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Application Supplemental Material 

I. Introduction

Carlton Hub, LLC recently purchased the property at 455 NE Irvine St, the Elizabethꢀ
Chambers CellarV building. A picture of the building is below:  

A satellite view of the property (circled) and surrounding area from Google Maps is below: 

The existing site currently has a winery and tasting room, warehouse space, meeting room, 
kitchen, large patio, parking, and landscaping. Parts of the property have been used intermittently 
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for special events. Carlton Hub wants to operate a leisure business RQꢀ the property, likely 
including a restaurant and other allowed commercial uses. This will fit in well with the current 
vibe of the adjacent central business district and help connect the trail from the commercial uses 
in Historic Downtown to the similar commercial uses along Alpine.  

Unfortunately, the property’s current light industrial (M-1) zoning places significant limits 
on property use for leisure businesses other than use as a tasting room. Also, the M-1 zoning allows 
uses like heavy manufacturing, dyeing facility, freight depot, or kennel that would not fit well in 
the area. 

To allow more leisure business options aligned with surrounding property uses, 
Carlton Hub seeks a zone change to general commercial (C-3), which also requires a 
comprehensive plan amendment from industrial to commercial.  

If a picture is worth a thousand words, the current zoning map is worth a million words 
here. The property is on a metaphorical lone island of light industrial zoning surrounded by a sea 
of commercial: 

The property’s zoning as light industrial (grey) is isolated. While there is a small amount 
of nearby general industrial (dark blue), most nearby properties are general commercial C-3 (red). 
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In fact, the property is immediately north of the central business district—just across 4th Street—
and just south of Alpine, so it makes sense to change it to C-3 zoning as a link between the adjacent 
central business district and the neighboring Alpine commercial area. 

 This change is consistent with the city’s overall land use pattern, helps promote the current 
downtown commercial core, and is consistent with zoning and uses in the immediate vicinity. 

II. This application satisfies all required criteria. 

Approval for both a comprehensive plan amendment and a zone change is based on the 
same criteria list in McMinnville City Code 17.74.020.  

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

This application is consistent with the city’s Comprehensive Plan both generally and in all 
important details, as explained below. 

Chapter II Natural Resources 

Goal II 1: To preserve the quality of the air, water, and land resources within the 
planning area. 

This application is to re-zone and maximize use of underutilized property in the city’s 
downtown core, which will preserve undeveloped property near the city limits. 

This application relates to a previously developed area, so it will not notably impact air, 
water, and land resources. No new emission sources are planned. The property is not in a flood 
plain and has no wetlands. There are no landslide hazards. The proposed leisure business will have 
less noise and air impact than the potential industrial uses currently allowed on the property. 

Chapter III Cultural, Historic, and Educational Resources 

Goal III 2: To preserve and protect sites, structures, areas, and objects of 
historical, cultural, architectural, or archaeological significance to the City of 
McMinnville. 

 The building on the property has been designated a distinctive historical resource by the 
city.1 It was built in 1926-27 and was historically the city power plant. It has undergone interior 
alternation and had several subsequent additions since the 1990s that turned it into a winery and 
tasting room. Carlton Hub wants to preserve the existing structure and re-purpose it for commercial 
leisure uses.  

Goal III 6: Increase heritage tourism 

 This commercial leisure business with help amplify and create synergy with existing 
heritage tourism downtown. 

ꢃ
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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.  

This application will help maximize the economic potential of the existing property to 
provide more jobs, services, and economic growth. By locating near other leisure businesses, 
Carlton Hub’s leisure business will add to the synergy of the area, benefiting surrounding 
businesses as well as its own, and helping link downtown to Alpine. 

Commercial Development 

Goal IV 2: To encourage the continued growth of McMinnville as the commercial 
center of Yamhill County in or der 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. 

This application would shift 0.9 acres of industrial land to commercial land, which is 
consistent with both the 2013 and draft 2020 Economic Opportunities Analysis. McMinnville’s 
2013 Economic Opportunities Analysis indicated a significant surplus of industrial land and a 
small deficit of commercial land from 2013-2033.2  

Similarly, the 2020 draft Economic Opportunities Analysis indicates a continued surplus 
of industrial land (159-acre surplus projected by 2041) and continued deficit of commercial land 
(286-acre deficit projected by 2041).3 In particular, the 2020 draft noted a projected need for 73 
more commercial sites of 0.5 to 0.99 acres—like the 0.9-acre site in this application—while the 
projected need for industrial sites was for larger sites of 2+ acres.4  

 

 

ꢃ
2City of McMinnville, Ordinance 4976: Economic Opportunities Analysis (2013), p. 56, 
***********.mcminnvilleoregon.gov/sites/default/files/fileattachments/planning/page/1675/eoa_final_acknowledged
_plan.pdf  
3 City of McMinnville, Draft Economic Opportunities Analysis (Feb. 2020), pp. 102-103, 
***********.mcminnvilleoregon.gov/sites/default/files/fileattachments/planning/page/1675/4-
mcminnville_economic_opportunities_analysis_v15_tracked.pdf  
4 Id. at p. 101, Ex. 57. 
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Policy 21.03 The City shall support existing businesses and industries and the 
establishment of locally owned, managed, or controlled small businesses. 

 All existing downtown leisure businesses benefit from continued solidification of the city 
core as a local and regional center for leisure. Carlton Hub’s business will have significant synergy 
with the nearby wineries and tasting rooms, and help link downtown to Alpine. 

Goal IV 3: To ensure commercial development that maximizes efficiency of land 
use through utilization of existing commercial designated lands, through 
appropriately locating future neighborhood-serving and other commercial lands, 
and discouraging strip development.  

Policyꢀ 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. 

Policy 23.00 Areas which could in the future serve as commercial sites shall be 
protected from encroachment by incompatible uses. 

Policy 24.00 The cluster development of commercial uses shall be encouraged 
rather than auto-oriented strip development. 

This application seeks to maximize efficiency of existing developed land for surrounding 
commercial leisure uses. Further, use of the property for many of the presently allowed industrial 
uses (like heavy manufacturing, dyeing facility, freight depot, or kennel) would be disturbing to 
the current surrounding commercial leisure uses, so this zone change benefits the entire area by 
preventing industrial interference with existing surrounding commercial uses.  

This application seeks to align with the current cluster of commercial leisure businesses in 
and around the central business district, which is just across the street from this property, and link 
to the cluster of commercial leisure businesses in the Alpine area just north of this property. This 
will help further encourage the walkable downtown/Alpine area. 

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. 

This application would shift 0.9 acres of industrial land to commercial land, which is 
consistent with both the 2013 and draft 2020 Economic Opportunities Analysis. McMinnville’s 
2013 Economic Opportunities Analysis indicated a significant surplus of industrial land and a 
small deficit of commercial land from 2013-2033.5  

Similarly, the 2020 draft Economic Opportunities Analysis indicates a continued surplus 
of industrial land (159-acre surplus projected by 2041) and continued deficit of commercial land 

ꢃ
5City of McMinnville, Ordinance 4976: Economic Opportunities Analysis (2013), p. 56, 
***********.mcminnvilleoregon.gov/sites/default/files/fileattachments/planning/page/1675/eoa_final_acknowledged
_plan.pdf  
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(286-acre deficit projected by 2041).6 In particular, the 2020 draft noted a projected need for 73 
more commercial sites of 0.5 to 0.99 acres—like the 0.9-acre site in this application—while the 
projected need for industrial sites was for larger sites of 2+ acres.7  

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. 

 There is no better place to locate commercial uses than the location in this application, 
which is surrounded by other commercial uses. If this property were used for many of the currently 
allowed industrial uses (like heavy manufacturing, dyeing facility, freight depot, or kennel), it 
would conflict with the surrounding commercial uses. Current city services adequate for 
commercial use are already present in this area. 

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. 

 The commercial leisure uses envisioned for this property are an ideal fit for the area, right 
next the central business district. The property has existing off-street parking as well as 
immediately adjacent street spaces. Once a specific use is determined, Carlton Hub will need to 
meet all requirements for that specific use and demonstrate such compliance in a separate 
application.  

The attached Transportation Planning Rule Analyses shows that the zone change would 
decrease net new trips by -128 for average daily trips and -80 for total weekday PM peak hour 
when considering the reasonable worse case development scenario per OAR 660-012-0060. 

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. 

 The property has existing access that avoids residential neighborhoods. The proposed 
commercial leisure business is similar to use of the property as a tasting room, so there should not 
be a notable impact on traffic on adjacent streets. 

The attached Transportation Planning Rule Analyses shows that the zone change would 
decrease net new trips by -128 for average daily trips and -80 for total weekday PM peak hour 
when considering the reasonable worse case development scenario per OAR 660-012-0060. 

 

ꢃ
6 City of McMinnville, Draft Economic Opportunities Analysis (Feb. 2020), pp. 102-103, 
***********.mcminnvilleoregon.gov/sites/default/files/fileattachments/planning/page/1675/4-
mcminnville_economic_opportunities_analysis_v15_tracked.pdf  
7 Id. at p. 101, Ex. 57. 
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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. 

 This property has good bicycle and pedestrian links with the surrounding area. Use as a 
commercial leisure business is consistent with these links. Notably, this property will help serve 
as a link between the downtown core and the Alpine area. 

Goal IV 4: To promote the downtown as a cultural, administrative, service, and 
retail center of McMinnville. 

Policy 36.00 The City of McMinnville shall encourage a land use pattern that: 

1. Integrates residential, commercial, and governmental activities in and 
around the core of the city; . . . 

 This application promotes integrating commercial uses in the downtown core of the city, 
by shifting the small, isolated industrial property to commercial. This application will also link 
the commercial uses downtown with the commercial uses in the Alpine area. 

Policy 41.00 The City of McMinnville shall encourage the expansion of retail and 
other commercial enterprises east of the railroad tracks and north and south of 
Third Street consistent with the adopted “Downtown Improvement Plan.” 

This application builds upon the recent expansion of the downtown commercial core east 
of the railroad tracks. This property is located just a block north of this policy’s focus. Further, this 
property is a link between commercial uses downtown and along Alpine. 

Policy 44.00 The City of McMinnville shall encourage, but not require, private 
businesses downtown to provide off-street parking and on-site traffic circulation 
for their employees and customers. 

This property has an existing off-street parking lot. 

Industrial Development 

Goal IV 5: To continue the growth and diversification of McMinnville’s industrial 
base through the provision of an adequate amount of properly designated lands.   

 As described above, both the 2013 and draft 2020 Economic Opportunities Analysis show 
a surplus of industrial land. Thus, removal of 0.9 acres from available industrial land will not 
hinder needed industrial growth. 

Goal IV 6: To insure industrial development that maximizes efficiency of land uses, 
that is appropriately located in relation to surrounding land uses, and that meets 
necessary environmental standards.    

Policy 49.00 The City of McMinnville shall use its zoning and other regulatory 
methods to prevent encroachment into industrial areas by incompatible land uses. 
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 This industrial property is surrounded primarily by commercial uses that would be harmed 
by many of the industrial uses currently allowed on the property. Aligning this property with 
surrounding commercial property serves the best interest of logical, orderly, and efficient 
development. 

Policy 49.02 The location, type, and amount of industrial activity within the Urban 
Growth Boundary shall be based on community needs as identified in the Economic 
Opportunities Analysis. 

Policy 50.00 The City of McMinnville shall encourage industrial uses to locate 
adjacent to the airport and south of Three Mile Lane, adjacent to the existing 
Riverside Drive industrial area, and in existing industrial areas through the proper 
designation of lands on the comprehensive plan and zoning maps. Comprehensive 
plan and/or zoning map changes to industrial designations in other areas may be 
granted if all the applicable goals and policies of the plan can be met. 

 The city encourages industrial uses primarily (1) adjacent to the airport and south of Three 
Mile Lane and (2) adjacent to the existing Riverside Drive industrial area—both of which are far 
from this property. Removing this property from industrial use is consistent with the city’s policy 
of encouraging industrial use elsewhere. 

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.  

 This application fits into the existing transportation system as demonstrated by compliance 
with the goals and polices below. 

Mass Transportation 

Policy 100.00 The City of McMinnville shall support efforts to provide facilities 
and services for mass transportation that serve the needs of the city residents. 

Policy 104.00 The City of McMinnville shall encourage a centrally located bus 
terminal, for intercity and intracity bus services. 

Policy 105.00 The City of McMinnville shall examine the impacts of transportation 
proposals involving bus and/or rail terminals on surrounding land uses. 

This property is in easy walking and biking distance from the McMinnville Transit Center 
(less than four blocks away), making it well suited for a leisure-based commercial use. Yamhill 
County Transit routes link the McMinnville Transit Center to regional transit centers in Hillsboro, 
Tigard, West Salem, and Grand Ronde, in addition to local cities like Lafayette, Dayton, Dundee, 
Newberg, Amity, Carlton, Yamhill, Sheridan, and Willamina.8 Commercial uses on this property 
(rather than industrial uses) will help link the trail between the transit center and commercial uses 
along Alpine. 

ꢃ
8 https://ycbus.org/routes-and-schedules/schedules/  
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Rail 

Policy 108.00 The City of McMinnville shall encourage the modification, 
relocation, or termination of rail activities that conflict with existing developed 
land uses in the city. 

Policy 112.00 The City of McMinnville shall encourage, through zoning and other 
regulations, the location of industrial lands adjacent to rail lines in areas where 
industrial uses will be compatible with surrounding land uses, and where the 
goals and policies of this plan are met. 

 The property is adjacent to railroad property, but it is also an area where many industrial 
uses are not compatible with surrounding commercial uses. Notably, this property is buffered from 
the main railroad line by a 45-foot-wide-by-200-foot-deep parcel between Carlton Hub’s property 
and the property on which the railroad line is located. This 45-foot-wide parcel is owned and used 
by the railroad as a storage area; it would remain in light industrial zoning after approval of this 
application. The city’s policies on rail support this application. 

Streets 

Policy 117.00 The City of McMinnville shall endeavor to insure that the roadway 
network provides safe and easy access to every parcel. 

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

 The property is already served by the existing street network, with existing safe and easy 
street access with driveways on both NE 5th St and NE 4th St.  

The attached Transportation Planning Rule Analyses shows that the zone change would 
decrease net new trips by -128 for average daily trips and -80 for total weekday PM peak hour 
when considering the reasonable worse case development scenario per OAR 660-012-0060. 

Parking 

Policy 126.00 The City of McMinnville shall continue to require adequate off-street 
parking and loading facilities for future developments and land use changes. 

Policy 127.00 The City of McMinnville shall encourage the provision of off-street 
parking where possible, to better utilize existing and future roadways and rights-
of-way as transportation routes. 

Policy 128.00 The City of McMinnville shall continue to assist in the provision of 
parking spaces for the downtown area. 

 The property has an existing off-street parking lot as well as immediately adjacent street 
spaces. The property is also less than four blocks away from the public parking structure on NE 
Evans St. 
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Bike Paths 

Policy 130.00 The City of McMinnville shall encourage implementation of the 
Bicycle System Plan that connects residential areas to activity areas such as the 
downtown core, areas of work, schools, community facilities, and recreation 
facilities. 

The property already has good bike access under the Bicycle System Plan with sharow 
designation on 5th Street and nearby bike lanes or shoulders on NE Lafayette Ave, Three Mile Ln, 
2nd St, and 3rd St.9 

Complete Streets 

Policy 132.24.00 The safety and convenience of all users of the transportation 
system including pedestrians, bicyclists, transit users, freight, and motor vehicle 
drivers shall be accommodated and balanced in all types of transportation and 
development projects and through all phases of a project so that even the most 
vulnerable McMinnville residents – children, elderly, and persons with disabilities 
– can travel safely within the public right-of-way. 

 The property has good access for walking, biking, bus transit, and driving, as noted in other 
sections of this application. In particular, the existing sidewalks are accessible and are shielded 
from traffic by street trees. The property has good walking access with the existing downtown 
sidewalk network.10 5th St is designated for bike sharing. The property is less than four blocks 
away from the transit station and a public parking garage. The property has off-street parking. 

Livability 

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

 This application will help meet the goal of clustering commercial uses in the downtown 
core to minimize neighborhood disruption and encourage public transit, biking, and walking. 

Chapter VII Community Facilities and Services 

Goal VII 1: To provide necessary public and private facilities and utilities at levels 
commensurate with urban development . . . 

 All needed utilities are already provided for this property, including sewers, storm 
drainage, water, etc. 

ꢃ
9 City of McMinnville, Transportation System Plan, Page 1-7 (Ex. 1-3), 3-27 (Ex 3-22), 6-6 (Ex 6-2), available at 
***********.mcminnvilleoregon.gov/sites/default/files/fileattachments/planning/page/1305/mcminnville_tsp_2010.p
df  
10 Page 3-24, Ex. 3-20, 
***********.mcminnvilleoregon.gov/sites/default/files/fileattachments/planning/page/1305/mcminnville_tsp_2010.p
df 
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Water and Sewer – Land Development Criteria 

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. 

 This property already has full utilities. This application envisions a commercial leisure 
use similar to use as a tasting room, so there should not be notable impact on utilities. 

Parks and Recreation 

Goal VII 3: To provide parks and recreation facilities, open spaces, and scenic 
areas for the use and enjoyment of all citizens of the community. 

Policy 166.00 The City of McMinnville shall recognize open space and natural 
areas, in addition to developed park sites, as necessary elements of the urban 
area. 

 By utilizing an already-developed property in the downtown core, this application helps 
avoids further enrichment on open spaces and natural areas elsewhere. 

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 

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. 
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By utilizing an already-developed property in the downtown core, this application helps 
minimize energy use. By locating near the current clusters of commercial leisure business in the 
downtown core and along Alpine, customers of the business at this property can easily walk to 
nearby similar businesses, which will reduce overall fuel use and lower carbon emissions.  

Similarly, by locating in the already-developed downtown core, this application will not 
require any new energy system changes or development. 

Energy Conservation 

Goal VIII 2: To conserve all forms of energy through utilization of land use 
planning tools. 

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

 This application proses further development within a compact urban core, which will 
help conserve all forms of energy. This application helps cluster commercial uses near other 
commercial uses instead of having a small, isolated island of industrial uses within an area that is 
predominately commercial. This promotes efficiency for customers moving between this 
commercial use and nearby commercial uses. 

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 services. 

 This application focuses on orderly and timely development of commercial uses in the 
downtown core, which will help reduce the pressure for brining in new lands to the UGB due to 
the projected shortage of commercial property described above. 

Chapter X Citizen Involvement and Plan Amendment 

Goal X 1: To provide opportunities for citizen involvement in the land use decision 
making process established by the city of McMinnville. 

Goal X 2: To make every effort to engage and include a broad cross section of the 
community by maintaining an active and open citizen involvement program that is 
accessible to all members of the community and engages the community during 
development and implementation of land use policies and codes. 

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.  

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

Policy 189.00 The City of McMinnville shall establish procedures for amending the 
Comprehensive Plan, Volumes I and II, and the implementation ordinances and 
measures in Volume III, which allow for citizen review and comment. 

 Citizen involvement is ensured through this process by the applicant holding a publicly-
noticed neighborhood meeting and providing a summary of all public comments as an 
attachment to this application, participating in a publicly-noticed public hearing before the 
Planning Commission, and ultimate consideration at a publicly-noticed meeting before the City 
Council. 

 All neighborhood meeting requirements under 17.72.095(G) have been met here.  

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

 See Exhibit D. 

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

 See Exhibit E. 

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

 See Exhibit F. 

4. One 8 ½ x 11” copy of the materials presented by the applicant at the 
neighborhood meeting; and 

 See Exhibit G. 

5. Notes of the meeting, which shall include: 
a. Meeting date; 
b. Meeting time and location; 
c. The names and addresses of those attending; 
d. A summary of oral and written comments received; and 
e. A summary of any revisions made to the proposal based on comments 
received at the meeting 
 

 See Exhibit H. Also, revisions to the proposal include providing more information on 
existing and potential uses in this application, to the extent that is possible given current ongoing 
planning and the limited factors considered in a zone change application.  
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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 

 It is hard to imagine a more orderly and timely proposal. If anything, the zone should have 
been changed years ago. See zoning map in introduction. 

On the comprehensive plan map, the property is in an isolated area of industrial (blue) 
surrounded by a sea of commercial (red). The properties immediately to the south, east, and part 
of the north are all commercial designation. Changing the comprehensive plan to commercial fits 
well in the overall current land use pattern, especially by helping link downtown commercial with 
commercial in the Alpine area. 

  

Over time, the city’s industrial area has primarily shifted to the northeastern part of the city 
and away from downtown. This application is consistent with this shift. 

In fact, use of the property for many of the presently allowed industrial uses (like heavy 
manufacturing, dyeing facility, freight depot, or kennel) would be disturbing to the current land 
use pattern. There are a number of nearby leisure businesses that would align well with having 
another leisure business in this location.  
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C. Utilities and services can be efficiently provided to serve the proposed uses or other 
potential uses in the proposed zoning district. 

The property already has sufficient utilities and services. The proposed use for a leisure 
business like a restaurant is very similar to use as a tasting room, so this change should not have a 
notable impact on area utilities, services, or traffic. 

The attached Transportation Planning Rule Analyses shows that the zone change would 
decrease net new trips by -128 for average daily trips and -80 for total weekday PM peak hour 
when considering the reasonable worse case development scenario per OAR 660-012-0060. 
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ꢀꢁꢂꢃꢄꢅꢆꢇꢅꢀꢈꢉꢊꢅꢋꢄꢌꢄꢈꢁꢍꢉꢎꢌꢅꢏꢎꢐꢊꢁꢈꢉꢑꢎꢌꢅ

Land Use ITE Code Size 
(sq ft) 

Average 
Daily 
Trips 

Weekday PM Peak Hour 

Total In Out 

Existing M-1 Zoning 

Daycare 565 15,682 746 174 82 92 

Proposed C-3 Zoning 

Drive-In Bank 912 5,000 502 105 53 52 

 Pass-by Trips (35 percent) 176 36 18 18 

High Turnover Restaurant 932 4,801 514 43 26 17 

 Pass-by Trips (43 percent) 222 18 9 9 

Total Trips 1,016 148 79 69 

Total Net New Trips 618 94 52 42 

Difference between Proposed and Existing Zoning 

Total Trips 270 -26 -3 -23

Total Net New Trips -128 -80 -30 -50

ꢄ,ꢈ,!(0'4ꢈ-!ꢊꢈ)+()(,ꢊꢒꢈ3('"' ꢈ0(.%ꢒꢈ+ꢊ,.%-ꢈ"'ꢈꢉꢈꢒꢊꢌ+ꢊꢉ,ꢊꢈ"'ꢈ'ꢊ-ꢈ'ꢊ0ꢈ-+")<&ꢉ$"' ꢈ0!ꢊ'ꢈꢌ(',"ꢒꢊ+"' ꢈ-!ꢊꢈ
)(-ꢊ'-"ꢉ%ꢈ +ꢊꢉ,('ꢉꢕ%ꢊꢈ 0(+,ꢊꢈ ꢌꢉ,ꢊꢈ ꢒꢊ/ꢊ%()&ꢊ'-ꢈ ,ꢌꢊ'ꢉ+"(,7ꢈ ꢍ!ꢊꢈ ꢐ"-2ꢈ (ꢓꢈ ꢀꢌꢀ"''/"%%ꢊꢈ +ꢊ*."+ꢊ,ꢈ ꢉꢈ -+ꢉꢓꢓ"ꢌꢈ
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)+()(,ꢊꢒꢈꢉ&ꢊ'ꢒ&ꢊ'-ꢈ-!ꢉ-ꢈꢒ(ꢊ,ꢈ'(-ꢈ"'ꢌ+ꢊꢉ,ꢊꢈ-!ꢊꢈꢉ/ꢊ+ꢉ ꢊꢈꢒꢉ"%2ꢈ-+"),ꢈꢕ2ꢈ&(+ꢊꢈ-!ꢉ'ꢈHDDꢈ",ꢈ'(-ꢈꢌ(',"ꢒꢊ+ꢊꢒꢈ
9," '"ꢓ"ꢌꢉ'-:7ꢈꢙꢉ,ꢊꢒꢈ('ꢈꢕ(-!ꢈ-!ꢊꢈꢐ"-2ꢈꢉ'ꢒꢈꢂꢆꢂꢍꢈ,-ꢉ'ꢒꢉ+ꢒ,4ꢈ0ꢊꢈꢌ('ꢌ%.ꢒꢊꢈ-!ꢉ-ꢈ-!ꢊꢈ)+()(,ꢊꢒꢈ3('ꢊꢈꢌ!ꢉ' ꢊꢈ
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Notice of Neighborhood Meeting 
Date and Time: April 19, 2022 at 6:00 PM 

Location: 455 NE Irvine St., McMinnville, OR 97128 

Meeting Topic: You are warmly invited to join a conversation about a potential change to the 
zoning and comprehensive plan at 455 NE Irvine St. so you can provide your feedback and input. 

Background: Carlton Hub, LLC just purchased the 0.89-acre property at 455 NE Irvine St (the 
Elizabeth Chambers Cellar building), where a winery is currently located. 

Carlton Hub wants to use the building to operate a leisure/food-related business, which will fit in 
well with the current vibe of the adjacent central business district. However, the property’s 
current light industrial zoning places significant limits on such uses. 

A satellite view of the property’s two tax lots (R4421BD 02601 and 02400) from the county tax 
lot map is below: 

([KLELWꢀ'

Pages 1 of 3



Draft Proposal: To allow a business aligned with surrounding uses, Carlton Hub is considering 
seeking a zone change for both tax lots at 455 NE Irvine St from light industrial (M-1) to general 
commercial (C-3), which also requires a comprehensive plan amendment from industrial to 
commercial. This application will only address the comprehensive plan and zoning as a specific 
business use has not yet been determined. 

Current Situation: The property is on a metaphorical lone island of light industrial zoning 
(grey) mostly surrounded by a sea of general commercial zoning (red): 

The property is immediately north of the central business district—just across 4th Street—so it 
makes sense to change it to commercial zoning like the adjacent central business district. This 
proposal is timely since McMinnville’s 2020 draft Economic Opportunities Analysis projects a 
surplus of industrial land (159-acre surplus by 2041) and a deficit of commercial land (286-acre 
deficit projected by 2041).  

We welcome your questions and thoughts before or during the meeting! 

Applicant Contact:  Kellan Lancaster 
kellan.lancaster@theground.love 
ꢁꢂꢃꢄꢅꢆꢃꢄꢆꢅꢇꢈ
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Conceptual Zoning Changes 

Current Comprehensive Plan Map 

Proposed Comprehensive Plan Map 

Current Zoning Map 

Proposed Zoning Map 
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