meet building code requirements and enhance employee and resident safety. 
The application complies with Policy 153.00. 
 
GREAT NEIGHBORHOOD PRINCIPLES 
 
Policies: 
187.10 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. 
 
187.20 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. 
 
187.30 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. 
 
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. 



 

 

 
187.50 The McMinnville Great Neighborhood Principles are provided below. Each Great Neighborhood Principle 
is identified by number below (numbers 1 – 13) and is followed by more specific direction on how to achieve 
each individual principle. 
 
 1. Natural Feature Preservation. Great Neighborhoods are sensitive to the natural conditions and features of 
the land. 
 

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

 
Applicant Response: The subject property contains a portion of the South Yamhill River on the northwest 
corner of the property. The proposed memory care building and associated improvements would be set back 
60 feet from the top of bank to minimize impacts to natural areas. This setback will allow for the natural area 
near the river to remain undisturbed. Trees along the riverbank and riparian area will be preserved. Some 
trees near the existing dwelling and outbuildings would need to be removed to allow demolition of the 
structures. A precise plan indicating which trees will be preserved is still under development. No development 
will occur near steep slopes along the riverbank. 
 
2. Scenic Views. Great Neighborhoods preserve scenic views in areas that everyone can access. 
 
a. Public and private open spaces and streets shall be located and oriented to capture and preserve scenic views, 
including, but not limited to, views of significant natural features, landscapes, vistas, skylines, and other 
important features. 
 
Applicant Response: The proposed memory care building will consist of single-story structure that is a 
maximum of 20 feet 9 1/8 inches in height. This lower building height will help preserve views to the north. 
 
3. Parks and Open Spaces. Great Neighborhoods have open and recreational spaces to walk, play, gather, and 
commune as a neighborhood. 
 
a. Parks, trails, and open spaces shall be provided at a size and scale that is variable based on the size of the 
proposed development and the number of dwelling units. 
 
b. Central parks and plazas shall be used to create public gathering spaces where appropriate. 
 
c. Neighborhood and community parks shall be developed in appropriate locations consistent with the policies 
in the Parks Master Plan. 
 
Applicant Response: The proposed project does not include a proposal for new public parks or open space. 
However, the proposed development does include an indoor courtyard for resident enjoyment of the 
outdoors and secure, exterior courtyard facing the wooded area near the South Yamhill River. The nearest 
park is Bend O River mini park located between the cul-de-sacs of NE Clark Ct and NE Norton Ct one block 
away from the proposed development. 
 
4. Pedestrian Friendly. Great Neighborhoods are pedestrian friendly for people of all ages and abilities. 
 



 

 

a. Neighborhoods shall include a pedestrian network that provides for a safe and enjoyable pedestrian 
experience, and that encourages walking for a variety of reasons including, but not limited to, health, 
transportation, recreation, and social interaction. 

b. Pedestrian connections shall be provided to commercial areas, schools, community facilities, parks, 
trails, and open spaces, and shall also be provided between streets that are disconnected (such as cul-
de-sacs or blocks with lengths greater than 400 feet). 

 
Applicant Response: A 5-foot-wide sidewalk will be developed on each side of proposed Marjorie Lane 
providing pedestrian access to the site. Additionally, street improvements along NE Dunn Place will span the 
length of the subject property, including street trees and sidewalk on the west side of the street. 
 
5. Bike Friendly. Great Neighborhoods are bike friendly for people of all ages and abilities. 
 
a. Neighborhoods shall include a bike network that provides for a safe and enjoyable biking experience, and that 
encourages an increased use of bikes by people of all abilities for a variety of reasons, including, but not limited 
to, health, transportation, and recreation. 
b. Bike connections shall be provided to commercial areas, schools, community facilities, parks, trails, and open 
spaces. 
 
Applicant Response: The proposed project would develop a new public road, Marjorie Lane, with required 
sidewalk and planter strips for street trees. Due to the low traffic of this street, it would be bike friendly for 
employees who choose to commute by bicycle. 
 
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. Streets shall be designed to encourage more bicycle, 
pedestrian and transit mobility with a goal of less reliance on vehicular mobility. 
 
Applicant Response: The proposed project would develop a new public road, Marjorie Lane, with required 
sidewalk and planter strips for street trees. 
 
7. Accessibility. Great Neighborhoods are designed to be accessible and allow for ease of use for people of all 
ages and abilities. 
a. To the best extent possible all features within a neighborhood shall be designed to be accessible and feature 
elements and principles of Universal Design. 
b. Design practices should strive for best practices and not minimum practices. 
 
Applicant Response: Given the nature of the facility, there is special consideration and emphasis on the design 
of parking areas, walking paths, and buildings to make sure these features will be accessible for elderly 
individuals. 
 
8. Human Scale Design. Great Neighborhoods have buildings and spaces that are designed to be comfortable at 
a human scale and that foster human interaction within the built environment. 
a. The size, form, and proportionality of development is designed to function and be balanced with the existing 
built environment. 



 

 

b. Buildings include design elements that promote inclusion and interaction with the right-of-way and public 
spaces, including, but not limited to, building orientation towards the street or a public space and placement of 
vehicle-oriented uses in less prominent locations. 
c. Public spaces include design elements that promote comfortability and ease of use at a human scale, 
including, but not limited to, street trees, landscaping, lighted public areas, and principles of Crime Prevention 
through Environmental Design (CPTED). 
 
Applicant Response: The proposed building would be oriented toward a new public right-of-way, Marjorie 
Lane. The site will include generous landscaping, lighting in and around parking areas and walkways, and 
secure features such as fences and gates. Additionally, the residence will have staff available 24/7 to monitor 
activities of the building and grounds. 
 
9. Mix of Activities. Great Neighborhoods provide easy and convenient access to many of the destinations, 
activities, and local services that residents use on a daily basis. 
a. Neighborhood destinations including, but not limited to, neighborhood-serving commercial uses, schools, 
parks, and other community services, shall be provided in locations that are easily accessible to surrounding 
residential uses. 
b. Neighborhood-serving commercial uses are integrated into the built environment at a scale that is 
appropriate with the surrounding area. 
c. Neighborhoods are designed such that owning a vehicle can be optional. 
 
Applicant Response: There are many medical, recreational, and dining options near the vicinity of the 
proposed project with easy access from Highway 18. There are numerous medical facilities in the area. As 
mentioned previously, memory care residents do not drive. Employees would be able to access nearby 
services without having to drive a motor vehicle. It is expected that some employees would commute by 
bicycle. 
 
10.Urban-Rural Interface. Great Neighborhoods complement adjacent rural areas and transition between urban 
and rural uses. 
a. Buffers or transitions in the scale of uses, buildings, or lots shall be provided on urban lands adjacent to rural 
lands to ensure compatibility. 
 
Applicant Response: The proposed project is a single-story building consisting of approximately 19,000 square 
feet. The memory care residence provides a soft transition from more intensive uses such as the commercial 
areas near Three Mile Lane, and single-family residential uses. 
 
11.Housing for Diverse Incomes and Generations. Great Neighborhoods provide housing opportunities for 
people and families with a wide range of incomes, and for people and families in all stages of life. 
 

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

 
Applicant Response: The subject property is zoned R4.  The proposed memory care residence provides a 
specialized housing option for residents who need assistance with their daily routine. The proposed project 
adds to the diversity of housing in the City of McMinnville. As part of the proposed development, a remainder 
parcel would be created on the south side of the newly created Marjorie Lane. This parcel could be developed 
for residential use or other uses allowed under the R4 zoning district. There are currently no immediate plans 
to develop the remainder parcel. 
 



 

 

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. 
 
Applicant Response: The subject property is zoned R4.  As part of the proposed development, a remainder 
parcel would be created on the south side of the newly created Marjorie Lane. This parcel could be developed 
for residential use or other uses allowed under the R4 zoning district. There are currently no immediate plans 
to develop the remainder parcel. 
 
b. Similar housing types, when immediately adjacent to one another, shall provide variety in building form and 
design. 
 
Applicant Response: The proposed memory care residence is an example of northwest contemporary 
architecture. The material choices are a mix of Hardie plank siding, shake shingle siding, wood and stone.  
 
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. b. Opportunities for public art provided in private and public spaces. 
 
Applicant Response: The proposed development will be designed to meet building code standards for water 
and energy conservation. There are no current plans for public art. 
 
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. (Ord 5066 §2, April 9, 2019) 
 
Applicant Response: The pedestrian amenities of the site include street lights, parking lot lighting, pathway 
light bollards, landscaping, interior courtyard with raised beds, and a fountain, and fencing around an exterior 
courtyard. The design approach will integrate the form and function of these features with the main building 
design. 
 
  



 

 

NEIGHBORHOOD MEETING SUMMARY 
 
A neighborhood meeting was held on Tuesday, June 11th 2019 between 5:45pm and 7:00pm at the McMinnville 
Community Center in Room 102. 8 neighbors attended the meeting. 
 
The design team presented overall details of the project and provided a site plan, floor plan, and rendering of 
the building design for neighbor review and comment. Doug Sproul provided information on Mosaic 
Management and its operations.  
 
Overall, the comments were supportive of the project. There were questions from neighbors about security of 
the property. Doug noted that the property will have security cameras on the interior and exterior that monitor 
entrances and exits. Also, staff are present on the property, a minimum of two employees, at all times. 
 
Neighbors requested to save as many trees on the north side of the property. The owner plans to keep as many 
trees as possible but some of the trees near the existing dwelling and outbuilding will need to be removed. A 
specific tree removal plan is still in process. 
 
Neighbors mentioned that the grass on the property is very tall and needs to be mowed. Doug indicated he will 
have a local landscape crew out to mow the overgrown grass. 
 
A sign-in sheet was kept, and 4 comment cards were received. Both are attached herein. 
 
CONCLUSION 
 
The proposed 44 bed memory care facility provides a needed housing option for seniors within the City of 
McMinnville. Negative impacts will be mitigated to the extent possible. A new public road would be developed. 
 
If you have any questions, please reach out to me at (503) 798-4391 or by e-mail: samt@lenityarchitecture.com 
 
Sincerely, 
 
Samuel A. Thomas 

 
Senior Land Use Specialist 

mailto:samt@lenityarchitecture.com
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FOUNDATION PER MANUFACTURES

RECOMMENDATIONS (MAY VARY W/

SOILS AND WIND CONDITIONS)

FIBERGLASS OR

ALUMINUM TAPERED

FLAGPOLE

SCALE:

FLAG POLE 
(GROUND SET CONE)

NOT TO SCALE T:/10SPECLT/350FLAG/10350001

MUST BE A MINIMUM OF

FROST DEPTH

P N

CONTROL JOINT

COLD JOINT

EXPANSION JOINT

EXP. JOINT W/ CAULK AT

30'-0" OC (MAX) OR AT

INTERSECTION OF ANY

STRUCTURAL ELEMENTS

ROUGH BROOM FINISH (TYP)

SMOOTH FINISH

COMPACTED SUBGRADE

SCORE AT 5'-0" OC

SIDEWALKS, 10'-0"

OC PATIO AREAS

4" CONC WALK (TYP)

ROUGH BROOM FIN

SMOOTH FINISH

SCALE:

WALK/PATIO DETAIL
(CONCRETE WALK JOINTS)

1 1/2" = 1'-0" T:/02SITEWK/520PCPAV/02520004

4"
3
8"

4"
1
2"

NOTES:

1. SEE SOILS REPORT

2. EXPANSION JOINTS AT 40'-0"

MAX, AND CONTROL JOINTS

AT 10'-0" MAX.

3. SEE CIVIL DRAWINGS FOR

ASPHALT SECT. & VERIFY

WITH SOILS REPORT

SCALE:

PAVEMENT TRANSITION
(PAVEMENT AND CONCRETE)

1/2" = 1'-0" T:/02SITEWK/520PCPAV/02520025

36" 36" 12" 12"

CONC. PER PLAN

AC PAVEMENT

AGGREGATE BASE

SCALE:

CURB DETAIL
(SIDEWALK / CURB / ASPHALT)

1 1/2" = 1'-0" T:/02SITEWK/520PCPAV/02520002

SEE CIVIL DRAWINGS

FOR ASPHALT SECT. &

VERIFY WITH SOILS

REPORT

4" CONCRETE WALK

(SCORE WALK) AS

OCCURS.

NOTE:

1. SEE SOILS REPORT

2. EXPANSION JOINTS AT

40'-0" MAX, AND

CONTROL JOINTS AT

10'-0" MAX.

3. VERIFY W/ CIVIL DETAILS

6"

8"

OR CITY STANDARD

WHICHEVER IS GREATER

FINISHED GRADE

OR LANDSCAPING

AS OCCURS.

INTEGRAL CURB

AT WALK

INTEGRAL CURB

AT FINISHED GRADE OR

LANDSCAPING

CURB

CURB

IF 'A' IS GREATER THAN OR EQUAL

TO 4'-0" THEN 'B' IS 1:10 MAX. IF 'A'

IS LESS THAN 4'-0" THEN 'B' IS 1:12

MAX.

*

SMOOTH TRANSITION FROM

PAVEMENT 1:12 SLOPE (MAX)

CONCRETE CURB OR

THICKENED EDGE

WARP CONC. WALK

DISTANCE AWAY

FROM BLDG. EDGE

TACTILE WARNING

SCALE:

SIDEWALK DETAIL
(ACCESS RAMP)

NOT TO SCALE T:/02SITEWK/520PCPAV/02520003

NOTES:

1. CONCRETE RAMPS ARE TO BE

TEXTURED PER ADA TACTILE

REQUIREMENTS

2. CONSTRUCTION MATERIALS FOR

WHEEL CHAIR RAMP TO BE

SIMILAR TO ADJACENT SIDEWALK.

SCALE:

WALK DETAIL
(WALK / PAVING AT ENTRY)

1 1/2" = 1'-0" T:/02SITEWK/520PCPAV/02520005

SEE CIVIL DRAWINGS FOR

ASPHALT SECT. & VERIFY

WITH SOILS REPORTS

BEVEL 2:1 MAX.

TOOL JOINT

8"

6"

NOTES:

1. SEE SOILS REPORT

2. EXPANSION JOINTS  AT

40'-0" MAX, AND CONTROL

JOINTS AT 3M (10'-0") MAX.

12"

6"

SCALE:

CURB DETAIL
(CURB / ASPHALT)

1 1/2" = 1'-0" T:/02SITEWK/520PCPAV/02520006

6"x6" EXTRUDED

CONCRETE CURB

EPOXY BONDED AT AC

SEE CIVIL DRAWINGS

FOR ASPHALT

SECTIONS

INTEGRAL CURB & GUTTER MAY BE USED, PER

LOCAL JURISDICTION VERIFY W/ CIVIL DETAILS
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