






















































































From: Gabriela Frask
To: Tom Schauer
Cc: "Jennifer Hudson (Schnitzer Steel Industries, Inc. (<Default>))"; Sarah Sullivan; Heather Richards
Subject: RE: Action required: Application Completeness Submittal CPA 1-20/ZC 1-20 3225 NE Highway 99W
Date: Tuesday, June 01, 2021 2:23:03 PM
Attachments: 9daf641c-26ee-40a8-9c56-4a047bd2a8ba.png
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This message originated outside of the City of McMinnville.

Hi Tom,

Thanks for the follow up. Understood. We acknowledge this application is not subject to
the 120 day processing timeline and an extension is not required.
 
Gabriela Frask
Senior Associate / Department Head of Land Use Planning
Architecture | Interiors | Engineering | Planning
D 971.346.3675  P 503.224.9560  W mcknze.com
RiverEast Center, 1515 SE Water Avenue #100, Portland, OR 97214
 
Mackenzie Email Disclaimer
 
 

From: Tom Schauer <Tom.Schauer@mcminnvilleoregon.gov> 
Sent: Tuesday, June 1, 2021 11:18 AM
To: Gabriela Frask <GFrask@mcknze.com>
Cc: 'Jennifer Hudson (Schnitzer Steel Industries, Inc. (<Default>))' <jhudson@schn.com>; Sarah
Sullivan <Sarah.Sullivan@mcminnvilleoregon.gov>; Heather Richards
<Heather.Richards@mcminnvilleoregon.gov>
Subject: RE: Action required: Application Completeness Submittal CPA 1-20/ZC 1-20 3225 NE
Highway 99W
 

Hi Gabriela,
 
I’m writing to confirm that, per the e-mail chain below, you have requested that
the application processing for application CPA 1-20/ZC 1-20 be paused and
requested that the public hearing not be scheduled until you have submitted
additional information. 
 
This was acknowledged below.  Please be aware that because the application
involves an amendment to the Comprehensive Plan, per ORS 227.178(7), it is not
subject to the 120-day processing timeline under ORS 227.178.  Therefore, the City
has not requested an extension to the 120-day processing timeline. 

mailto:GFrask@mcknze.com
mailto:Tom.Schauer@mcminnvilleoregon.gov
mailto:jhudson@schn.com
mailto:Sarah.Sullivan@mcminnvilleoregon.gov
mailto:Heather.Richards@mcminnvilleoregon.gov
https://protect-us.mimecast.com/s/EXruCrkv7MUNq9WC7JbLp
https://protect-us.mimecast.com/s/xQlGCv2zJ9SB9XRuXkQeT
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Please reply to this e-mail with your acknowledgment of the above information.
 
Thank you,
 
Tom Schauer, AICP
Senior Planner

231 NE 5th Street

McMinnville, OR  97128

(503) 474-5108

 
The City of McMinnville, due to budget shortfalls, has implemented an employee furlough program. 
Until further notice I will not be working on Fridays.  All of our development services programs
(building, code compliance, engineering and planning) will still be offered Monday – Friday, 8:00 am –
5:00 pm.  We will do everything that we can to maintain timely customer service, but due to the
reduced work weeks for staff you may experience some delays in our programs.  We apologize in
advance and appreciate your patience as we work through this situation.   

 
From: Gabriela Frask <GFrask@mcknze.com> 
Sent: Wednesday, May 12, 2021 4:31 PM
To: Tom Schauer <Tom.Schauer@mcminnvilleoregon.gov>
Cc: 'Jennifer Hudson (Schnitzer Steel Industries, Inc. (<Default>))' <jhudson@schn.com>; Sarah
Sullivan <Sarah.Sullivan@mcminnvilleoregon.gov>; Heather Richards
<Heather.Richards@mcminnvilleoregon.gov>
Subject: RE: Action required: Application Completeness Submittal CPA 1-20/ZC 1-20 3225 NE
Highway 99W
 

This message originated outside of the City of McMinnville.

 

Thank you very much.
 
Gabriela Frask
Senior Associate / Department Head of Land Use Planning
Architecture | Interiors | Engineering | Planning
D 971.346.3675  P 503.224.9560  W mcknze.com
RiverEast Center, 1515 SE Water Avenue #100, Portland, OR 97214
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From: Tom Schauer <Tom.Schauer@mcminnvilleoregon.gov> 
Sent: Wednesday, May 12, 2021 4:12 PM
To: Gabriela Frask <GFrask@mcknze.com>
Cc: 'Jennifer Hudson (Schnitzer Steel Industries, Inc. (<Default>))' <jhudson@schn.com>; Sarah
Sullivan <Sarah.Sullivan@mcminnvilleoregon.gov>; Heather Richards
<Heather.Richards@mcminnvilleoregon.gov>
Subject: RE: Action required: Application Completeness Submittal CPA 1-20/ZC 1-20 3225 NE
Highway 99W
 
Hi Gabriela,
 
This e-mail is to confirm receipt of your submittal, to acknowledge your request to process the
application as a result of submittal of additional information under ORS 227.178(4), and to
acknowledge your request for additional time before the first evidentiary hearing is scheduled. 
 
Sincerely,
 
Tom Schauer, AICP
Senior Planner
City of McMinnville
231 NE 5th Street
McMinnville, OR 97128
 
503-474-5108
tom.schauer@mcminnvilleoregon.gov
 
The City of McMinnville, due to budget shortfalls, has implemented an employee furlough program. 
Until further notice I will not be working on Fridays.  All of our development services programs
(building, code compliance, engineering and planning) will still be offered Monday – Friday, 8:00 am
– 5:00 pm.  We will do everything that we can to maintain timely customer service, but due to the
reduced work weeks for staff you may experience some delays in our programs.  We apologize in
advance and appreciate your patience as we work through this situation.   
 

From: Gabriela Frask <GFrask@mcknze.com> 
Sent: Wednesday, May 12, 2021 12:01 PM
To: Tom Schauer <Tom.Schauer@mcminnvilleoregon.gov>
Cc: 'Jennifer Hudson (Schnitzer Steel Industries, Inc. (<Default>))' <jhudson@schn.com>; Sarah
Sullivan <Sarah.Sullivan@mcminnvilleoregon.gov>; Heather Richards
<Heather.Richards@mcminnvilleoregon.gov>
Subject: Action required: Application Completeness Submittal CPA 1-20/ZC 1-20 3225 NE Highway
99W

https://protect-us.mimecast.com/s/ty-BCxkBj7UGlOzcwhTod
mailto:Tom.Schauer@mcminnvilleoregon.gov
mailto:GFrask@mcknze.com
mailto:jhudson@schn.com
mailto:Sarah.Sullivan@mcminnvilleoregon.gov
mailto:Heather.Richards@mcminnvilleoregon.gov
mailto:tom.schauer@mcminnvilleoregon.gov
mailto:GFrask@mcknze.com
mailto:Tom.Schauer@mcminnvilleoregon.gov
mailto:jhudson@schn.com
mailto:Sarah.Sullivan@mcminnvilleoregon.gov
mailto:Heather.Richards@mcminnvilleoregon.gov


 
Mimecast Attachment Protection has deemed this file to be safe, but always exercise caution when opening files.

This message originated outside of the City of McMinnville.

 

Hi Tom,
 
On behalf of my client, please accept the attached for the incompleteness response for CPA 1-20/ZC
1-20 application. With this incompleteness response letter, we request that you deem the
application complete now. Our team is committed to working with you on providing additional
information as you continue to review the application, prior to a hearing.
 
Per our conversation last week, I have cc’ed Sarah and Heather on this email as you may still be out

of the office, and they may process the completeness determination before the 181st day.
 
Please let me know if you have any questions or need anything else from our team at this time.
 
Thank you,
 
 
Gabriela Frask
Senior Associate / Department Head of Land Use Planning
Architecture | Interiors | Engineering | Planning
D 971.346.3675  P 503.224.9560  W mcknze.com
RiverEast Center, 1515 SE Water Avenue #100, Portland, OR 97214
 
Mackenzie Email Disclaimer
 

https://protect-us.mimecast.com/s/UCZQCyPDkJfj1npCNga7v
https://protect-us.mimecast.com/s/kxi5CzpElxiP1L7Uw2O2i


 

December 3, 2021 

City of McMinnville 
Attention: Tom Schauer 
231 NE 5th Street 
McMinnville, OR 97128 

Re: Cascade Steel Rolling Mills Property at 3225 NE Highway 99W 
Supplemental Response Letter – CPA 1-20/ZC 1-20 Comprehensive Plan Map Amendment/Zone Change 
Project Number 2210185.01 

Dear Tom: 

On May 11, 2021, Mackenzie submitted an Incompleteness Response Letter for CPA 1-20/ZC 1-20 Comprehensive Plan 
Map Amendment/Zone Change, based on the December 14, 2020 incompleteness determination you issued. 

In accordance with ORS 227.178, we provided the noted material and requested that the City deem the application 
complete with our May 11, 2021 response. We also stated that we would provide additional information to complete the 
record as staff moves forward with its review of the application. We requested that staff refrain from scheduling a hearing 
until we have provided the additional information. 

The following items from your December 14, 2020 incompleteness determination were deferred: 

(B) An explanation of intent, nature, and proposed use of the development, and any pertinent background 
information. 

Since no development is proposed at this time, please provide this general information as it relates to the 
request and potential commercial use of this portion of the property relative to the rest of the property, and 
compatibility with surrounding properties. 

(G) Other materials deemed necessary by the Planning Director to illustrate compliance with applicable review 
criteria, or to explain the details of the requested land use action. 

Please address the general suitability of the land to be re-designated from residential to commercial and why it 
is better suited for commercial designation given characteristics of the property and other surrounding 
properties, why this proposal is a better alternative relative to the Comprehensive Plan than the existing 
residential designation that currently applies to the property, and which was discussed in the previous 
application for the property with a concept plan for residential use and development which included an easterly 
extension of the dead-end street, Hidden Meadow Drive, to serve residential use of the property. 

17.74.020. 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; 

P 503.224.9560    F 503.228.1285    W MCKNZE.COM    RiverEast Center, 1515 SE Water Avenue, #100, Portland, OR 97214
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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. 

This letter and submittal package provides the deferred information that was not included in our May 11, 2021 response. 
These materials provide supplemental evidence and findings sufficient to support staff analysis and scheduling of the 
required public hearing procedure. 

In this letter, we use the term “Site” to denote the 1.2 acres proposed for the comprehensive plan map amendment and 
zone change. The Site is a small portion of the overall approximately 50-acre property (the “Property”), which is composed 
of approximately 1.2 acres within City Limits but zoned Yamhill County Exclusive Farm Use (EF-80); approximately 8.5 acres 
within City Limits and zoned General Commercial (C-3) (for a total of approximately 9.7 acres within the City); and a 
remainder of approximately 40 acres in unincorporated Yamhill County and zoned EF-80. 

SUPPLEMENTAL INFORMATION 

This letter has been structured with an Executive Summary, followed by three (3) sections that include detailed 
information: 

(1) Suitability and Compatibility of Proposed Designation, 
(2) Compliance with Applicable Statewide Planning Goals, and 
(3) Responses to Approval Criteria. 

EXECUTIVE SUMMARY 

Redesignating the Site from residential to commercial complies with both the subjective considerations of compatibility 
and suitability, and the technical quantitative analyses of the City providing an adequate supply of residential and 
commercial land. 

The Site is adjacent to both residential and commercial land, but it is more suitable for commercial use. The Site abuts the 
commercially-designated part of the Property, which has frontage on Highway 99W. Access to the Site from NE Doran 
Drive and/or Highway 99W would be through the commercially-designated Property, so there would be no commercial 
traffic cutting through the residential neighborhood to the west. The Site could be developed with a stand-alone 
commercial use, or combined with the commercially-designated Property. If the existing commercial area is enlarged, it 
could be developed in a clustered manner that avoids the BPA easement corridor that prohibits a large single large building 
in the middle of the commercially-designated Property. The enlarged commercial area will also provide more 
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opportunities to buffer existing residences from the commercial area because the larger land area provides site design 
and buffering flexibility. 

The Site is only approximately 1.2 acres, so its contribution to the City’s current land supply is de minimis. Nevertheless, 
converting the Site to a commercial designation complies with both Goals 9 and 10. The proposal would help resolve the 
currently acknowledged EOA’s deficit of 35.8 acres of commercial land. Following the City’s December 2020 Urban Growth 
Boundary (UGB) expansion, the City has a surplus of 36.4 acres of Urban Holding-designated land that will be developed 
residentially, so the proposed redesignation (and loss of the potential for eight housing units) does not negatively impact 
the adequacy of the City’s residential land supply. 

DETAILED ANALYSIS 

1. Suitability and Compatibility of Proposed Designation 

Current Designation Uses 

Although the Site has been annexed into the City, it currently retains Yamhill County Exclusive Farm Use (EF-80) zoning. 
The EF-80 zone primarily allows farm uses and farm-related uses, with some exceptions such as utility facilities, wineries, 
geothermal facilities, and other carve-outs for EFU zones as mandated in state statute. Residences are restricted, with 
preference for farm-related dwellings. The Site is currently undeveloped, and the western portion is used for growing hay. 

The McMinnville Comprehensive Plan designates the Site as Residential. For this analysis, we assume that residential 
development would occur with a zone change to the Multiple-Family Residential Zone (R-4), matching the zoning of the 
existing residential development to the west. The R-4 zone accommodates a variety of residential types including single-
family dwellings, two-family dwellings, and multiple-family dwellings. The zone also allows child care homes and facilities, 
adult day care facilities, and residential homes and facilities, plus parks and utility facilities. 

The City’s Buildable Land Inventory relied upon in the December 2020 UGB expansion (Ordinance 5098) assumed a 
housing density target of 5.7 dwelling units/gross buildable residential acres, which (when rounded) results in seven (7) 
dwelling lots on the Site. Based on the Site size and configuration, up to eight (8) lots could be configured with a cul-de-
sac at the termination of NE Hidden Meadow Drive.1 The conceptual residential layout sketched in Attachment C depicts 
eight lots that could accommodate eight single-family residences outside the floodplain and outside the Bonneville Power 
Administration (BPA) easement, while providing a north street extension. 

Proposed Designation Potential Uses 

No development is proposed at this time. 

 
1 The available mapping that designates the approximately 1.2-acre residential Site is not at a scale that supports precise 
measurement. It seems apparent that the City’s intent was not to take the Commercial designation all the way to the Hidden Meadow 
Drive right-of-way, or the Commercial boundary would align with the street centerline. Similarly, we have assumed the City did not 
intend to zone an undevelopable, useless strip of land on the south side of the roadway. In our lot layout, we have assumed that the 
City would allow a plat to form lots suitable for development under reasonable zoning assumptions. 
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The property owner has considered selling the Site and/or entire Property, and the market feedback has consistently been 
that the land is more marketable if the entire approximately 9.7 acres of developable area of the Property is zoned C-3. 

The applicant’s request for C-3 zoning would continue to accommodate multiple-family dwellings, as these are permitted 
in the presumed R-4 zone and in the C-3 zone. However, based upon market feedback, commercial development is more 
likely, and in the proposed C-3 zone, a wide variety of retail, restaurant, financial, professional, medical/dental, office, and 
service uses are allowed to serve the community. Attachments D and E provide conceptual layouts of how development 
consistent with the requested Commercial comprehensive plan designation and C-3 zone could be developed in a manner 
that avoids the existing BPA easement corridor, which precludes a single large building in the middle of the Property. The 
purpose of this concept plan is to illustrate the suitability of the requested designation and how it is compatible with 
neighboring properties, as further described below. 

The conceptual commercial layouts sketched in Attachments D and E illustrate how a commercial building could be 
centrally located in the Site to provide parking circulation and allow for a landscape buffer between the commercial 
development and adjoining residences to the west. Illustrative examples of potential commercial uses for the Site include 
office, non-emergency medical or dental practices, or service uses that do not require high visibility from the street. These 
uses also have some flexibility in how they are configured, which is necessary because of the development constraints 
imposed by the BPA easement (described below). The parking layout could accommodate future access to the north, with 
a connection to NE Doran Drive as discussed in Kittelson & Associates’ September 10, 2021 memo (Attachment A). If 
required by the Fire Department, emergency access could be provided to NE Hidden Meadows Drive. 

Noise and Buffering 

Residential development in some areas of the City have brought residents into closer visual and acoustical contact with 
the City’s industrial areas. Although zoning designations do not position these sometimes-conflicting uses directly 
adjacent to each other, at some locations in the community, they are separated by undeveloped land areas that do not 
buffer and insulate them from each other very well. A case in point is the Hidden Meadow Ridge subdivision, abutting the 
Site to the west: particularly for homes in the east end of that neighborhood, the power lines corridor and vegetation to 
the east do little to attenuate noise from Oregon Highway 99W and the industrial area immediately to its south. 

Construction of commercial building(s) on the property south of the Site, along the east side of NE Doran Drive, will form 
a buffer between existing residences and the Highway and industrial area to the south, because buildings reflect sound 
and will thereby reduce transmission from those sources into the neighborhood. But, if residential development is 
extended farther to the east, consistent with the current Residential designation of the Site, it will simply add more 
residences exposed to those noise sources, with no prospect of an intervening development to mitigate transmission 
because the area to the east is in the flood hazard area. By contrast, Commercial designation of the Site will allow a 
commercial building to contribute to visual and acoustical insulation of the Hidden Meadow Ridge neighbors. 

Access 

The Site is located at the eastern terminus of Hidden Meadow Drive, near the intersection of Hidden Meadow Drive and 
Deerfield Drive (see Attachment B). Hidden Meadow Drive is stubbed to the Site’s western boundary and blocked by a 
barricade. The Site currently does not have any vehicle access. Developing the Site consistent with the residential 
designation (and presumed R-4 zoning) would require extending Hidden Meadows Drive and would result in additional 
traffic on that street and abutting residential streets, which may be perceived negatively by the existing residents. 
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By contrast, developing the Site under the proposed commercial designation and C-3 zoning provides for access through 
the existing C-3-zoned Property to the south, thereby directing any additional traffic out to Doran Drive rather than 
through the existing neighborhood. Note in this scenario that pedestrian and bicycle access, as well as emergency access 
for responders’ equipment, could potentially be provided by way of the existing stubbed Hidden Meadow Drive right-of-
way, providing added convenience and safety benefits for the existing neighborhood with no increase in daily vehicular 
trips.  Considering that the area north of the Site is designated as a floodplain, it is unlikely that connectivity to the north 
is needed. Attachment A is a memorandum from Kittelson & Associates demonstrating that the proposed amendments 
and access points are consistent with the McMinnville Transportation System Plan (TSP). 

Topography 

As shown in Attachment B, the Site slopes gently downhill to the northeast toward the North Yamhill River, with an overall 
elevation change of approximately 30 feet with slopes ranging between approximately 10% to 15%. Slopes in this range 
can accommodate either residential or commercial development. In a residential development scenario, depending on 
the house/building design(s), the slope of the lot, and the grade change between the cul-de-sac and the rear yard, it may 
be possible or necessary to utilize a daylight basement configuration for some of the residences. In a commercial 
development scenario, parking and landscape areas may be sloped or tiered to follow the Site’s contours. 

Utilities 

A BPA easement runs across the southeastern portion of the Site and extends across the Property. BPA does not allow 
placement of structures within their easements. The BPA easement contains high-voltage electrical transmission lines, 
which makes the eastern portion of the Site less desirable for housing due to concerns about the presence of 
electromagnetic field (EMF) radiation emanating from the lines. Specifically, there is a public bias against living near high-
capacity power lines due to concerns about potential negative health effects associated with prolonged exposure to EMF 
radiation. By contrast, commercial development is more viable because commercial buildings typically are occupied for 
shorter periods, reducing exposure to EMF radiation. 

As noted below, sanitary sewer, water, and storm drainage capacity is available and adequate for either residential or 
commercial development. Electrical utility infrastructure is also available in Hidden Meadows Drive and in Doran Drive (as 
noted in the original application). 

Trees and Natural Resources 

The western portion of the Site is used for growing hay, while the central and eastern area of the Site have denser, taller 
vegetation, including several large deciduous and evergreen trees. Removal of some of the trees would be necessary to 
accommodate either residential or commercial development. 

The Site is located approximately 600 feet from the North Yamhill River and is adjacent to the river’s extensive floodplain 
(approximately 2% of the Site area falls within the Federal Emergency Management Agency (FEMA) 1% annual chance 
(“100-Year”) floodplain, located in and adjacent to the BPA easement). Based on GIS data obtained from Yamhill County, 
the Site does not contain wetlands. However, the Yamhill County GIS data suggest there is a wetland to the east and 
southeast of the Site. 

With respect to stormwater management, commercial uses are generally subject to more stringent environmental 
regulation than residential uses. For instance, development under commercial zoning would typically result in a 
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stormwater management system that captures and treats all Site runoff to ensure appropriate adequate water quality. 
Development under residential zoning would require treatment of runoff from the public street but not from roofs or 
yards, leading to a comparatively higher amount of unregulated nonpoint runoff containing pesticides, fertilizer, or other 
contaminants. 

Suitability and Compatibility of Proposed Designation Conclusions 

The Site has characteristics that make it suitable for commercial development and use, including its topography, upland 
soils (i.e., no identified wetlands), slope characteristics (approximately 30-foot elevation change, with slopes of 10% to 
15%), and limited portions subject to constraints such as the FEMA flood hazard area and the BPA power lines easement. 
Notably, because the City allows multiple-family residential development in the proposed C-3 zone under the standards 
in the R-4 residential zone (the designation of the existing neighborhood abutting the Site to the west), the Site will be 
equally suitable for multifamily residential development under either designation (Residential/R-4 or Commercial/C-3). 

2. Compliance with Applicable Statewide Planning Goals 

A. Statewide Land Use Planning Goal 10 (Housing) 

Goal 10 requires that “[…] buildable lands for residential use shall be inventoried and plans shall encourage the availability 
of adequate numbers of needed housing units...” 

Response: On December 8, 2020, the McMinnville City Council adopted Ordinance 5098 expanding the City’s UGB, 
representing a major step in planning for the community’s urban growth and land needs. The history leading up to the 
December 2020 UGB expansion is long and complex. The elements of that legislative effort that are material to this 
application include: 

▪ The housing needs analysis and buildable lands inventory that are included in the Ordinance 5098 package are the 
City’s current acknowledged housing analysis. See Ordinance 5098, Appendix B. 

▪ That housing analysis determined that the City needs 818 gross buildable acres of residential land to 
accommodate 6,014 dwelling units during the planning period (2003-2023). 

▪ The UGB was amended to include 854.40 gross buildable acres (inclusive of Phases I and II) that were designated 
Urban Holding (UH). Additional lands were added and designated Commercial and Industrial. The UH 
comprehensive plan designation lands are planned for a mix of uses, with residential uses predominant, supported 
by residential-serving park(s), public facilities and smaller scale commercial uses. Comprehensive Plan Policy 
184.50. 

▪ The City’s UH designated land area exceeds the residential land need by 36.4 gross buildable acres. While some 
of the UH designated land will be developed with non-residential uses, the December 2020 UGB amendment 
resulted in a surplus of residential land.2  

 
2 As we note in this letter, the City needs to undertake a new planning process to allocate all of the 854.40 acres designated UH by 
Ordinance 5098, and all of that land is eligible for Residential Comprehensive Plan designation, which is the principal need. Through 
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The proposed amendment will reduce the surplus of land available for allocation to residential development to 35.2 acres. 
The conversion of 1.2 acres to commercial land is the equivalent of 7 to 8 dwelling units. Based on the above analysis, the 
City will maintain an adequate supply of land for needed housing units, in compliance with Goal 10. 

B. Statewide Land Use Planning Goal 9 (Economic Development). 

Goal 9 requires the City to “[t]o provide adequate opportunities throughout the state for a variety of economic activities 
vital to the health, welfare, and prosperity of Oregon’s citizens.” See www.oregon.gov/LCD/docs/goals/goal9.pdf and ORS 
197.712(1). 

Response: Due to unique aspects of the legal history that preceded the December 2020 UGB amendment, the commercial 
and employment land needs in Ordinance 5098 were based upon the City’s 2003 Economic Opportunities Analysis (the 
“2003 EOA”). The 2003 EOA has been superseded and is no longer applicable. In 2014, the City adopted an EOA update 
prepared in 2013 by E.D. Hovee and Associates, which projected commercial, industrial and institutional land buildable 
land needs for the 20-year period from 2013-2033 (the “2013 EOA”).3 Ordinance 4976. The 2013 EOA is acknowledged 
and is applicable to this application. 

The 2013 EOA concluded that the City has a surplus of 235.9 acres of buildable land for industrial use and a deficit of 35.8 
acres of buildable land for commercial use at the end of the planning period, Year 2033. 2013 EOA, pg. 56, Figure 26. The 
proposed re-designation will add 1.2 acres of commercial land to the City’s inventory, reducing the deficit to 34.6 acres, 
which complies with Goal 9. 

The City currently has other applications pending that request to convert approximately 62.6 gross buildable acres of 
industrially-designated land to commercial in the Three Mile Lane Area Plan region of the City. If those applications are 
approved, then the City will have a surplus of about 26.8 gross buildable acres of land available for commercial 
development. Assuming that those applications are approved and the 2013 EOA’s commercial deficit is resolved and a 
surplus of commercial land is available, approving the proposed application to designate an additional 1.2 acres as 
commercial land complies with Goal 9 and the 2013 EOA. Approving the application is also consistent with evidence that 
the City’s demand for commercial land will continue to grow. 

2013 EOA is the Floor, Not the Ceiling 

The 2013 EOA provides the minimum acreage needed to accommodate the City’s commercial land demand; this is the 
“floor” of how much land can be redesignated and rezoned to commercial. The only quantitative limitation on how much 
additional land can be redesignated and rezoned to commercial, the “ceiling,” is the consequence cannot be to create a 
deficit in another land category. As discussed above in response to Goal 10, a surplus of residential land will remain 
following the proposed amendment. 

 
that planning process, the City may elect to designate some of the UH land to meet commercial needs, presumably to complement 
and support new neighborhood areas consistent with the new Neighborhood Activity Center Site Area and Development Size and 
Intensity Policies adopted as part of Ordinance 5098. 
3 https://www.mcminnvilleoregon.gov/sites/default/files/fileattachments/planning/page/1303/5_mcminnville_eoa_final_draft_11-
19-13.pdf 

http://www.oregon.gov/LCD/docs/goals/goal9.pdf
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Goal 9 requires in relevant part that the City “provide at least an adequate supply of sites of suitable sizes, types, locations, 
and service levels for a variety of industrial and commercial uses.” Goal 9, Section 3 (emphasis added). Also see OAR 660-
009-0025(2). The Goal 9 rules require the City to adopt an EOA that applies to areas within the UGB that, among other 
things, “compare[s] the demand for land for industrial and other employment uses to the existing supply of such land.” 
OAR 660-009-0015. The outcomes of this analysis are a quantitative conclusion of whether the City has an adequate supply 
of needed land, any deficit or surplus is identified, and policies committing to providing an adequate supply of industrial 
and commercial land are adopted. OAR 660-009-0020. 

Once the Comprehensive Plan and EOA are acknowledged, post-acknowledgment plan amendments, such as the proposed 
application, implicate Goal 9 when it “has the effect of depleting” the available lands inventory or “could reduce” the 
available supply of industrial or commercial land beyond the minimum threshold identified in the EOA. Grahn v. City of 
Newberg, 50 Or LUBA 219, 223 (2005) (emphasis added). “The key is whether the amendment affects one or more of the 
assumptions that underlie the Goal 9 inventory so that the Goal 9 inventory may be rendered inadequate.” Shamrock 
Homes LLC, 68 Or LUBA at 9. See also Opus Development Corp. v. City of Eugene, 141 Or App 249, 254 (1996); Volny v. City 
of Bend, 37 Or LUBA 493, 510–11 (2000). Neither the Oregon Land Use Board of Appeals nor the Oregon Court of Appeals 
has ever concluded that a land use decision violates Goal 9 simply because it would cause a city’s commercial land supply 
to exceed the minimum threshold identified in the acknowledged EOA. 

It is important to distinguish the required analysis under Goal 9 from the analysis required under Goal 14. Goal 14 applies 
when a city proposes to convert rural land to urban uses, primarily in the context of UGB expansions. It does not apply to 
this application, which seeks to redesignate and rezone urban land already within the City’s UGB. Like the Goal 9 analysis 
that applies to this application, the Goal 14 analysis also relies on the City’s acknowledged EOA. See OAR 660-024-0010(2); 
660-024-0040(6). However, the EOA serves a different purpose within the context of Goal 14. 

The purpose of Goal 14 is to balance the state’s need for urban land with the state’s competing policy to protect rural 
land. Thus, unlike under Goal 9 which applies exclusively to urban land, the presumption under Goal 14 is that rural land 
should not be included in the UGB and designated for commercial and industrial uses unless the local government can 
first identify a “demonstrated need” for additional land. OAR 660-015-0000(14). Accordingly, in the context of Goal 14, 
the EOA serves as the starting point for a local government to justify its need to expand the UGB to accommodate 
additional industrial and commercial land. See OAR 660-024-0040(5)-(6) (describing Goal 14 process to establish industrial 
and commercial “land need”). Also, unlike Goal 9, Goal 14 places a high burden on local governments to demonstrate that 
they cannot satisfy commercial land needs without first redesignating land within the UGB. See OAR 660-024-0050(4) 
(“Prior to expanding the UGB, a local government must demonstrate that the estimated needs cannot reasonably be 
accommodated on land already inside the UGB.”). 

Goal 9’s purpose differs from Goal 14’s. The purpose of Goal 9 is to promote economic development within the UGB. OAR 
660-015-0000(9). For that reason, as discussed above, cities cannot take actions that would reduce the quantity of land 
necessary to support that goal; “at least an adequate supply of sites” must be provided. However, Goal 9 does not restrict 
cities from encouraging commercial economic development beyond the minimum level identified in the EOA or providing 
land in excess of the minimum quantity identified in the EOA. 

Evidence of Additional Commercial Land Need 

The December 2020 UGB amendment addressed the 2003-2023 planning period. The City has begun to update its land 
demand and supply analyses for the 2021-2041 planning period. As part of that effort, the City retained ECONorthwest to 
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prepare an EOA update, from which a February 2020 draft report is available (the “Draft 2020 EOA”). The Draft 2020 EOA 
is not final, has not been adopted, and is not acknowledged, so its preliminary contents are not applicable for the purposes 
of Goal 9 compliance. Nevertheless, the Draft 2020 EOA includes data that indicates that over the next 20 years the 
commercial land deficit is projected to grow to at least 286 acres. Draft 202 EOA, pg 106, Exhibit 59. 

Additionally, the pending applications to convert industrial land to commercial land describe the subject properties as 
being suitable to capture the “leakage” of retail demand that currently exists in the community.  If approved, these 
conversions would not satisfy population-growth related commercial land demand.  The Site, either alone or in 
combination with the Property, would accommodate smaller-scale commercial development that is suitable for 
population growth-related commercial demand. 

C. Statewide Planning Goal 12 (Transportation) 

Goal 12 is intended to “provide and encourage a safe, convenient and economic transportation system.” 
See www.oregon.gov/LCD/docs/goals/goal12.pdf. Goal 12 is implemented by the administrative rules in OAR chapter 660, 
division 12, which is known as the “Transportation Planning Rule” or “TPR.” The TPR provides that if an amendment 
significantly affects an existing or planned transportation facility, then mitigation measures are required. OAR 660-12-
0060(1) 

Response: Please refer to Attachment A for a memorandum from Kittelson & Associates demonstrating that the proposed 
map amendment does not significantly affect an existing planned or transportation facility, that the amendment is 
consistent with the City of McMinnville Transportation System Plan (TSP), and that no mitigation measures are 
recommended. The proposal complies with Goal 12 and its implementing rules. 

3. Responses to Approval Criteria (MZO 17.74.020) 

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

* * * 

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. 
 
Response: The following information demonstrates how the proposed map amendment is consistent with applicable 
Comprehensive Plan goals and policies. 

Chapter II – Natural Resources 

Goal II 1: To preserve the quality of air, water, and land resources within the planning area. 
Response: The applicant’s proposed map amendment to commercial and C-3 zoning will not permit uses to 
generate objectionable noise, odor, dust, smoke, vibration or other environmental impacts, and will require 
future Site development plans to comply with City, state, and Federal standards for stormwater management. 
Compliance is assured because future development requires review and approval by the City’s planning, 

http://www.oregon.gov/LCD/docs/goals/goal12.pdf


City of McMinnville 
Cascade Steel Rolling Mills Property at 3225 NE Highway 99W 
Project Number 2210185.01 
December 3, 2021 
Page 10 

building, and engineering staff to confirm that the project conforms to applicable development and 
performance standards. 

Policy 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. 
Response: As depicted in Attachment B, the Site has slopes ranging from approximately 10% to 15%, 
which are not excessive slopes for the proposed commercial designation. The only identified natural 
hazard on the Site is the floodplain associated with the North Yamhill River; however, the Site is far 
enough away and elevated enough that only a small portion (approximately 2%) is identified as 
floodplain. The conceptual Site layouts sketched in Attachments D and E illustrate that commercial 
development could occur without impeding the floodplain, consistent with the floodplain protection 
provisions of the McMinnville Zoning Ordinance. 

Policy 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. 
Response: Commercial uses are generally subject to more stringent stormwater regulation than 
residential uses. For instance, development under commercial zoning would typically result in a 
stormwater management system that captures and treats all Site runoff to ensure appropriate adequate 
water quality. By contrast, development under residential zoning would be required to treat runoff from 
the public street but not from roofs or yards, leading to a comparatively higher share of unregulated 
nonpoint runoff containing pesticides, fertilizer, or other contaminants. Therefore, the proposed map 
amendment will help preserve water resources and maintain water quality in nearby wetlands and the 
North Yamhill River. 

Policy 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. 
Response: The area illustrated as floodplain in Attachment B constitutes approximately 2% of the Site, 
located within and adjacent to the BPA easement. The conceptual commercial layouts included as 
Attachments D and E demonstrate that it is possible to develop the Site without placing structures within 
the regulated floodplain, thereby helping to minimize property damage while maintaining the storage 
capacity and natural functions of the North Yamhill River floodplain. 

Policy 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. 
Response: Chapter 8.10 (Public Nuisances) of the McMinnville Municipal Code (MMC) prohibits “loud, 
disturbing or unnecessary noise that is injurious or detrimental to the health, safety or peace of other 
persons or property” and specifies allowable noise levels by time of day. MMC 8.10.260.D.11 prohibits 
the following: 

11. Commercial Establishments Adjacent to Residential Property. Unreasonably loud and raucous 
noise from the premises of any commercial establishment, including any outdoor area which is part 
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of or under the control of the establishment, between the hours of 10:00 p.m. and 7:00 a.m., that is 
plainly audible to persons on any nearby residential property. 

Furthermore, provisions within the C-3 zone (the requested zone for the Site) identify that specific use 
types may not result in objectionable noise, odor, dust, smoke, or vibration. As future commercial 
development would be subject to these standards, the proposed map amendment is thus protective of 
neighboring properties and fully consistent with this policy. 

Chapter IV – Economy of McMinnville 

Goal IV 1: To encourage the continued growth and diversification of McMinnville’s economy in order to enhance 
the general well-being of the community and provide employment opportunities for its citizens. 

Goal IV 2: To encourage the continued growth of McMinnville as the commercial center of Yamhill County in 
order to provide employment opportunities, goods, and services for the city and county residents. 

Policy 21.01 The City shall periodically update its economic opportunities analysis to ensure that it has 
within its urban growth boundary (UGB) a 20-year supply of lands designated for commercial and 
industrial uses. The City shall provide an adequate number of suitable, serviceable Sites in appropriate 
locations within its UGB. If it should find that it does not have an adequate supply of lands designated for 
commercial or industrial use it shall take corrective actions which may include, but are not limited to, 
redesignation of lands for such purposes, or amending the UGB to include lands appropriate for industrial 
or commercial use. 
Response: The applicant’s initial submittal noted that “Rezoning 1.2 acres would add more developable 
commercial land to the City’s current inventory” and that “the proposed land use change would 
maximize the usability of existing commercially designated lands.” Additionally, as detailed in the 
response to Statewide Land Use Planning Goal 9 above, the 2013 EOA concluded that the City has a 
deficit of 35.8 acres of commercial land. Current planning efforts included in the Draft 2020 EOA indicate 
that during the 2021-2041 planning period, that deficit will grow to at least 286 acres. 

The 1.2-acre Site’s location provides an opportunity to reduce that deficit, while reducing existing 
residents’ visual and acoustic exposure to impacts associated with Highway 99W and heavy industrial 
activities to the south. The Site’s suitability for commercial use is detailed above, and the serviceability 
of the Site is addressed below. 

Policy 21.03 The City shall support existing businesses and industries and the establishment of locally 
owned, managed, or controlled small businesses. 
Response: The 1.2-acre Site’s location adjacent to an existing neighborhood, as well as abutting buildable 
Commercially-designated land proximate to Oregon Highway 99W, makes it a suitable site for 
development to accommodate one or more locally owned, managed, or controlled small business 
tenants. The proposed redesignation would further this Policy by making the Site eligible for such use. 

Goal IV 3: To ensure commercial development that maximizes efficiency of land use through utilization of 
existing commercially designated lands, through appropriately locating future neighborhood-serving and other 
commercial lands, and discouraging strip development. 
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Response: The 1.2-acre Site’s location adjacent to an existing neighborhood (Hidden Meadow Ridge), as well 
as abutting buildable Commercially-designated land to its south, makes it a suitable site for locating 
neighborhood-serving small businesses. Such businesses could be building owners or tenants, depending on 
market factors. Because the Site is not abutting an arterial or a collector street, its commercial development 
will not contribute to strip development. Commercial designation of the Site is consistent with this Goal. If the 
Site is combined with the Property so that the existing commercial area is enlarged, the larger area will provide 
flexibility in how development is configured so that strip development can be avoided. 

Policy 22.00 The maximum and most efficient use of existing commercially designated lands will be 
encouraged as will the revitalization and reuse of existing commercial properties. 
Response: The adjacent approximately 8.5-acre parcel has remained undeveloped, even though it is 
designated for commercial use. Designating the Site commercial will enlarge the available commercial 
area to over 9 acres, which increases the likelihood that the entire property will be used for commercial 
purposes. 

Policy 23.00 Areas which could in the future serve as commercial Sites shall be protected from 
encroachment by incompatible uses. 
Response: The Site is suitable for Commercial use because it is adjacent to Commercially-designated 
land to its south, and its commercial development will contribute to buffering of the existing residential 
neighborhood to its west from impacts of Oregon Highway 99W and nearby heavy industrial uses to the 
southeast. It is protected from incompatible uses by the presence of the FEMA “100-Year” flood hazard 
boundary on its north and east sides. The proposed Commercial designation is consistent with this Policy. 

Policy 24.00 The cluster development of commercial uses shall be encouraged rather than auto-oriented 
strip development. 
Response: The Site is located approximately 1,000 feet from Oregon Highway 99W, so its commercial 
development and use will not contribute to strip development along the Highway. Its location provides 
a significant opportunity to integrate its access, circulation and other features with the Commercially-
designated abutting property to the south, to achieve “cluster” development characteristics, consistent 
with this Policy. 

Policy 24.50 The location, type, and amount of commercial activity within the urban growth boundary 
shall be based on community needs as identified in the Economic Opportunities Analysis. 
Response: As detailed in response to Statewide Land Use Planning Goal 9 above, the 2013 EOA 
concluded that the City has a deficit of 35.8 acres of commercial land. Current planning efforts included 
in the Draft 2020 EOA indicate that during the 2021-2041 planning period, that deficit will grow to at 
least 286 acres. The 1.2-acre Site’s location provides an opportunity to reduce that deficit, while reducing 
existing residents’ visual and acoustic exposure to impacts associated with Highway 99W and heavy 
industrial activities to the south. The Site’s suitability for commercial use is detailed above, and the 
serviceability of the Site is addressed below. 

Policy 25.00 Commercial uses will be located in areas where conflicts with adjacent land uses can be 
minimized and where city services commensurate with the scale of development are or can be made 
available prior to development. 
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Response: As explained elsewhere in this letter, the Site’s location is such that allowing commercial 
development will have a buffering effect, interposing commercial building(s) between existing 
residences and the industrial activities to the southeast. By contrast, the current Residential designation 
sets the stage for locating future residences close to an existing high-voltage power lines corridor, with 
no development that would buffer them from noise or other impacts from those nearby industrial 
activities. The combined approximately 9.7  acre commercial area (the Site + the existing C-3 property) 
allows sufficient area for a commercial development to be configured so that buffering from the adjacent 
residential use is feasible. The proposed redesignation contributes to reducing potential adjacency 
conflicts. Also as noted above in this letter, city services sufficient to serve commercial development and 
use of the Site are in place in the abutting streets: Hidden Meadow Drive, which stubs to the west 
property boundary, or Doran Drive, if extended through the Commercially-designated property abutting 
to the south. 

Policy 26.00 The size of, scale of, and market for commercial uses shall guide their locations. Large-scale, 
regional shopping facilities, and heavy traffic-generating uses shall be located on arterials or in the 
central business district, and shall be located where sufficient land for internal traffic circulation systems 
is available (if warranted) and where adequate parking and service areas can be constructed. 
Response: The size, configuration and location of 1.2-acre Site is not suitable for “large-scale, regional 
shopping facilities, and heavy traffic-generating uses.” If the Site is combined with the existing 
Commercially-designated Property, the location of the no-build BPA easement precludes a large single 
building that would be consistent with this use. Kittelson & Associates’ May 11, 2021 Trip Generation 
Memo (previously submitted into the record) demonstrates that the Site as a standalone commercial 
use or when combined with the Property Is expected to generate only a de minimis amount of traffic. 
The conceptual commercial layouts sketched in Attachments D and E illustrate the ability for the Site to 
provide adequate parking an access a public street through shared access through the Property to the 
south. 

Policy 29.00 New direct access to arterials by large-scale commercial developments shall be granted only 
after consideration is given to the land uses and traffic patterns in the area of development as well as at 
the specific Site. Internal circulation roads, acceleration/deceleration lanes, common access collection 
points, signalization, and other traffic improvements shall be required wherever necessary, through the 
use of planned development overlays. 
Response: This Policy is not applicable because as explained in response to Policy 26.00, a large-scale 
commercial development is not feasible. Additionally, the Site does not have direct access to an arterial. 

Policy 30.00 Access locations for commercial developments shall be placed so that excessive traffic will 
not be routed through residential neighborhoods and the traffic-carrying capacity of all adjacent streets 
will not be exceeded. 
Response: No specific access determination or routing is proposed at this time, but the applicant notes 
that commercial development of the Site could potentially be achieved by integrating vehicular access 
and circulation with the Commercially-designated abutting Property to the south. In that scenario, 
pedestrian and bicycle access could be provided for the residents of Hidden Meadow Ridge to the west, 
while precluding commercial traffic from cutting through their neighborhood. As noted in the trip 
generation memo by Kittelson, the proposed redesignation will not cause the carrying capacity of 
existing streets to be exceeded. The proposed redesignation is consistent with this Policy. 
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Policy 31.00 Commercial developments shall be designed in a manner which minimizes bicycle/pedestrian 
conflicts and provides pedestrian connections to adjacent residential development through pathways, 
grid street systems, or other appropriate mechanisms. 
Response: As noted above for Policy 30.00, commercial development of the Site could potentially be 
achieved by integrating vehicular access and circulation with the Commercially-designated abutting 
Property to the south. In that scenario, pedestrian and bicycle access could be provided for the residents 
of Hidden Meadow Ridge to the west, while precluding commercial traffic from cutting through their 
neighborhood. The proposed redesignation is consistent with this Policy. 

Policy 32.00 Where necessary, landscaping and/or other visual and sound barriers shall be required to 
screen commercial activities from residential areas. 
Response: Commercial development of the Site in compliance with City landscaping and screening 
requirements will contribute to this Policy. Additionally, as noted above, allowing commercial 
development at this location will have the added effect of using commercial development to buffer and 
insulate the existing Hidden Meadow Drive Ridge neighborhood from impacts associated with Oregon 
Highway 99W and heavy industrial uses to the southeast. The combined 9.7-acre commercial area (the 
Site + the existing C-3 Property) allows sufficient area for a commercial development to be configured 
so that buffering from the adjacent residential use is feasible. 

Policy 33.00 Encourage efficient use of land for parking; small parking lots and/or parking lots that are 
broken up with landscaping and pervious surfaces for water quality filtration areas. Large parking lots 
shall be minimized where possible. All parking lots shall be interspersed with landscaping islands to 
provide a visual break and to provide energy savings by lowering the air temperature outside commercial 
structures on hot days, thereby lessening the need for inside cooling. 
Response: Commercial development of the Site will be required to comply with City of McMinnville 
development standards that implement this Policy. If the Site is combined with the commercially-
designated Property to the south so that the commercial area is enlarged to approximately 9.7 acres, 
the opportunities for efficient use of the land area will be increased. The proposed Commercial 
redesignation contributes to meeting this Policy. 

Chapter V – Housing and Residential Development 

Goal V 1: To promote development of affordable, quality housing for all city residents. 
Response: The Site’s location is such that residential development would locate new residents closer to an 
existing heavy industrial area than the current eastern edge of the Hidden Meadow Ridge subdivision. By 
contrast, the proposed Commercial redesignation will allow construction of larger building(s) that would 
contribute to buffering that neighborhood instead. 

Policy 58.00 City land development ordinances shall provide opportunities for development of a variety 
of housing types and densities. 
Response: This Policy is directed at the City and how the comprehensive plan should be implemented 
by the zoning code. It does not apply to this map amendment application. 

Policy 59.00 Opportunities for multiple-family and mobile home developments shall be provided in 
McMinnville to encourage lower-cost renter and owner-occupied housing. Such housing shall be located 
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and developed according to the residential policies in this plan and the land development regulations of 
the City. 
Response: A portion of this Policy is directed at the City and how the comprehensive plan should be 
implemented by the zoning code. The applicant has requested a Comprehensive Plan Map designation 
change from Residential to Commercial, and zoning designation of C-3. In the C-3 zone, multiple-family 
residential development is allowed, subject to the development standards of the R-4 residential zone. 
With the proposed redesignation, multiple-family residential use will be allowed at the Site. For these 
reasons, the proposed redesignation is consistent with this Policy. 

Policy 61.00 The City of McMinnville shall monitor the conversion of lands to residential use to insure that 
adequate opportunities for development of all housing types are assured. Annual reports on the housing 
development pattern, housing density and mix shall be prepared for city review. 
Response: This Policy directs staff and City leaders to monitor residential development in the community 
on an annual basis and is not applicable to this map amendment application. 

Goal V 2: To promote a residential development pattern that is land intensive and energy-efficient, that 
provides for an urban level of public and private services, and that allows unique and innovative development 
techniques to be employed in residential designs. 

Policy 68.00 The City of McMinnville shall encourage a compact form of urban development by directing 
residential growth close to the city center, to designated neighborhood activity centers, and to those 
areas where urban services are already available before committing alternate areas to residential use. 
Response: This Goal and Policy provide direction to guide the City’s adoption of zoning standards for 
residential development, as well as the zoning designations of land within the planning area (UGB), to 
foster innovative and energy-efficient forms of housing. This Goal will influence the City’s efforts in its 
forthcoming and necessary planning process for rezoning the 854.40 acres of land in the Urban Holding 
zone to meet growth and housing needs. The 1.2-acre Site is poorly situated to further this Goal because 
it is quite small and located at the perimeter edge of the City, relatively far from the center of the 
community; it is adjacent to a high-voltage power lines corridor and flood hazard area; and it is exposed 
to noise and other impacts of Highway 99W and heavy industrial activities to the southeast. Those factors 
limit the Site’s potential to further this Goal and Policy, such that the requested Commercial 
redesignation will have no significant effect on this Goal and Policy. 

Policy 71.00 The City of McMinnville shall designate specific lands inside the urban growth boundary as 
residential to meet future projected housing needs. Lands so designated may be developed for a variety 
of housing types. All residential zoning classifications shall be allowed in areas designated as residential 
on the Comprehensive Plan Map. 
Response:  As detailed in response to Statewide Goal 10, if the proposed map amendment is approved, 
the City will continue to have a surplus of land available for residential development. The comprehensive 
plan Policies adopted as part of the December 2020 UGB expansion will ensure that the forthcoming and 
necessary planning process for rezoning the 854.40 acres of land in the Urban Holding zone will meet 
growth and housing needs. 
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Policy 71.05 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. 
Response: At this time, the Site has been annexed but not rezoned for urban residential development. 
As noted in responses to the housing goals and policies quoted above, several location factors (e.g., City 
perimeter location, exposure to industrial area/activities, proximity to high-voltage power lines) suggest 
the Site is not particularly suitable for residential development “consistent with the policies of the 
Comprehensive Plan.” Further, the December 2020 UGB provides an adequate supply of land suitable 
for needed housing types. 

Policy 71.09 Medium and High-Density Residential (R-3 and R-4) - The majority of residential lands in 
McMinnville are planned to develop at medium density range (4 – 8 dwelling 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: 
1. Areas that are not committed to low density development; 
2. Areas that have direct access from collector or arterial streets; or a local collector street within 600’ of 
a collector or arterial street; 
3. Areas that are not subject to development limitations such as topography, flooding, or poor drainage; 
4. Areas where the existing facilities have the capacity for additional development; 
5. Areas within one-quarter mile of existing or planned public transportation. 
Response: The Site is at best a moderate fit with the listed characteristics for Medium and High-Density 
Residential (R-3 and R-4) designation. While it is not committed to low-density development 
(subparagraph 1), its access would be provided by a stub from a local street network, inconsistent with 
subparagraph 2. Its shape on the north and east sides is defined by the flood hazard area and associated 
slope and drainage characteristics, which limit options for development, making it only marginally 
consistent with subparagraph 3. Due to its small size and limited utility service requirements as a result, 
either residential or commercial development can be adequately served, satisfying subparagraph 4. The 
Site is more than a quarter-mile from the nearest bus stop (Yamhill County Transit Line 44, west of 
Grandhaven Street in front of the WinCo Foods store) as the crow flies, and 0.46 mile by the shortest 
travel path. Based on these characteristics, the Site is more suitable for designation as Commercial than 
Residential. Medium and High-Density Residential designations are more suitable for inclusion in the 
master planning process of Urban Holding areas that were included in the UGB by Ordinance 5098. 

Policy 71.10 The following factors should be used to define appropriate density ranges allowed through 
zoning in the medium density residential areas: 
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. 
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Response: This Policy provides guidance for the creation and adoption of residential zoning categories 
and density ranges to regulate residential development in the community, and is not applicable to this 
application. 

Policy 91.00 Multiple-family housing developments, including condominiums, boarding houses, lodging 
houses, rooming houses but excluding campus living quarters, shall be required to access off of arterials 
or collectors or streets determined by the City to have sufficient traffic carrying capacities to 
accommodate the proposed development. 
Response: The presumed R-4 zone under the existing Residential designation and the proposed C-3 zone 
both allow multiple-family housing developments. Therefore, the proposed map amendment does not 
alter the Site’s ability to comply with the Policy. 
 

 Sub-criterion from 17.74.020 

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. 

Response: The proposed map amendment complies with the applicable housing policies in the comprehensive 
plan, and many of the policies are not applicable. Even if the housing policies are weighted in the balancing 
and consideration of all comprehensive plan policies, there is no need to retain the Site’s Residential 
designation and the Site is more suitable for Commercial designation and development. 

The December 2020 UGB amendment provides the City with a surplus of land available for all housing types, 
as detailed in response to Statewide Goal 10. The presumed R-4 zone under the existing Residential 
designation and the proposed C-3 zone both allow multiple-family housing developments, so that type of 
housing is not excluded, and densities are not decreased. The proposed map amendment has no impact on 
the cost or timing of providing needed housing. 

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. 
Response: As illustrated in Attachments D and E, since the Site is under common ownership with commercially-
zoned Property fronting on Doran Drive, a commercial development could access Doran Drive directly, thereby 
making use of existing transportation infrastructure while not contributing additional traffic to the residential 
neighborhood on Hidden Meadows Drive. As discussed in Attachment A, the proposed map amendment 
remains consistent with the City’s TSP and complies with the TPR. 

Policy 117.00 The City of McMinnville shall endeavor to insure that the roadway network provides safe 
and easy access to every parcel. 
Response: The City has prepared and adopted a TSP to identify transportation measures necessary to 
result in a safe roadway access. As discussed in Attachment A, the proposed change from a residential 
to a commercial designation does not necessitate an amendment to the TSP. The proposed change 
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retains a safe street network and the site will continue to have access to streets via a drive aisle to NE 
Doran Drive crossing other portions of the Property (as depicted on Attachments D and E). 

Policy 119.00 The City of McMinnville shall encourage utilization of existing transportation corridors, 
wherever possible, before committing new lands. 
Response: The applicant’s proposed redesignation of the Site for commercial use would provide for 
access through the existing C-3-zoned land to the south within the same Property, thereby accessing an 
existing public roadway rather than require construction of additional public right-of-way as would be 
required under the current residential designation. See Attachment C for a sketch of potential residential 
development and Attachments D and E for sketches of potential commercial development. 

Policy 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. 

Response: As the applicant’s proposed redesignation to commercial use would provide for access 
through the existing C-3-zoned land to the south, site-generated traffic would access NE Doran Drive 
rather than being directed through the existing residential neighborhood on NE Hidden Meadows Drive 
and NE Deerfield Lane. This condition is consistent with the policy to “minimize through-traffic and serve 
local areas only.” 

Policy 126.00 The City of McMinnville shall continue to require adequate off-street parking and loading 
facilities for future developments and land use changes. 
Response: Attachments D and E illustrate the feasibility of utilizing the site for a commercial 
development with generous landscaping and parking. The proposed zone change to C-3 is thus consistent 
with this Policy. 

Policy 132.23.00 The McMinnville Transportation System Plan shall be updated as necessary to remain 
consistent with: (a) the city’s land use plan; (b) regional and statewide plans; and (c) the applicable local, 
State, and federal law. 
Response: This Policy is directed at actions the City should take to implement its TSP and does not apply 
to this application because no amendment to the TSP is proposed or necessary. See Attachment A. 

Policy 132.34.05 The McMinnville Transportation System Plan shall promote methods that employers can 
utilize to better facilitate employee commuting, and; to encourage employees to use alternative 
commute methods to the single occupancy vehicle. 
Response: The TSP contains a Transportation Demand Management Goal “To help single-occupant 
vehicle demand in McMinnville through a variety of transportation demand management strategies.” 
These strategies include ride-sharing coordination, transit-oriented design, and encouraging employers 
to implement trip reduction plans. The proposed map amendments would increase the size and scale of 
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contiguous C-3 zoned property, thereby increasing opportunities for ride-sharing and carpooling due to 
the physical proximity of multiple commercial buildings and employers. 

Policy 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. 
Response: The applicant’s proposed redesignation to commercial use would provide for access through 
the existing C-3-zoned land to the south, so site-generated traffic would access NE Doran Drive. By 
contrast, residential development would result in additional traffic routed through the existing 
residential neighborhood on NE Hidden Meadows Drive and NE Deerfield Lane. 

Policy 132.62.00 TSP as Legal Basis – The City of McMinnville shall use the McMinnville TSP as the legal 
basis and policy foundation for actions by decision-makers, advisory bodies, staff, and citizens in 
transportation issues. The goals, objectives, policies, implementation strategies, principles, maps, and 
recommended projects shall be considered in all decision-making processes that impact or are impacted 
by the transportation system. 
Response: The applicant’s transportation engineers have submitted evidence demonstrating that the 
development is consistent with the TSP. See Attachment A. 

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. 

Response: Although the Site is within the urban growth boundary and within city limits, it maintains Yamhill 
County agricultural zoning, which means that the Site is urbanizable but not eligible for development at urban 
levels. Future development necessitates connections to public water, sanitary sewer, and transportation 
networks. The City has nearby public water mains and a sanitary sewer system and the Site has access to 
nearby roadways with capacity to accommodate the proposed commercial use. Amending the City’s maps to 
designate the Site for commercial use will allow conversion to urban land with utility and transportation usage 
consistent with the City’s public facility plans. 

Mackenzie reviewed current utility master plans and information for the area, including: 
- City of McMinnville Wastewater Conveyance Master Plan, 2008, prepared by West Yost Associates 

and CH2MHill 
- City of McMinnville Storm Drainage Master Plan, 2009, prepared by CH2MHill 
- City of McMinnville Water Reclamation Facilities Plan, 2009, prepared by prepared by West Yost 

Associates and CH2MHill 
- Service map and fire flow test records provided by McMinnville Power and Light (Steve Wendell) 
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Sanitary Sewer 

The Site lies within the Fairgrounds sewer basin and drains to the Northeast pump station. The capacity of the 
pump station is 960 gallons per minute (gpm), of which Mackenzie engineers estimate approximately 414 gpm 
will be generated by the set of uses currently planned, based on the master plan. Re-zoning the subject lot to 
commercial use will result in an approximately 9 gpm increase, which is within the available capacity of the 
existing pump station. Mackenzie engineers do not expect any public sewer system improvements will be 
necessary to accommodate the zone change. 

Water 

The Site lies near the edge of the McMinnville Water and Light service boundary and is served by an existing 
10-inch water main in NE Doran Drive southwest of the Site. The water system is looped in this area. Based on 
flow tests provided by McMinnville Water and Light, the system provides 3,728 gpm (@ 20 psi) fire flow to the 
area. Mackenzie engineers do not expect any public water system improvements will be necessary to 
accommodate the proposed Site rezoning for commercial use since for typical commercial developments such 
as that depicted in Attachments D and E, the Oregon Fire Code would generally require fire flow of 3,000 gpm 
or less. 

Storm Drainage 

The Site is located approximately 600 feet from the North Yamhill River. We expect the developed Site would 
discharge stormwater towards the river; therefore, there are no downstream constraints in the City drainage 
system. The majority of the Site is located outside the mapped 100-year floodplain. Mackenzie engineers do 
not expect any additional public storm drainage improvements to be necessary to accommodate the proposed 
Site rezoning for commercial use. 

Policy 136.00 The City of McMinnville shall insure that urban developments are connected to the 
municipal sewage system pursuant to applicable city, state, and federal regulations. 
Response: The proposed map amendment would result in a future commercial development that 
connects to the sanitary sewer system. No on-Site septic system is anticipated or proposed. 

Policy 137.00 The City of McMinnville shall undertake necessary long-range planning efforts for the 
sewage system to implement the McMinnville Comprehensive Plan. 
Response: The City of McMinnville Wastewater Conveyance Master Plan, 2008 and the City of 
McMinnville Water Reclamation Facilities Plan, 2009, both prepared by West Yost Associates and 
CH2MHill, indicate that the Site lies within the Fairgrounds sewer basin and drains to the Northeast pump 
station. The capacity of the pump station is 960 gallons per minute (gpm), of which Mackenzie engineers 
estimate approximately 414 gpm is currently planned based on the master plan. Re-zoning the subject 
lot to commercial use will result in an approximately 9 gpm increase, which is within the available 
capacity of the existing pump station. Mackenzie engineers do not expect any public sewer system 
improvements will be necessary to accommodate the zone change. 
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Policy 138.00 The City of McMinnville shall develop, or require development of, sewer system facilities 
capable of servicing the maximum levels of development envisioned in the McMinnville Comprehensive 
Plan. 
Response: The proposed redesignation of the Site from residential to commercial is anticipated to result 
in sanitary sewer discharges that are within the same order of magnitude. As noted in the response to 
Policy 137.00, Mackenzie engineers estimate that the existing pump station capacity is more than 
adequate to accommodate commercial development. 

Policy 142.00 The City of McMinnville shall insure that adequate storm water drainage is provided in 
urban developments through review and approval of storm drainage systems, and through requirements 
for connection to the municipal storm drainage system, or to natural drainage ways, where required. 
Response: The City of McMinnville Storm Drainage Master Plan, 2009, prepared by CH2MHill, 
documents the consultant’s hydraulic analysis, water quality provisions, and drainage system standards. 
The Site is located approximately 600 feet from the North Yamhill River so the developed Site would 
likely discharge stormwater towards the river. Therefore, there are no downstream constraints in the 
City drainage system and Mackenzie engineers do not expect any additional public storm drainage 
improvements to be necessary to accommodate the subject Site rezoning to commercial use. 

Policy 144.00 The City of McMinnville, through McMinnville Water and Light, shall provide water services 
for development at urban densities within the McMinnville Urban Growth Boundary. 
Response: The Site is served by an existing 10-inch water main in NE Doran Drive southwest of the Site. 
The water system is looped in this area to provide water service consistent with urban densities. The 
proposed. Based on flow tests provided by McMinnville Water and Light, the system provides 3,728 gpm 
(@ 20 psi) fire flow to the area. Mackenzie engineers do not expect any public water system 
improvements will be necessary to accommodate the subject Site rezoning to commercial use. 

Policy 151.00 The City of McMinnville shall evaluate major land use decisions, including but not limited 
to urban growth boundary, comprehensive plan amendment, zone changes, and subdivisions using the 
criteria outlined below: 
1. Sufficient municipal water system supply, storage and distribution facilities, as determined by 
McMinnville Water and Light, are available or can be made available, to fulfill peak demands and insure 
fire flow requirements and to meet emergency situation needs. 
2. Sufficient municipal sewage system facilities, as determined by the City Public Works Department, are 
available, or can be made available, to collect, treat, and dispose of maximum flows of effluents. 
3. Sufficient water and sewer system personnel and resources, as determined by McMinnville Water and 
Light and the City, respectively, are available, or can be made available, for the maintenance and 
operation of the water and sewer systems. 
4. Federal, state, and local water and waste water quality standards can be adhered to. 
5. Applicable policies of McMinnville Water and Light and the City relating to water and sewer systems, 
respectively, are adhered to. 
Response: Demonstration of sufficiency of water and sanitary sewer service is provided in the responses 
to Policies 136.00, 137.00, 138.00, and 144.00. Based on a review of the City’s utility master plans, 
Mackenzie engineers have concluded that the public utilities are appropriate to serve future commercial 
development if the proposed map amendment is approved. 
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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. 
Response: As the Site size is only 1.2 acres, redesignating the Site from planned residential to planned 
commercial should not impose a material difference in demand for service by the police and fire 
departments. Commercial buildings are often equipped with security alarms, fire alarms, and fire 
suppression systems, all of which would help facilitate efficient responses by emergency personnel if 
needed. 

Chapter VIII – Energy 

Goal VIII 1: To provide adequate energy supplies, and the systems necessary to distribute that energy, to service 
the community as it expands. 
Response: A Bonneville Power Administration (BPA) easement runs through the southeastern portion of the 
Site and extends across the Property. The conceptual diagrams in Attachments C, D, and E illustrate that the 
Site can be developed in a manner that reserves the easement corridor for the high voltage transmission lines. 
The proposed map amendment provides better opportunities for BPA to access and maintain the power lines 
as it will yield commercial development with paved parking areas rather than unpaved residential rear yards. 

Policy 171.00 The City of McMinnville shall continue to examine land use decisions in the light of present 
and projected supplies of electrical, fossil fuel, and other sources of energy. 
Response: The BPA easement contains high-voltage electrical transmission lines, which are a critical 
piece of infrastructure supportive of the local economy and quality of life. However, the high voltage 
lines result in electromagnetic fields (EMF), which makes the eastern portion of the Site less desirable 
for housing as residents may be concerned about the health effects of prolonged exposure to EMF. By 
contrast, commercial development is more viable because commercial buildings typically are occupied 
for shorter periods, reducing exposure to EMF. Therefore, the proposed map amendment and zone 
change are supportive of usage of electrical energy. 

Goal VIII 2: To conserve all forms of energy through utilization of land use planning tools. 
Response: As illustrated in the conceptual development sketches in Attachments C, D, and E under the current 
residential plan designation the Site could be developed with approximately eight single-family residences, 
while under the requested commercial plan designation the Site may be developed with a single building 
(though potentially this could be one or two buildings). In general terms, heating and cooling is more efficient 
with a reduced number of buildings as there are fewer energy losses through building envelopes. Thus, 
approving the requested map amendment may result in reduced energy consumption. 

Policy 178.00 The City of McMinnville shall encourage a compact urban development pattern to provide 
for conservation of all forms of energy. 
Response: Redesignating the Site to commercial would result in approximately 9.7 acres of contiguous 
C-3 zoning, providing an opportunity to improve the property with a cohesive and compact commercial 
development. Clustering businesses together allows for carpooling and for shared trips, thereby reducing 
transportation-related energy consumption. 
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Chapter IX – Urbanization 

Goal IX 1: To provide adequate lands to service the needs of the projected population to the year 2023, and to 
ensure the conversion of these lands in an orderly, timely manner to urban uses. 
Response: As discussed above in response to Statewide Goals 10 and 9, the December 2020 UGB expansion 
(Ordinance 5098) provided an adequate supply of residential land through the 2023 planning period. The 2013 
EOA concluded that there would be a deficit of 35.8 acres of commercial land. This application and other 
applications pending before the City will resolve the deficit. 

Goal IX 2: To establish a land use planning framework for application of the goals, policies, and proposals of 
the McMinnville comprehensive plan. 
Response: This goal requires the City to implement its comprehensive plan through its zoning code. It is not 
directly applicable to this application. 

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. 
Response: The Site is “urbanizable” land because it is annexed but retains an agricultural resource zone 
(EF-80). The proposal is to amend the Site’s designation to Commercial, and implementing C-3 zone, in 
compliance with this Policy. 

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. 
Response: This quasi-judicial application affords multiple opportunities for citizen input and participation. As 
previously documented, the applicant held a neighborhood meeting on November 3, 2020. As part of the 
application review, the City will provide public notice to area property owners so that interested parties can 
submit comments either in written form or in oral testimony at either the Planning Commission or the City 
Council public hearings. 

Goal X 3: To periodically review and amend the McMinnville comprehensive plan to reflect changes in 
community circumstances, in citizen desires, and in the statewide goals. 
Response: The intent of this goal is primarily aimed at ensuring that the City regularly initiates action to review 
and update its comprehensive plan, which it recently did as part of the December 2020 UGB amendment. In 
this instance, the applicant is helping to advance the City’s goal of ensuring that the comprehensive plan 
reflects current community needs and conditions. As detailed throughout this application, the Site is more 
suitable for Commercial designation than residential, it the proposed amendment will help resolve an existing 
deficit of commercial land. 
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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; 
Response: The timeliness of the amendment relates more to legislative actions taken by the City, rather than physical 
changes to the local context. Simply stated, since the Site was annexed, planning efforts have resulted in a surplus of 
residential and deficit of commercial land, and the proposed conversion helps rebalance the land supply. As detailed in 
response to Statewide Goals 10 and 9, the December 2020 UGB expansion (Ordinance 5088) provided an adequate supply 
of residential land through the 2023 planning period. The 2013 EOA concluded that there would be a deficit of 35.8 acres 
of commercial land. This application and other applications pending before the City will resolve the deficit. 

The suitability sections of this application describe how the proposed commercial designation is compatible with the 
pattern of development in the area. Residential development and use in some areas of the City have brought residents 
into closer visual and acoustical contact with the City’s industrial areas. Although the Plan does not position these 
sometimes-conflicting uses directly adjacent to each other, at some locations in the community, they are separated by 
undeveloped land areas that do not buffer and insulate them from each other very well. A case in point is the Hidden 
Meadow Ridge subdivision, abutting the Site to the west: particularly for homes in the east end of that neighborhood, the 
power lines corridor and vegetation to the east do little to attenuate noise from Oregon Highway 99W and the industrial 
area immediately to its south. 

Construction of commercial building(s) on the property south of the Site, along the east side of NE Doran Drive, can be 
expected to impose a buffer between those residences and the Highway and industrial area to the south, because 
buildings reflect sound and will thereby reduce transmission from those sources into the neighborhood. But, if residential 
development is extended farther to the east, consistent with the current Residential designation of the Site, it will simply 
add more residences exposed to those noise sources, with no prospect of an intervening development to mitigate 
transmission because area to the east is in the flood hazard area. By contrast, Commercial designation of the Site will 
allow a commercial building to contribute to the visual and acoustical insulation of the Hidden Meadow Ridge neighbors. 
 
The requested redesignation is based on site analysis factors that favor Commercial development and use of the 1.2-acre 
Site over Residential use, such as the opportunity to use commercial development as a form of buffer between the existing 
Hidden Meadow Ridge neighborhood and impacts associated with Highway 99W and heavy industrial land areas to the 
southeast. 

C. Utilities and services can be efficiently provided to serve the proposed uses or other potential uses in the proposed zoning 
district. 
Response: As discussed in the response to Comprehensive Plan Chapter VII (Community Facilities and Services), the Site 
is served with public utilities with adequate capacity to accommodate the proposed designation to commercial. 
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CLOSING REMARKS 

Thank you for the opportunity to supplement the record. These additional findings and associated exhibits demonstrate 
that the proposed application is approvable under the applicable approval standards. Please contact me at (971) 346-3675 
or gfrask@mcknze.com if you have any questions. 

Sincerely, 
 
 
 
 
Gabriela Frask 
Land Use Planning 
 
Enclosure: Attachment A: Memo on Consistency with the City of McMinnville Transportation System Plan, September 

10, 2021, Kittelson & Associates 
Attachment B: Aerial Map 
Attachment C: Residential sketch 
Attachment D: Commercial sketch (standalone) 
Attachment E: Commercial sketch (combined) 

c: Elizabeth Stowe, Jennifer Hudson – Cascade Steel Rolling Mills 
 Dana Krawczuk – Stoel Rives LLP 
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MEMORANDUM  
 

Date: September 10, 2021          Project #: 26347

To: Tom Schauer, AICP, & Heather Richards, PCED, City of McMinnville  

Cc: Jennifer Hudson, Schnitzer Steel Industries, Inc. 

From: Kristine Connolly, PE, & Marc Butorac, PE, PTOE, PMP 
Project: Cascade Steel Rolling Mills Rezone  
Subject: Consistency with the City of McMinnville Transportation System Plan 

 

This memorandum was prepared in response to December 14, 2020 City of McMinnville Completeness 
Review Letter (CPA 1-20/ZC 1-20) to address the proposed 1.2-acre Cascade Steel Rolling Mills zone 
change and comprehensive plan map amendment in McMinnville, Oregon.  

PROPOSED CASCADE STEEL ROLLING MILLS REZONE  

Cascade Steel Rolling Mills (Cascade Steel) is seeking a rezone of a portion of their property located at 
3225 NE Highway 99W in McMinnville, Oregon. The 50.1-acre property is currently undeveloped. The 
property is partially in city limits and partially in unincorporated Yamhill County. Approximately 9.7 acres 
are within City Limits: 8.5 acres are zoned C-3 (General Commercial) by the City while the remaining 1.2 
acres retain Yamhill County EF-80 zoning. Cascade Steel seeks to rezone the 1.2 acres of land that are 
zoned County EF-80 to C-3 (General Commercial) and amend the City Comprehensive Plan Designation 
from Planned Residential to Planned Commercial to establish consistency in the zoning and 
Comprehensive Plan designations for the portion within city limits.  

CONSISTENCY WITH THE CITY’S TRANSPORTATION SYSTEM PLAN 
The May 2010 City of McMinnville Transportation System Plan (TSP) states that “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 as shown Exhibit 2-1.” Figure 1 provides 
an annotated portion of the map in the vicinity of the site.  

The map does not delineate specific alignments or locations of the access. Rather, the blue triangles on 
the map indicate approximate locations intended to provide future connectivity. In many cases, the same 
connectivity can be provided at a nearby alternate location.  
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Cascade Steel Rolling Mills Rezone Project #: 26347 
September 10, 2021 Page 2 

Kittelson & Associates, Inc.  Portland, Oregon 
 

Figure 1. Excerpt from City of McMinnville TSP Future Local Street Connections (Exhibit 2-1) 

 

The map identifies two local connections in the vicinity of the site: 

 An east-west connection (labeled ‘A’ in Figure 1).  
o The alignment of Triangle ‘A’ indicates intent for providing connection to the west of NE 

Doran Drive. Though the location of the triangle is not shown precisely at NE Doran 
Drive, the intent of this connection is currently satisfied by the extension of NE Doran 
Drive west to NE Grandhaven Drive. 

o With site development, the proposed commercial development will take access to the 
east side of NE Doran Drive, aligning with existing access on the west side.  

o As documented in the May 11, 2021 Cascade Steel Rolling Mills Rezone Trip Generation 
memorandum prepared by Kittelson & Associates, Inc., the proposed rezone increases 
the trip generation potential of the site by only 27 weekday PM peak hour trips and 277 
average daily trips. This small increase in traffic will not create significant impacts under 
Oregon Administrative Rule (OAR) 660-012-0060. A traffic impact analysis (TIA) will be 
performed with future site development, and will determine the appropriate design of 
site access to NE Doran Drive to accommodate site traffic.  

 A north-south connection shown at the approximate location of the current terminus of NE 
Hidden Meadow Drive (labeled ‘B’ in Figure 1).  

NE Doran Dr 
NE Grandhaven Dr 

B 

A 
8.5  

Acres 
Zoned  

C-3 

1.2-Acre 
SITE 
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o The alignment of Triangle ‘B’ indicates intent for providing connection to the north from 
NE Doran Drive. Rather than providing a vehicular connection from NE Hidden Meadow 
Drive, the site will provide a vehicular connection or easement (for any future 
development to the north) from NE Doran Drive to the north through the commercial 
property, thus satisfying the intent of the Local Street Connectivity map (see Figure 2).  

Figure 2. Future North/South Connectivity Opportunity Preserved by the Site 

 

o If the 1.2-acre site were to develop as residential, an extension of NE Hidden Meadow 
Drive would incorporate site trips within the existing residential local street system, 
rather than through the commercially zoned land to the south. However, as the site is 
proposed to be rezoned for commercial use, it is more appropriate to keep the 
commercial traffic with compatible uses to the south. A vehicular connection of NE 
Hidden Meadow Drive into the proposed commercial site would create the potential for 
commercial traffic to cut through the neighborhood, reducing the safety of the 
neighborhood. Conversely, to not extend NE Hidden Meadow Drive will have no impact 
on the existing connectivity of the residential neighborhood. All homes within the 
neighborhood currently have access to NE Doran Drive, which connects to NE 
Grandhaven Drive and Highway 99W.  

o While there will not be vehicular access between the existing residential and proposed 
commercial developments via NE Hidden Meadow Drive, pedestrian and bicycle 
facilities, as well as emergency access, may be provided as part of a future development 
proposal. Connectivity for these uses will benefit both the residential and commercial 
properties.  
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o The potential for future connectivity to the north and/or east can be maintained with 
either easements or potential public streets with the proposed site development, if 
deemed necessary as part of future development proposals. However, given the 
extensive floodplain north and east of the proposed zone change area, these 
connections may not be merited. 

Exhibit 4-6 (TSP Projects and Programs), Exhibit 5-6 (Pedestrian System Plan), Exhibit 6-3 (Bicycle System 
Plan) and Exhibit 7-3 (Transit System Plan: Fixed Route Bus Service) in the City’s TSP identify the location 
of planned transportation system projects and programs. These exhibits do not include any projects at 
the site of the proposed zone change.  

RECOMMENDATION 

Based on the information provided above, the intent of the Future Local Street Connections Map in the 
McMinnville TSP will be fulfilled through site development. Therefore, the zone change does not require 
an amendment to the TSP. If you have any questions, please feel free to contact us at (503)-228-5230. 
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