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Supporting Narrative for Comprehensive Plan 
Amendment and Zone Change Applications 

Residential to Commercial, and R-4 PD (Multi-Family Residential Planned 
Development) Zone to O-R (Office/Residential) Zone, Respectively 

 
600 SE Baker St. McMinnville, OR 

Assessor’s Map No. R4420DD – 00101 & 00200 
September 28, 2018 

 
 
1. What, in detail, are you asking for? State the reason(s) for the request and the intended 
use(s) of the property.  
 
The applicant wishes to construct an office building to consolidate several programs as well as 
the company’s administrative staff at the former Columbus School site located at 600 SE Baker 
St. in McMinnville. The total acreage is 5.8, while the usable/buildable acreage is 2.86 and the 
remaining portion is impacted by wetlands and the 100 year flood plain. 
 
For this project to move forward, the following land use applications will be required: 
 

 Removal of the property from the Linfield Planned Development Overlay Zone that was 
approved by the City in 2000 

 A comprehensive plan map amendment from Residential to Commercial 

 A zone change from R-4 PD to O-R 
 
MV Advancements (MVA) is a non-profit corporation, founded in 1966 to provide employment, 
residential and community inclusion supports to adults who experience intellectual and/or 
developmental disabilities. Our mission is to assist persons with disabilities to develop to their 
highest potential and achieve fulfilling lives. Our vision is that these adults will be fully supported 
to be involved in their community, developing meaningful relationships at work, at home and at 
leisure.  
 
During Phase 1, MV Advancements intends to develop the site to include a corporate 
headquarters office building with approximately 10,000 sq/ft. This building will be a consolidation 
of several locations and services around our community and it will house up to 50 employees 
including our administrative staff, employment staff, McMinnville Community Inclusion program, 
a training room and community space. The community space will be available upon request to 
other organizations in Yamhill County.  Required off-street parking and landscaping will also be 
provided as part of this phase of development. 
 
Phase 2 of the project would include up to 24 apartment units that would provide needed 
housing for people with intellectual/developmental disabilities well as possible senior housing. 
 
The access to public transportation and the close access to other services and agencies within 
the community will create a real opportunity to improve the lives of the individuals we support. 
 
In 2000, the City took action to approve a request from Linfield College to apply a planned 
development overlay to their entire campus as a tool to help guide its future growth and 
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development.  This planned development included the subject property, which had a few years 
prior been acquired by the College from the McMinnville School District.  Commissioners may 
recall that this is the site of the former Columbus Elementary School, which was razed in 1994 
due to damage sustained during the 1993 Spring Break earthquake.  With this property’s sale to 
MV Advancements, the site will no longer have relevance to Linfield’s long range development 
plans.  For that reason, the applicant requests the portion of the planned development that 
encumbers the subject site be removed.   
 
The requested comprehensive plan amendment and zone change are necessary to permit the 
proposed professional office use on this property; multi-family residential use is permitted by the 
current zoning, as well as by the Office-Residential zone. 
 
It should be noted that Purchase and Sale Agreement between MVA and Linfield contains the 
following restrictive covenants regarding use of the property, one of which reads as follows: 
 
The restrictive covenant will allow residential uses, but only those that are in conjunction with 
the services being performed by the Buyer, and/or for senior citizen housing, and only if 
permitted by all applicable laws, rules, and regulations. The specifically allowed residential uses 
would be limited to no more than 24 individual units and with buildings no taller than two stories. 
All other residential uses would be prohibited.  
 
Please see attached letter from Linfield supporting this application and their statement that they 
would not support the development of the property for the maximum capacity of 83 housing 
units.  
 
Further details regarding the applicant’s proposed development, and findings in support of its 
requested land use applications, are provided in the following pages and attached materials. 
 
2. Show in detail, by citing specific goals and policies, how your request is consistent 
with applicable goals and policies of the McMinnville Comprehensive Plan (Vol. 2).  
 
The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 
1981 are applicable to this request: 
 
GOAL II 1: TO PRESERVE THE QUALITY OF THE AIR, WATER, AND LAND RESOURCES 
WITHIN THE PLANNING AREA. 
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. 
 
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. 
 
Applicant Response: Goal II and Policy 2.00 and 9.00 are satisfied as applicant has no plans to 
develop the portion of the property that is located in the Cozine Creek floodplain. Based on 
wetland, flood plain and topographic maps, it is estimated that approximately 50% of the site is 
usable (124,575 SF / 2.86 acres).  
 
The applicant is aware that Linfield College, in conjunction with the Greater Yamhill Watershed 
Council has plans to restore the Cozine Creek property between the Linfield campus and this 
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property, to its original, native plant species. It is the applicant’s intent to fully cooperate with this 
restoration.  
 
GOAL III 1: TO PROVIDE CULTURAL AND SOCIAL SERVICES AND FACILITIES 
COMMENSURATE WITH THE NEEDS OF OUR EXPANDING POPULATION, PROPERLY 
LOCATED TO SERVICE THE COMMUNITY AND TO PROVIDE POSITIVE IMPACTS ON 
SURROUNDING AREAS. 
 
13.00 The City of McMinnville shall allow future community center type facilities, both public and 
private, to locate in appropriate areas based on impacts on the surrounding land uses and the 
community as a whole, and the functions, land needs, and service area of the proposed facility.  
 
14.00 The City of McMinnville shall strive to insure that future public community facilities, where 
possible and appropriate, are consolidated by locating the new structures in close proximity to 
other public buildings. This will be done in order to realize financial benefits, centralize services, 
and positively impact future urban development. 
 
Applicant Response: Goal III and Policy 13.00 and 14.00 are supported for the following 
reasons:  
 
MVA provides social services to individuals who experience disabilities. We have seen an 
increase in individuals needing our services. The location of the property is in close proximity to 
other community services including the library, the Developmental Disabilities case 
management entities, public transportation and recreational activities including the city pool, 
local parks and historic downtown 3rd Street. We have been looking for suitable property that 
would meet our criteria of being close to community services and the downtown core for some 
time. This was the only property we have found that meets our current and future needs. 
 
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. 
COMMERCIAL DEVELOPMENT 
 
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. 
 
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. (Ord.4796, October 14, 2003) 
21.03 The City shall support existing businesses and industries and the establishment of locally 
owned, managed, or controlled small businesses. (Ord.4796, October 14, 2003) 
 
Applicant Response: MV Advancements is a small, non-profit business with approximately 160 
employees. MVA is based in McMinnville with employment services also provided in Polk and 
Marion counties. We have been unable to find adequate commercial space for a corporate 
headquarters within the city except for this Linfield property. 
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Approval of this request would provide some 2.86 acres of land for commercial use.  According 
to the conclusions of the City’s adopted Economic Opportunities Analysis, there is a need for 
approximately 36 additional acres of commercial land during the planning period (2013-2033).  
The redesignation of this property from Residential to Commercial would help satisfy that unmet 
need. 
 
It should be noted that this zone change will not result in a loss of AVAILABLE R4 residential 
land, as this property was not a part of the available land for development in the City’s most 
recent housing needs analysis. However, the O-R zone will allow for residential development, 
so this change will expand available residential land within the City limits. 
 
Also, please see the letter of support from Linfield College specifically supporting the level of 
development as proposed.  
 
Goal IV 1 & 2 and Policy 21.01 and 21.03 are met by this request. 
 
 
GOAL IV 3: TO ENSURE COMMERCIAL DEVELOPMENT THAT MAXIMIZES EFFICIENCY 
OF LAND USE THROUGH UTILIZATION OF EXISTING COMMERCIALLY DESIGNATED 
LANDS, THROUGH APPROPRIATELY LOCATING FUTURE COMMERCIAL LANDS, AND 
DISCOURAGING STRIP DEVELOPMENT. 
 
24.00 The cluster development of commercial uses shall be encouraged rather than auto-
oriented strip development. (Ord.4796, October 14, 2003) 
 
Applicant Response: Policy 24.00 is satisfied as the development of the site is consistent with 
the current commercial clustering of business in the area. We intend to create a campus feel 
that will blend aesthetically with existing properties. 
 
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. 
 
Applicant Response: Policy 25.00 is satisfied as the request to rezone to O-R 
(Office/Residential) is consistent with the surrounding land uses. On the North side of Cowls 
Street, the immediate two properties, including the You-Nique Boutique Hair Salon and Hagan 
Hamilton Insurance, are currently zoned O-R. Directly west (across Baker Street), the parcels 
are zoned C-3 including Walgreens, The El Rancho Market and St. Vincent de Paul Thrift store. 
To the East, the adjacent property is zoned R-4.  Further, the applicant notes that the purpose 
of the Office Residential zone, as stated in the McMinnville Zoning Ordinance, is to provide a 
transition and buffer area between commercially zoned and residentially zoned areas, and as a 
buffer zone along major arterials between the roadway and the interior residential areas.  The 
requested action furthers those objectives and is therefore consistent with Policy 25.00. 
 
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. 
 
Applicant Response: Access for the proposed development would be located off Cowls Street, 
near the site’s northeast corner and some 150 feet east of the street’s intersection with Baker 
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Street.  Cowls Street is classified as a local residential street in the City’s Transportation System 
Plan; Baker Street is classified as a major arterial.  Access for this property is limited to Cowls 
Street as it is bordered on two sides by the Cozine Creek floodplain, and to the west by Baker 
Street, onto which direct access from this site is prohibited.  The access has been located back 
from the Cowls Street and Baker Street intersection to minimize conflict at that intersection and 
promote its use, rather than alternate routes such as travel further east and north on Cowls 
Street.   
 
Further, according to the applicant’s submitted traffic impact analysis (TIA), most of the trips 
generated by this proposed development would travel west and north through the Baker 
Street/Cowls Street intersection and not east and north on Cowls Street. Per the traffic impact 
analysis (see Appendix F, Figure 5), it is estimated that 5% of the site traffic would utilize Cowls 
and that 95% would use Baker Street. Applying that 5% to the numbers of Table 1 of the TIA, 
the full impact of a 49,835 square foot office building, which is the reasonable worst case in the 
proposed zone, Cowls would see an increase of 4 weekday AM peak hour trips and 3 weekday 
PM peak hour trips.  Based upon the trip difference between the existing zone (R-4) and the 
proposed zone, Cowls would see an increase in 4 weekday daily trips, 2 weekday AM peak 
hour trips and 1 PM peak hour trip.  
 
Policy 30.00 is therefore satisfied.    
 
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. 
(Ord.4796, October 14, 2003) 
 
Applicant Response: Policy 31.00 is satisfied as the property is bordered by sidewalks for both 
bicycle/pedestrian traffic. Further, Cowls, as the closest residential street would continue to 
provide pedestrian connections to the existing residential properties. 
 
32.00 Where necessary, landscaping and/or other visual and sound barriers shall be required to 
screen commercial activities from residential areas. 
  
Applicant Response: Policy 32.00 is satisfied as the applicant intends to landscape the property 
appropriately and the design will be reviewed by the City of McMinnville Landscape Review 
Committee prior to the issuance of building permits. 
 
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. (Ord.4796, October 14, 2003) 
 
Applicant Response: Policy 33.00 is satisfied as applicant intends to provide adequate space for 
off street parking and will comply with landscape requirements in accordance with City 
ordinances.  
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GOAL V 1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL 
CITY RESIDENTS. 
 
64.00 The City of McMinnville shall work in cooperation with other governmental agencies, 
including the Mid-Willamette Valley Council of Governments and the Yamhill County Housing 
Authority, and private groups to determine housing needs, provide better housing opportunities 
and improve housing conditions for low and moderate income families. 
 
Applicant Response: Goal V 1 and Policy 64.00 is met as applicant, once the commercial 
building is complete will consider the development of low-income housing for individuals with 
disabilities and/or seniors.  
 
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. 
 
68.00 The City of McMinnville shall encourage a compact form of urban development by 
directing residential growth close to the city center and to those areas where urban services are 
already available before committing alternate areas to residential use.  
 
Applicant response: Policy 68.00 is satisfied as the property is located close to the city center 
where urban services are already available including public transportation. 
 
69.00 The City of McMinnville shall explore the utilization of innovative land use regulatory 
ordinances which seek to integrate the functions of housing, commercial, and industrial 
developments into a compatible framework within the city.  
 
Applicant response: Policy 69.00 is met as the applicant intends to integrate the functions of 
commercial and housing developments into the site.  
 
 

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. 
(Ord.4840, January 11, 2006; Ord. 4243, April 5, 1983; Ord. 4218, November 23, 1982) 
 
Applicant response:  As part of this proposed commercial development, the applicant is 
considering the development within the subject property of approximately 24 residential housing 
units for developmentally disabled adults.  If constructed, the units would generally be located 
within the eastern portion of the site.   
 
The City’s most recently completed Housing Needs Analysis (EcoNorthwest, 2001) provides the 
following as regard housing for special needs individuals: 
 

“HOUSING NEEDS OF SPECIAL POPULATIONS 
 

 In its Housing Strategies Workbook, the Oregon Department of Housing and 
Community Services identifies several “special populations” that have housing 
needs distinctly different than the general population. These include runaway 
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youth, elderly and frail individuals, large families, farmworkers, persons recently 
released from state institutions, and persons infected with the HIV virus, among 
others. The housing needs of these special populations are highly dependent on 
individual circumstances. Moreover, it is not uncommon for the same individual to 
be classified into two or more of the categories. As such, it is very difficult to 
develop an estimate of the number and type of housing units needed for these 
special populations. In this section we estimate the number of persons with such 
disabilities and provide projections based on anticipated population growth in 
Yamhill County. For reasons stated above, we do not attempt to estimate the 
number or types of units needed to house individuals with special housing needs. 
Table 5-28 summarizes the number of persons statewide and in Yamhill County 
who fall within each of the special population categories.  Although the need 
varies by group, collectively, these groups have significant housing needs.  
[Emphasis added].  Please refer to the Housing Strategies Workbook for a 
detailed discussion of issues and special considerations for these populations.”1

 

 
The report authors go on to conclude that the need for housing for special needs individuals in 

McMinnville “is considerable.”2     
 
The applicant notes that regardless of the type of housing proposed, the City’s adopted Housing 
Needs Analysis finds that all residential zones are deficient in terms of the acreage available to 
meet the demands of the planning period.3    
 
Given the above findings, Policy 71.05 is satisfied by this request as additional housing units 
would be made available to meet the needs of city residents.  
 
71.13 The following factors should serve as criteria in determining areas appropriate for high-
density residential development:  
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. Applications for multiple-family zone changes will be considered in relation to the above 
factors, e.g., sewer line capacity and dispersal of units. In addition, requests for zone changes 
to multiple-family shall consider those factors set for in Section 17.74.020 (Comprehensive Plan 
Map Amendment and Zone Change – Review Criteria) of the zoning ordinance (Ord. 4796, 
October 14, 2003; Ord. 4218, November 23, 1985).  

                                                           
1
 “McMinnville Housing Needs Analysis,” EcoNorthwest, May 2001, p. 5-29. 

 
2
 “McMinnville Housing Needs Analysis,” EcoNorthwest, May 2001, p. 5-30. 

3
 “McMinnville Housing Needs Analysis,” EcoNorthwest, May 2001, Table 6-2, p. 6-4. 
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Applicant response: Policy 71.13 is met as this request satisfies the above listed criteria as 
noted elsewhere in this narrative.  In summary, the property is not committed to low or medium 
density development; it is buffered by topography, existing higher density development, and 
arterial streets from other low-density development; the site has access via Cowls Street to 
Baker Street, a major arterial; and the area proposed for development (above the Cozine Creek 
floodplain) is not subject to development limitations.   
 
74.00 Distinctive natural, topographic, and aesthetic features within planned developments shall 
be retained in all development designs. 
 
Applicant response: Policy 74.00 is met as applicant intends to develop a landscape plan to fit in 
with the natural area including Cozine Creek wetlands. 
 
80.00 In proposed residential developments, distinctive or unique natural features such as 
wooded areas, isolated preservable trees, and drainage swales shall be preserved wherever 
feasible. 
 
Applicant response: Policy 80.00 is met as applicant intends to fully cooperate with Linfield 
College, in conjunction with the Greater Yamhill Watershed Council, to support plans to restore 
the Cozine Creek property between the Linfield campus and this property, to its original, native 
plant species.  
 
81.00 Residential designs which incorporate pedestrian and bikeway paths to connect with 
activity areas such as schools, commercial facilities, parks, and other residential areas, shall be 
encouraged. 
 
Applicant response: Policy 81.00 is satisfied as the property is bordered by sidewalks to 
accommodate both bicycle/pedestrian traffic. Further, Cowls, as the closest residential street, 
will continue to provide pedestrian connections to the existing activity areas. 
 
 
86.00 Dispersal of new multiple-family housing development will be encouraged throughout the 
residentially designated areas in the City to avoid a concentration of people, traffic congestion, 
and noise. The dispersal policy will not apply to areas on the fringes of the downtown "core,” 
and surrounding Linfield College where multiple-family developments shall still be allowed in 
properly designated areas. 
 
Applicant response: Policy 86.00 would not apply as the dispersal policy is not applicable to the 
subject site, which sits within the fringes of the downtown core and surrounding Linfield College 
area.   
 
90.00 Greater residential densities shall be encouraged to locate along major and minor 
arterials, within one-quarter mile from neighborhood and general commercial shopping centers, 
and within a one-half mile wide corridor centered on existing or planned public transit routes. 
(Ord. 4840, January 11, 2006; Ord. 4796, October 14, 2003)  
 
Applicant response: Policy 90.00 is met as the development of apartments at this site will result 
in meeting the goal of locating greater residential densities along major arterials (Baker Street) 
and it is in walking distance to shopping and public transit routes. 
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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. (Ord. 4573, November 8, 1994)  
 
Applicant response: The applicant’s submitted Traffic Impact Analysis finds that: 1) the 
proposed development would generate few new trips during the AM and PM peak periods (the 
PM peak period actually goes down); and 2) the vast majority of those new trips would travel to 
and from the site on Baker Street, a major arterial street, and the short section of Cowls Street 
extending from Baker Street to the subject site’s northeast corner.  It also notes that very few 
trips would travel to the east and north from the site on Cowls Street.  Both Baker Street and 
Cowls Street have sufficient carrying capacity to accommodate the proposed development, as 
documented by the Traffic Impact Analysis, and comments from the City of McMinnville 
Community Development Director.  Policy 91.00 is therefore satisfied. See the attached Traffic 
Impact Analysis for details.  
 
92.00 High-density housing developments shall be encouraged to locate along existing or 
potential public transit routes. 
 
Applicant Response: Policy 92.00 is satisfied as Route 2 of the Yamhill County Transit Area 
public transit serves the proposed site and there is a current bus stop located to the west side of 
the property. 
 
 
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. 
 
126.00 The City of McMinnville shall continue to require adequate off-street parking and loading 
facilities for future developments and land use changes. 
 
Applicant Response: Goal IV and Policy 126.00 is satisfied as the Applicant intends to provide 
off-street parking for both phases of the project. Based upon the building size, the City would 
require a minimum of 34 spaces. We anticipate having a minimum of 43 spaces for the office 
building and will provide for the apartments’ parking in phase 2, based upon the nature of the 
development and as may be required by City off-street parking standards. 
 
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. 
 
136.00 The City of McMinnville shall insure that urban developments are connected to the 
municipal sewage system pursuant to applicable city, state, and federal regulations. 
 
139.00 The City of McMinnville shall extend or allow extension of sanitary sewage collection 
lines with the framework outlined below:   
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1. Sufficient municipal treatment capacities exist to handle maximum flows of 
effluents. 

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

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

4. Extensions will implement applicable goals and policies of the comprehensive plan. 
 
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. 
 
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. 
 
145.00 The City of McMinnville, recognizing McMinnville Water and Light as the agency 
responsible for water system services, shall extend water services within the framework outlined 
below:   
 

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

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

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

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

 
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. 
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Applicant Response:  Goal VII 1 and Policies 136.00, 139.00, 142.00, 144.00, 145.00, and 
151.00 are satisfied by the request as, based on comments received, adequate levels of 
sanitary sewer collection, storm sewer and drainage facilities, municipal water distribution 
systems and supply, and energy distribution facilities, either presently serve or can be made 
available to serve the site.  Additionally, the Water Reclamation Facility has the capacity to 
accommodate flow resulting from development of this site.  Administration of all municipal water 
and sanitary sewer systems guarantee adherence to federal, state, and local quality standards.  
The City of McMinnville shall continue to support coordination between city departments, other 
public and private agencies and utilities, and McMinnville Water and Light to insure the 
coordinated provision of utilities to developing areas and in making land-use decisions.  
 
 
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. 
 
163.00 The City of McMinnville shall continue to require land, or money in lieu of land, from new 
residential developments for the acquisition and/or development of parklands, natural areas, 
and open spaces. 
 
Applicant Response:  Goal VII 3 and Policy 163.00 are satisfied in that park fees shall be paid 
for each housing unit at the time of building permit application as required by McMinnville 
Ordinance 4282, as amended. 
 
GOAL VIII 1: TO PROVIDE ADEQUATE ENERGY SUPPLIES, AND THE SYSTEMS 
NECESSARY TO DISTRIBUTE THAT ENERGY, TO SERVICE THE COMMUNITY AS IT 
EXPANDS. 
 
173.00 The City of McMinnville shall coordinate with McMinnville Water and Light and the 
various private suppliers of energy in this area in making future land use decisions.   
 
177.00 The City of McMinnville shall coordinate with natural gas utilities for the extension of 
transmission lines and the supplying of this energy resource. 
 
Applicant Response:  Policies 173.00 and 177.00 are satisfied in that no concerns regarding this 
proposal have been voiced to the applicant in their discussions with McMinnville Water and 
Light or Northwest Natural Gas. 
 
178.00 The City of McMinnville shall encourage a compact urban development pattern to 
provide for conservation of all forms of energy.  
 
Applicant Response:  Policy 178.00 is satisfied in that the applicant is proposing to develop 
property near the city center at urban densities and intensities, thereby promoting a compact 
urban development pattern and conserving energy. 
 
GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND 
USE DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 
 
188.00 The City of McMinnville shall continue to provide opportunities for citizen involvement in 
all phases of the planning process.  The opportunities will allow for review and comment by 
community residents and will be supplemented by the availability of information on planning 
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requests and the provision of feedback mechanisms to evaluate decisions and keep citizens 
informed. 
 
Applicant Response:  Goal X I and Policy 188.00 are satisfied in that McMinnville continues to 
provide opportunities for the public to review and obtain copies of the application materials and 
completed staff report prior to the holding of public hearing(s).  All members of the public have 
access to provide testimony and ask questions during the public review and hearing process.  In 
addition, the applicant was required to conduct a neighborhood meeting prior to submitting this 
application.  There were 15 guests in attendance at a neighborhood meeting which was hosted 
at the McMinnville Community Center on September 19, 2018 beginning at 6:00 PM. In 
summary, the following questions/ comments were received as well as MVA response to 
attendees: 
 

1. Is Cowls Street the only access/entrance to the property? Answer: yes 
 

2. You state that you will have 50 employees, but do you have enough parking? 
Answer: yes, we will provide sufficient off street parking in excess of City 
requirements. 

 
3. There is already a traffic concern on Cowls Street will the development make this 

worse? Answer: We have a traffic study that indicates that there is sufficient capacity 
for the development. Further, based upon discussions with City staff, it was agreed 
that impact along Cowls Street would be minor enough (due to the narrow nature of 
the street: i.e.: traffic flows to where it moves most freely) that it was not included in 
the study area.  

 
4. Do you plan to develop the entire acreage, even the flood plain? Answer: Our plan is 

to develop only the property above the 100 year flood plain. 
 

5. When will you do a survey of the property? Answer: In order to reduce costs, we are 
waiting until we have assurance that the zone change will be approved before 
incurring the expense. 

 
6. There is a concern about current traffic flows on Baker Street north, past Cowls 

Street and in front of Hagan Hamilton. Is there any way to sequence the lights on 
Baker Street to address? Answer: MVA is willing to work with other businesses to 
address this concern about the flow of traffic on Baker Street with the City of 
McMinnville. 

 
7. Will this re-zoning application impact any other property? Answer: No, only the 

Linfield property located at 600 SE Baker Street. 
 
3. If your request is subject to the provisions of a planned development overlay, show, in 
detail, how the request conforms to the requirements of the overlay.  
 
The current planned development overlay that encumbers the subject site and Linfield College 
campus is not relevant to MV Advancement’s development plans.  Further, with the sale of this 
property to MV Advancements, it is no longer relevant to Linfield College and its long-range 
development plans.  The owner (Linfield College) is therefore asking for this PD to be removed 
from the subject property. 
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4. If you are requesting a Planned Development, state how the proposal deviates from the 
requirements of the Zoning Ordinance and give justification for such deviation.  
 
Not applicable. 
 
 
5. Considering the pattern of development in the area and surrounding land uses, show, 
in detail, how the proposed amendment is orderly and timely.  
 
The request to rezone to O-R (Office/Residential) is consistent with the surrounding land uses. 
On the North side of Cowls Street, the immediate two properties including the You-Nique 
Boutique Hair Salon and Hagan Hamilton Insurance are currently zoned O-R. Directly west 
(across Baker Street), the parcels are zoned C-3 including Walgreens, The El Rancho Market 
and St. Vincent de Paul Thrift store. To the East, the adjacent property is zoned R-4. 
 
The site design for this property proposes a commercial building on the west side of the 
property which would be across from currently zoned O-R and C-3 properties. On the east side 
of the property, the proposed residential apartment units would be adjacent to residential 
property (R-4). 
 
6. Describe any changes in the neighborhood or surrounding area which might support 
or warrant the request.  
 
There is a long history of public use of the property. Until 1993 the property was the site of the 
Columbus Elementary School. After the school was deemed unsafe after the 1993 Spring Break 
earthquake, the property has remained vacant.  It was subsequently acquired by Linfield 
College (the property owner). 
 
At the same time, the neighborhood has moved to a more commercial use and this proposed 
project would support this transition to increase commercial usage. 
 
The applicant notes that the purpose of the Office Residential zone, as stated in the McMinnville 
Zoning Ordinance, is to provide a transition and buffer area between commercially zoned and 
residentially zoned areas, and as a buffer zone along major arterials between the roadway and 
the interior residential areas.  The requested action furthers those objectives and therefore 
supports or warrants this request. 
 
 
7. Document how the site can be efficiently provided with public utilities, including water, 
sewer, electricity, and natural gas, if needed, and that there is sufficient capacity to serve 
the proposed use.  
 
All public utilities already exist to the site based upon our conversation with McMinnville Water & 
Light and City Staff. 
 
The applicant has discussed the conceptual plans with representatives of McMinnville Water 
and Light and the City of McMinnville.  Based upon those conversations, the applicant believes 
that sufficient capacity exists to serve the proposed development.  Specific to the subject site, 
sanitary sewer service extends to the site’s northeast corner, water service consists of a 12-inch 
ductile iron line on the north side of Cowls Street and electricity services exists at the site’s 
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southwest corner (underground) and (overhead) facilities.  In addition, storm sewer service is 
available on the west side of the property, along Baker Street.  The onsite storm sewer system 
will be designed to comply with the City’s adopted Storm Sewer Master Plan. 
 
8. Describe, in detail, how the proposed use will affect traffic in the area. What is the 
expected trip generation?  
 
The office building will house approximately 50 employees of MV Advancements. Access to the 
property will be off of Cowls Street; no direct access to Baker Street from this property would be 
permitted. This will have negligible impact on Cowls Street as it is a narrow street and vehicles 
will go where the traffic flows more freely, which would be Baker Street. Intersections along 
Cowls Street were discussed with City Staff and it was agreed that impacts along Cowls Street 
would be minor enough that they should not be included in the study area. 
 
The following study intersections were identified and discussed with City of McMinnville and 
Oregon Department of Transportation staff for evaluation: 
 
1) SE Baker Street (Highway 99W)/SE Handley Street 
2) SE Baker Street (Highway 99W)/SE Cowls Street 
3) SE Baker Street (Highway 99W)/Adams Street U-turn 
 
In the Traffic Impact Analysis performed by Greenlight Engineering (a copy of which is attached) 
all study intersections will operate adequately per Oregon Department of Transportation 
(ODOT) requirements evaluated at the 2023 horizon year without mitigation. There are no study 
intersections under the jurisdiction of the City of McMinnville. The Transportation Planning Rule 
requirements are met and there is adequate capacity for this development. See details of 
expected trip generation in the attached report. 
 
Per preliminary conversations with the Oregon Department of Transportation (ODOT), they 
have indicated that they are pleased with the current bus stop located adjacent to the property 
and the existing right turn lane onto Cowls Street from Baker Street.  Further, ODOT has 
submitted written response to the record of this hearing stating that it has no comments or 
objections to this requested comprehensive plan amendment and zone change.  
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