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EXHIBIT 1 - STAFF REPORT 
 

DATE: July 19, 2018 
TO: Planning Commissioners 
FROM: Chuck Darnell, Senior Planner 
SUBJECT: CPA 1-18 / ZC 1-18 – 1601 NE McDaniel Lane 
 
 
Report in Brief: 
 
This is a public hearing to consider applications for a Comprehensive Plan Map amendment and a zone 
change for a property.  The property is currently designated as Industrial on the Comprehensive Plan 
Map and zoned M-1 (Light Industrial).  The requests are to amend the Comprehensive Plan Map 
designation to Residential, and to rezone the property to R-4 (Multiple-Family Residential) to allow for 
development of residential uses that are permitted in the R-4 (Multiple-Family Residential) zone.  The 
subject site is located at 1601 NE McDaniel Lane, and is more specifically described as Tax Lot 7100, 
Section 16DB, T. 4 S., R. 4 W., W.M. 
 
Background: 
 
The subject site is currently used industrially as a concrete contractor’s shop and storage yard.  The site 
is developed with one building on the southern portion of the site, and the remaining northern portion of 
the site is open gravel area used as parking and equipment and material storage.  The site is bounded 
on the east by NE McDaniel Lane and on the south by the Southern Pacific Railroad corridor.  To the 
east across NE McDaniel Lane is a vacant industrially zoned property, and to the south across the railroad 
corridor is another industrial property that is in the process of being redeveloped into a marijuana 
processing and production facility.  The property to the north is zoned R-4 (Multiple-Family Residential) 
and the existing use is a single story apartment complex.  The property to the west is zoned R-2 (Single 
Family Residential), with existing single family homes immediately adjacent to the subject site in the 
Montrose Subdivision. 
 
The subject site is identified below: 
  

http://www.mcminnvilleoregon.gov/
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Site Reference Map 
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Reference maps showing the existing and proposed Comprehensive Plan Map and zoning designations 
of the subject site and the surrounding properties are provided below: 
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The applicant has submitted a conceptual development plan for the site, which they have specifically 
requested to not be binding on the site in any way, to depict the potential multiple-family residential uses 
they anticipate to construct on the site.  The concept plan shows the development of 24 dwelling units in 
a two separate two-story buildings.  The concept plan, which again is not proposed to be binding on the 
site, is identified below: 
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Discussion: 
 
The Planning Commission’s responsibility regarding this type of land use request is to conduct a public 
hearing and, at its conclusion, render a decision to recommend approval or approval with conditions to 
the City Council, or deny the Comprehensive Plan Map amendment and zone change requests utilizing 
the criteria in Section 17.74.020 of the McMinnville Zoning Ordinance. 
 
There are two concurrent requests being made by the applicant.  The first is a Comprehensive Plan Map 
amendment to amend the designation of the property from Industrial to Residential.  The second is to 
change the zoning of the property from M-1 (Light Industrial) to R-4 (Multiple-Family Residential).  Both 
requests are subject to the same review criteria in Section 17.74.020 of the McMinnville Municipal Code.  
However, each request will be reviewed as a separate request and application. 
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Comprehensive Plan Map Amendment Request (CPA 1-18) 
 

As discussed above, the applicant is requesting an amendment of the Comprehensive Plan Map 
designation of the property from Industrial to Residential.  The  
 
Section 17.74.020 

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

There are numerous Comprehensive Plan Goals and Policies that are applicable to this request.  The 
narrative provided by the applicant identifies those goals and policies in detail, and they have also been 
identified in the attached decision document. 
 
The Comprehensive Plan goals and policies most applicable to the Comprehensive Plan amendment 
request are found in Chapter V (Housing and Residential Development).  Goals from Chapter V of the 
Comprehensive Plan promote the development of affordable, quality housing for all city residents, and 
also promote a land-intensive development pattern.  More specifically, there are policies that provide 
guidance in the provision of opportunities for the development of a variety of housing types and densities 
(Policy 58.00) and opportunities for multiple-family developments to encourage lower-cost housing 
(Policy 59.00).  The applicant has used these policies to argue for the amendment of the Comprehensive 
Plan Map designation from Industrial to Residential.  
 
The most recently acknowledged Economic Opportunities Analysis for the City of McMinnville, which was 
finalized in November 2013, identified a surplus of industrial land within the McMinnville Urban Growth 
Boundary.  The surplus was identified at an amount of 235.9 acres, as shown in Figure 26 from the 
Economic Opportunities Analysis below: 
 

 
 
Additionally, the applicant refers to the most recently acknowledged Residential Buildable Lands 
Inventory, which was prepared in 2001, that identified a need for additional land for housing uses.  That 
inventory, which was titled the McMinnville Buildable Land Needs Analysis and Growth Management 
Plan, identified a deficit of over 1,000 acres of land for housing in Table B-11 of Appendix B.  More 
specifically, the analysis identified a need of 162 acres of R-4 (higher density) zoned land.  The planning 
horizon in the 2001 McMinnville Buildable Land Needs Analysis and Growth Management Plan was 2020, 
and since the time of that analysis, approximately 56.2 acres of land have been rezoned to R-4 (Multiple-
Family Residential).   
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The applicant has argued that the Comprehensive Plan Map amendment is justified, given that the slight 
reduction in industrial land will not impact the surplus of industrial land identified in the 2013 Economic 
Opportunities Analysis and the additional residential land will result in a reduction in the deficit of 
residential land identified in the 2001 McMinnville Buildable Land Needs Analysis and Growth 
Management Plan.  Therefore, the Comprehensive Plan goals and policies related to the provision of 
opportunities for the development of a variety of housing types and densities (Policy 58.00) and 
opportunities for multiple-family developments to encourage lower-cost housing (Policy 59.00) would be 
satisfied by the proposed Comprehensive Plan Map amendment. 
 
There are additional Comprehensive Plan goals and policies that relate to the designation of high density 
residential zones, but those are more applicable to the zone change request to R-4 (Multiple-Family 
Residential) and will be addressed in the analysis of that request below. 
 
Section 17.74.020 

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. 

 
The development pattern in the surrounding area is widely varying.  Both residential and industrial land 
uses are located adjacent to the subject site.  Commercial land uses are also present within one quarter 
mile of the subject site.  The properties that share direct boundaries and are immediately adjacent to the 
subject site, to the north and west, are all designated as Residential on the Comprehensive Plan Map.  
Other adjacent properties that are designated as Industrial are separated from the subject site by either 
public right-of-way (McDaniel Lane) or the Southern Pacific Railroad corridor. 
 
The subject site is located on the fringe of an area that is predominately guided for commercial and 
industrial land uses on the Comprehensive Plan Map.  The commercial and industrial uses in this area 
are generally bounded on the north and west by the Southern Pacific Railroad corridor.  Properties 
located immediately north of and adjacent to the railroad corridor, as the subject site is, vary in terms of 
their land use designation.  North of the railroad corridor between Hembree Street and 18th Street there 
are twelve properties that are designated as Industrial on the Comprehensive Plan Map.  There are also 
groups of properties on the north side of the railroad corridor that are designated as Residential.  These 
exist in the vicinity of both the southern terminus of Hembree Street and Logan Street.  Therefore, the 
proposed designation of the subject site as Residential is not inconsistent with the development pattern 
in the surrounding area where residential uses are located immediately adjacent to the railroad corridor. 
 
Given the surrounding land uses and development pattern, the proposed amendment of the 
Comprehensive Plan Map designation from Industrial to Residential is orderly and timely.  The residential 
land use will be more compatible with the other immediately adjacent residential lands than an industrial 
land use.  The use of the subject site as a residential use will also provide additional buffering and 
separation between existing residential land uses to the north and west from the higher concentration of 
industrial and commercial land uses to the south across the Southern Pacific Railroad corridor. 
 
Section 17.74.020 

C. Utilities and services can be efficiently provided to serve the proposed uses or other potential 
uses in the proposed zoning district. 

 
Utility and Service Provision:  This area is well served by existing sanitary and storm sewer systems as 
well as other public utilities.  The Engineering Department has reviewed this proposal and has offered no 
concerns with providing adequate services to this site to support residential development density at the 
subject site.  The adopted Wastewater Conveyance System Master Plan anticipated an industrial flow 
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contribution of 12 dwelling unit equivalents (EDU’s) from the subject site.  Based on the size of the site 
at 43,557 square feet and assuming that the highest density residential zone (R-4) was approved, the 
maximum allowable density would be 29 multifamily dwelling units (based on the lot size requirement of 
1,500 square feet per dwelling unit).  However, the applicant is anticipating the development of 24 
dwelling units, given other site improvements that would be required for a multiple family development 
project.  The Engineering Department has stated that the 12 additional dwelling units, for a total of 24 
units, would not significantly impact the City’s wastewater system. 
 
Street System:  The applicant has provided a traffic impact analysis that concluded that the surrounding 
street network has the capacity to accommodate the number of trips that would result from the applicant’s 
request to amend the Comprehensive Plan Map designation and complete a zone change to allow the 
development of 24 dwelling units on site.  The traffic analysis showed that no increase in delay would 
occur at three of the four intersections included in the analysis.  The only increase in delay occurred at 
the intersection of McDaniel and Lafayette, and was only an increase of 0.1 seconds per vehicle during 
the AM peak hour and an increase of 0.3 seconds per vehicle during the PM peak hour.  The minimal 
increase in delay at that intersection and the trips introduced to the surrounding street system by the 
proposed development did not have any impact on the overall level of service of any intersection within 
the study area.  The new access to the site on McDaniel was also shown to operate at a level of service 
of “B” in both the 2018 AM and PM peak hours. 
 
The Engineering Department has reviewed the traffic impact analysis, and does not have any concerns 
with the analysis or the findings.  As noted in more detail above, the maximum allowable density of the 
subject site would be 29 multifamily dwelling units.  The traffic impact analysis did not account for this 
maximum allowable density, as it assumed only the 24 dwelling units that the applicant anticipates 
constructing on the site.  This could limit the development potential of the site, and will be addressed in 
more detail in the analysis of the zone change request below. 
 
Zone Change Request (ZC 1-18) 
 

As discussed above, the applicant is requesting an amendment of the Comprehensive Plan Map 
designation of the property from Industrial to Residential.  Should that Comprehensive Plan Map 
amendment be recommended for approval, the applicant is also requesting that the property be rezoned 
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) to allow for the development of residential 
uses permitted in the R-4 zone.   
 
Section 17.74.020 

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

There are numerous Comprehensive Plan Goals and Policies that are applicable to this request.  The 
narrative provided by the applicant identifies those goals and policies in detail, and they have also been 
identified in the attached decision document. 
 
General Comprehensive Plan Goals & Policies 
 
The Comprehensive Plan goals and policies most applicable to the zone change request are found in 
Chapter V (Housing and Residential Development).  Goal V 1 is to “promote development of affordable, 
quality housing for all city residents” and Goal V 2 is to “promote a residential development pattern that 
is land intensive and energy-efficient that provides for an urban level of public and private services”.  
Policies to support these goals include providing opportunities for the development of a variety of housing 
types and densities (Policy 58.00), encouraging a compact form of urban development by directing 
residential grown to areas where services are available (Policy 68.00), and designating specific lands in 
the urban growth boundary as residential to meet future projected housing needs (Policy 71.00).  These 
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broader goals and policies can be satisfied by the arguments that the most recently acknowledged 
Economic Opportunities Analysis and Buildable Land Needs Analysis identify a surplus of industrial land 
and a deficit of residential land for housing uses.  The industrial land surplus was identified at an amount 
of 235.9 acres, as shown in Figure 26 from the Economic Opportunities Analysis.  The residential land 
deficit was identified at over 1,000 acres in Table B-11 of Appendix B, with a specific deficit of 162 acres 
of R-4 (higher density) zoned land.  The planning horizon in the 2001 McMinnville Buildable Land Needs 
Analysis and Growth Management Plan was 2020, and since the time of that analysis, approximately 
56.2 acres of land have been rezoned to R-4 (Multiple-Family Residential).  The zone change, along with 
the accompanying Comprehensive Plan Map amendment, would result in a reduction of the residential 
land deficit to 104.8 acres without significantly impacting the industrial land surplus. 
 
While the request satisfies multiple Comprehensive Plan goals and polices by providing for additional R-
4 zoned land that is identified as a needed land type, there are more specific policies to apply to the zone 
change request to determine whether the specific subject site is appropriate for higher density 
development.  Those policies provide specific factors to be considered in the designation of areas for 
medium and high-density residential development (Policy 71.09 and 71.13) and also specific multiple-
family development policies that must be achieved with the development of multiple-family uses on the 
subject site (Policy 86.00 through 92.02). 
 
Locational Comprehensive Plan Policies 
 
Comprehensive Plan Policy 71.09 provides the following factors for the consideration of medium density 
residential development, as follows: 
 

1. Areas that are not committed to low density development; 
2. Areas that have direct access from collector or arterial streets;  
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; and,  
6. Areas that can be buffered from low density residential areas in order to maximize the privacy of 

established low density residential areas. 
 
The subject site meets many of the factors described in Policy 71.09.  The site is not committed to low 
density development, as it is currently designated and zoned for industrial use.  There are not any major 
development limitations with the subject site, and the Engineering Department has not identified any 
issues with providing services and infrastructure to the subject site to support higher density residential 
development. 
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The site is accessed from McDaniel Lane, which is classified as a minor collector street in the City of 
McMinnville Transportation System Plan.  The street functional classification system can be seen below: 
 

 
 
The site is also located in close proximity to existing public transportation.  Routes 33 and 44 run on 
Lafayette Avenue, with identified stops on the route schedules at both Riverside Drive and Orchard 
Avenue.  The intersection of Lafayette Avenue and Riverside Drive is located well within one-quarter mile 
of the subject site, and the intersection of Lafayette Avenue and Orchard Avenue is just slightly over one-
quarter mile of the subject site.  While Routes 33 and 44 are both commuter-type routes that run from 
McMinnville to Hillsboro and Tigard, the routes do run in both directions throughout the day.  This would 
allow a transit rider to board the westbound bus and connect to other local, hourly-service routes at the 
McMinnville Transit Center.  Routes 33 and 44 do not provide consistent hourly service throughout the 
day, but have more frequent service in the morning and evening hours and periodic service (between 
one and two and a half hours) mid-day. 
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A view of the McMinnville transit map, which identifies Routes 33 and 44 on Lafayette Avenue, is provided 
below: 
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A map showing buffers of the subject site at both one-quarter and one-half miles is also provided below.  
The intersection of Riverside Drive is within the one-quarter mile buffer of the subject site. 
 

 
 
The final factor to be considered in the designation of an area for medium density residential use is that 
the site can be buffered from low density residential areas in order to maximize the privacy of established 
low density residential areas.  The areas immediately adjacent to the subject site to the west are 
established low density, single family residential areas.  Based on the orientation of the subject site and 
its access onto McDaniel Lane, the front yard of the site would be along the east property line.  This 
would result in the west property line being treated as the rear yard.  The rear yard setback in the R-4 
zone is 20 feet.  While this will provide space between the adjacent single family uses and the multiple-
family residential uses that would be allowed on the site, there still could be adverse impacts of multiple-
family development on the adjacent single family uses.  One of those impacts could be additional 
vehicular traffic, noise, and headlight glare, as drive aisles and parking spaces do not require any specific 
setback in the R-4 zone. 
 
To mitigate this, and to meet the Comprehensive Plan policy that requires buffering from low density 
residential areas, staff is suggesting a condition of approval be included to require a dedicated 10 foot 
landscaped area along the entire west property line.  The landscaped area should include sight-obscuring 
fencing along the property line and dense evergreen trees and shrubs within the 10 foot landscaped area 
to provide adequate buffering between the adjacent single family uses and the multiple-family 
development site. 
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In addition, a condition of approval is being recommended to increase required setbacks if the maximum 
building height normally allowed in lower density residential zones is exceeded to better buffer the 
multiple-family development site from the adjacent low density residential areas.  Currently the R-4 
(Multiple Family Residential) zone states all yards shall be increased over the requirements of the R-4 
section by one (1) foot for each two (2) feet of building height over 35 (thirty-five) feet (Section 17.21.040).  
Since the subject site is adjacent to existing single family residential development, it is recommended 
that the language for increasing the yard setbacks relative to building height over 35 (thirty-five) feet be 
increased to one (1) foot for each one (1) foot of building height over 35 (thirty-five) feet (which is the 
maximum building height in the adjacent R-2 zone). 
 
Comprehensive Plan Policy 71.13 continues with additional factors that should serve as criteria in 
determining areas appropriate for high-density residential development, which is what the applicant is 
proposing with the request to rezone the property to R-4 (Multiple-Family Residential):  
 

1. Areas which are not committed to low or medium density development;  
2. Areas which can be buffered by topography, landscaping, collector or arterial streets, or 

intervening land uses from low density residential areas in order to maximize the privacy of 
established low density residential areas;  

3. Areas which have direct access from a major collector or arterial street;  
4. Areas which are not subject to development limitations;  
5. Areas where the existing facilities have the capacity for additional development;  
6. Areas within a one-half mile wide corridor centered on existing or planned public transit routes;  
7. Areas within one-quarter mile from neighborhood and general commercial shopping centers; and  
8. Areas adjacent to either private or public permanent open space.  

 
As discussed in more detail above, the subject site is not committed to low or medium density 
development, does not have development limitations, and has no issues with the provision of utilities and 
services to serve higher density residential development.  The condition of approval noted above related 
to the landscaped buffer area along the entire west property line would provide for the buffering from low 
density residential areas required of high density residential development areas. 
 

The site does not have direct access to a major collector or arterial street.  As shown in the Transportation 
System Plan street functional classification system map above, McDaniel Lane is classified only as a 
minor collector.  However, the applicant has argued that the site is in close proximity to Lafayette Avenue, 
which is designated as a minor arterial on the street functional classification system map.  The applicant 
has also submitted a traffic impact analysis that shows that the zone change and subsequent construction 
of a multiple-family development on the subject site would not have any significant or adverse impacts 
on the surrounding street system.  Comprehensive Plan Policy 91.00 provide some additional flexibility 
in the type of street that a multiple-family residential development should be accessed from.  Specifically, 
Policy 91.00 states that “Multiple-family housing developments shall be required to access off of arterials 
or collectors or streets determined by the City to have sufficient carrying capacities to accommodate the 
proposed development.”  Given the findings of the traffic impact analysis, it can be found that the site has 
appropriate access for higher density development. 
 

Also as discussed in more detail above, existing transit service is located in close proximity to the site.  
Routes along Lafayette Avenue include stops within one-quarter mile of the subject site.  However, the 
high density factors require that the area designated for high density development be located within a 
one-half mile corridor centered on transit routes.  The site is clearly within a one-half mile corridor of the 
existing transit routes on Lafayette Avenue, but with this expanded allowance, the site is also within a 
one-half mile corridor of the existing, higher frequency transit route on Highway 99W (Route 3 which runs 
hourly). 
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The subject site is located within one-quarter mile of commercially zoned property.  The McMinnville 
Municipal Code does not have any definition of neighborhood or general commercial shopping centers, 
so the commercial designation of property needs to be used in analyzing this Comprehensive Plan policy 
and high density locational factor.  The commercially zoned property within one-quarter mile of the subject 
site is zoned to allow general retail, service, and shopping type uses. 
 

The subject site is not located adjacent to private or public open space.  There is only one public park 
within one-quarter mile of the subject site, but that is the Riverside Drive Dog Park and is designed 
specifically for a subset of the population that would be seeking recreational space for their pets.  The 
next closest public open space would be Wortman Park, which is located slightly over on-quarter mile 
from the subject site.  There is some school property within one-quarter mile of the site, but this is private 
property and is not necessarily readily available for use by the general public.  The factor for high density 
residential development calls for open space to be adjacent to the site, not within a certain distance.  
While there some opportunities for access to open space within one-half mile of the subject site, there is 
not any usable open space adjacent to the site.  Therefore, staff is recommending a condition of approval 
to require that, if the site is developed with multiple-family residential uses, an area equivalent to 10 
percent of the gross size of the site shall be reserved for usable open space for residents of the multiple-
family development site.  The condition of approval should clarify that the usable open space area will be 
in addition to the required landscape areas along the west and south property lines.  The condition of 
approval should also state that the usable open space area shall be a contiguous area, shall be located 
outside of the front yard setback area, and may be counted towards the minimum 25 percent of the site 
area that must be landscaped. 
 

For reference, a map showing the locations of amenities surrounding the subject site is provided below: 
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Multiple-Family Development Comprehensive Plan Policies 
 
The Comprehensive Plan includes specific policies that must be achieved with the development of 
multiple-family uses on any particular site.  Some of these are similar to the locational factors in Policies 
71.09 and 71.13, including the street access to the site, and the site’s proximity to transit routes and 
general commercial shopping centers.  One policy in particular (Policy 92.02) requires higher density 
housing to be located within a “reasonable walking distance” to shopping, schools, parks and public 
transportation.  This distance is not specifically defined, but a typical distance used for a reasonable 
walking distance is one-quarter mile.  As discussed in more detail above, the site is within one-quarter 
mile of schools, areas that could be developed with general commercial shopping uses, and public 
transportation.  There is also one park (Riverside Drive Dog Park) within one-quarter mile of the site, and 
one larger park (Wortman Park) just over one-quarter mile from the site. 
 
One additional multiple-family development policy that is applicable to the subject site is Policy 92.01, 
which states that “high-density housing shall not be located in undesirable places such as near railroad 
lines, heavy industrial uses, or other potential nuisance areas unless design factors are included to buffer 
the development from the incompatible use”.  The subject site is located immediately adjacent to an 
active railroad corridor, which bounds the subject site on the south.  As railroad lines are listed as a 
specific “incompatible use” in the Comprehensive Plan policy, the use of the subject site for higher density 
housing must include design factors that buffer the development from the “incompatible” railroad corridor.  
Therefore, staff is suggesting a condition of approval be included to require a dedicated 20 foot 
landscaped area along the entire south property line.  The landscaped area should include sight-
obscuring fencing along the property line and dense evergreen trees and shrubs within the 20 foot 
landscaped area to provide adequate buffering between the multiple-family residential uses and the 
adjacent railroad corridor. 
 
Section 17.74.020 

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. 

 
The development pattern in the surrounding area is widely varying.  Both residential and industrial uses 
and zones are located adjacent to the subject site.  Commercially zoned lands are also present within 
one-quarter mile of the subject site.  The properties that share direct boundaries and are immediately 
adjacent to the subject site, to the north and west, are all zoned residential.  The properties immediately 
to the west are a lower density residential (R-2 – Single Family Residential), and the property immediately 
to the north is higher density residential (R-4 – Multiple-Family Residential).  Other adjacent properties 
that are zone M-1 (Light Industrial) are separated from the subject site by either public right-of-way 
(McDaniel Lane) or the Southern Pacific Railroad corridor. 
 
The subject site is located on the fringe of an area that is predominately guided for commercial and 
industrial land uses on the Comprehensive Plan Map and zoned as a mixture of industrial and 
commercial.  The commercial and industrial uses in this area are generally bounded on the north and 
west by the Southern Pacific Railroad corridor.  Just to the southwest of the subject site is also the 
northern boundary of the Northeast Gateway Planned Development Overlay District, which is a mixed 
use district that allows for a variety of housing, commercial, and light industrial uses.  Properties located 
immediately north of and adjacent to the railroad corridor, as the subject site is, vary in terms of their 
zoning classifications.  North of the railroad corridor between Hembree Street and 18th Street there are 
twelve properties that are zoned either M-1 (Light Industrial) or M-2 (General Industrial).  There are also 
groups of properties on the north side of the railroad corridor that are zoned residentially.  Most of these 
residential areas are lower density zones (R-2 – Single Family Residential), and these exist in the vicinity 
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of both the southern terminus of Hembree Street and Logan Street.  However, immediately adjacent to 
the subject site to the north is an existing higher density zoned (R-4 – Multiple-Family Residential) 
property.  Given the variety of zoning classifications in the areas along the railroad corridor and the 
presence of R-4 (Multiple-Family Residential) zoned land immediately adjacent to the subject site, the 
proposed zone change to R-4 (Multiple-Family Residential) is not inconsistent with the development 
pattern in the surrounding area. 
 

The proposed residential land use will also be more compatible with the other immediately adjacent 
residential lands than an industrial land use.  The use of the subject site as a residential use will also 
provide additional buffering and separation between existing residential land uses to the north and west 
from the higher concentration of industrial and commercial land uses to the south across the Southern 
Pacific Railroad corridor.  However, the proposed zone change would result in a higher density residential 
use than most of the adjacent residential properties to the west of the subject site.  The conditions of 
approval suggested by staff above would mitigate any potential impact to surrounding land uses and 
result in a development more compatible with the surrounding area.  The conditions of approval would 
also result in a multiple-family development site that is more functional for the eventual residents of site.  
As a summary, those conditions of approval include dense landscaped buffers along the west and south 
portions of the site, an increase in yard setbacks if building heights exceed the height allowed in the lower 
density residential zones, and the provision of usable open space within the site. 
 

Section 17.74.020 

C. Utilities and services can be efficiently provided to serve the proposed uses or other potential 
uses in the proposed zoning district. 

 

Utility and Service Provision:  This area is well served by existing sanitary and storm sewer systems as 
well as other public utilities.  The Engineering Department has reviewed this proposal and has offered no 
concerns with providing adequate services to this site to support residential development density at the 
subject site.  The adopted Wastewater Conveyance System Master Plan anticipated an industrial flow 
contribution of 12 dwelling unit equivalents (EDU’s) from the subject site.  Based on the size of the site 
at 43,557 square feet and assuming that the highest density residential zone (R-4) was approved, the 
maximum allowable density would be 29 multifamily dwelling units (based on the lot size requirement of 
1,500 square feet per dwelling unit).  However, the applicant is anticipating the development of 24 
dwelling units, given other site improvements that would be required for a multiple family development 
project.  The Engineering Department has stated that the 12 additional dwelling units, for a total of 24 
units, would not significantly impact the City’s wastewater system. 
 

Street System:  The applicant has provided a traffic impact analysis that concluded that the surrounding 
street network has the capacity to accommodate the number of trips that would result from the applicant’s 
request to amend the Comprehensive Plan Map designation and complete a zone change to allow the 
development of 24 dwelling units on site.  The traffic analysis showed that no increase in delay would 
occur at three of the four intersections included in the analysis.  The only increase in delay occurred at 
the intersection of McDaniel and Lafayette, and was only an increase of 0.1 seconds per vehicle during 
the AM peak hour and an increase of 0.3 seconds per vehicle during the PM peak hour.  The minimal 
increase in delay at that intersection and the trips introduced to the surrounding street system by the 
proposed development did not have any impact on the overall level of service of any intersection within 
the study area.  The new access to the site on McDaniel was also shown to operate at a level of service 
of “B” in both the 2018 AM and PM peak hours. 
 

The Engineering Department has reviewed the traffic impact analysis, and does not have any concerns 
with the analysis or the findings.  Specific tables showing the projected intersection functionality, both 
currently and after the incorporation of the trips that could result from the proposed zone change, are 
provided below: 
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The traffic impact analysis was also accompanied by a Transportation Planning Rule memo (dated June 
22, 2018) that provided an analysis and comparison of uses allowed in both the existing industrial zone 
and the proposed multiple-family residential zone.  Using some assumptions as to the developable area 
of the site for different types of industrial uses, the analysis determined that the proposed development 
of the site with 24 apartment units would result in less trips than another use (small office building) that 
would be permitted under the site’s current zoning. 
 
One issue with the traffic impact analysis was that it did not account for the maximum allowable density 
of the subject site if the proposed zone change was approved.  As noted in more detail above, the 
maximum allowable density of the subject site would be 29 multifamily dwelling units.  The traffic impact 
analysis did not account for this maximum allowable density, as it assumed only the 24 dwelling units 
that the applicant anticipates constructing on the site.  Because the traffic impact analysis does not 
provide an analysis of the impacts of the maximum level of development of the subject site if the zone 
change to R-4 (Multiple-Family Residential) was approved, staff is suggesting a condition of approval be 
included to incorporate a trip cap on the future proposed multiple-family development.  This trip cap would 
be based on the figures provided in the Transportation Planning Rule memo (dated June 22, 2018) that 
accompanied the traffic impact analysis report.  That memo cited the Institute of Traffic Engineers (ITE) 
Trip Generation Manual and the number of trips that would be generated by each individual apartment 
unit.  The average daily trips for an apartment unit is 7.32 trips per apartment (ITE 220).  As the traffic 
impact analysis and the accompanying Transportation Planning Rule memo assumed the development 
of only 24 dwelling units on the subject site, the analysis assumed 176 average daily trips (24 times 7.32 
trips) generated by the development of the subject site.  Therefore, the condition of approval will limit the 
development of the site to a residential density that generates no more than 176 average daily trips as 
referenced in the Transportation Planning Rule memo (dated June 22, 2018), unless a subsequent traffic 
impact analysis is submitted by the applicant and found to be acceptable to the City. 
 
Fiscal Impact: 
 
None. 
 
Commission Options: 
 

1) Close the public hearing and forward a recommendation for APPROVAL of the applications to 
the McMinnville City Council, per the decision document provided which includes the findings of 
fact. 
 

2) CONTINUE the public hearing to a specific date and time. 
 

3) Close the public hearing, but KEEP THE RECORD OPEN for the receipt of additional written 
testimony until a specific date and time. 

 
4) Close the public hearing and DENY the applications, providing findings of fact for the denial in the 

motion to deny. 
 
Recommendation/Suggested Motion: 
 
Based on the analysis and findings provided above, the Planning Department recommends that the 
Planning Commission recommend approval of the Comprehensive Plan Map Amendment and approval 
with conditions of the Zone Change to the City Council.  Specifically, the Planning Department suggests 
that the following conditions of approval be included on the approval of the zone change request: 
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1. That the rezoning be contingent on the Comprehensive Plan Map amendment request  

(CPA 1-18) being approved by the McMinnville City Council. 
 

2. That a dedicated 10 foot landscaped area be provided along the entire west property line.  The 
landscaped area shall include sight-obscuring fencing along the property line and dense 
evergreen trees and shrubs within the 10 foot landscaped area to provide adequate buffering 
between the adjacent single family uses and the multiple-family site.  The exact species and type 
of fencing shall be approved by the Landscape Review Committee during the review of the 
landscape plan for any future development of the site. 
 

3. That a dedicated 20 foot landscaped area be provided along the entire south property line.  The 
landscaped area shall include sight-obscuring fencing along the property line and dense 
evergreen trees and shrubs within the 20 foot landscaped area to provide adequate buffering 
between the multiple-family residential uses and the adjacent railroad corridor.  The exact species 
and type of fencing shall be approved by the Landscape Review Committee during the review of 
the landscape plan for any future development of the site. 

 
4. Yard setbacks shall be increased one foot for each foot of building height over thirty-five feet. 

 
5. If the site is developed as multi-family residential, an additional area equivalent to 10 percent of 

the gross area of the site (or 4,355 square feet) shall be reserved for usable open space for 
residents of the multiple-family development site.  The usable open space area shall be in addition 
to the required landscape areas along the west and south property lines.  The usable open space 
area shall also be a contiguous area, shall be located outside of the front yard setback area, and 
may be counted towards the minimum 25 percent of the site area that must be landscaped. 

 
6. That, based on the analysis provided in the submitted Traffic Impact Analysis (TIA) (June 25, 

2018) and the Transportation Planning Rule memo (June 22, 2018) prepared for the applicant by 
Associated Transportation Engineering & Planning, Inc., the residential density allowed on this 
subject site shall be limited to a use that generates a maximum total of 176 trips per day (ADT) 
as referenced in the Transportation Planning Rule memo (June 22, 2018) unless a subsequent 
TIA is submitted by the applicant and the conclusions of which are found to be acceptable to the 
City. 

 
The Planning Department recommends that the Planning Commission make the following motions 
recommending approval of CPA 1-18/ZC 1-18 to the City Council: 
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE PLANNING COMMISSION 
RECOMMENDS THAT THE CITY COUNCIL APPROVE CPA 1-18. 
 
AND 
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE PLANNING COMMISSION 
RECOMMENDS THAT THE CITY COUNCIL APPROVE ZC 1-18, SUBJECT TO THE CONDITIONS OF 
APPROVAL PROVIDED IN THE DECISION DOCUMENT. 
 
 
CD:sjs 


