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Planning Commission 
Thursday, July 21, 2022 

6:30 PM Regular Meeting 
 

HYBRID Meeting 
IN PERSON – McMinnville Civic Hall, 200 NE Second Street, or ZOOM Online Meeting 

 
Please note that this is a hybrid meeting that you can join in person at 200 NE Second Street or online via Zoom 

 
ZOOM Meeting:  You may join online via the following link:  

https://mcminnvilleoregon.zoom.us/j/86430461362?pwd=c0tJZzN6eFBXTkpFNGh5a2p6ck5UZz09  
Meeting ID:  864 3046 1362  Meeting Password:  904774 

 
Or you can call in and listen via zoom:  1 253 215 8782 

ID:  864 3046 1362 
______________________________________________________________________________ 
Public Participation: 
 
Citizen Comments:  If you wish to address the Planning Commission on any item not on the agenda, you may respond as the Planning 
Commission Chair calls for “Citizen Comments.” 
 
Public Hearing:  To participate in the public hearings, please choose one of the following. 
 

1) Email in advance of the meeting – Email at any time up to 12 p.m. the day before the meeting to 
heather.richards@mcminnvilleoregon.gov, that email will be provided to the planning commissioners, lead planning staff and 
entered into the record at the meeting. 
 

2) By ZOOM at the meeting - Join the zoom meeting and send a chat directly to Planning Director, Heather Richards, to request 
to speak indicating which public hearing, and/or use the raise hand feature in zoom to request to speak once called upon by 
the Planning Commission chairperson.  Once your turn is up, we will announce your name and unmute your mic.   

 
3) By telephone at the meeting – If appearing via telephone only please sign up prior to the meeting by emailing the Planning 

Director, Heather.Richards@mcminnvilleoregon.gov as the chat function is not available when calling in zoom. 
 

 
------- MEETING AGENDA ON NEXT PAGE -------  
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Lori Schanche 
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6:30 PM – REGULAR MEETING 
 

1. Call to Order 
 

2. Citizen Comments 
 

3. Minutes:   
 

April 21, 2022 (Exhibit 1) 
May 19, 2022 (Exhibit 2) 
 

4. Public Hearings 
 

A. Quasi-Judicial Hearing: Comprehensive Plan Map Amendment (CPA 
1-20) and Zone Change (ZC 1-20) – (Exhibit 3)  
 
(Continued from June 16, 2022 Meeting). 
 
Applicant has requested a continuance to September 1, 2022  
 
Request: An application for a Comprehensive Plan Map Amendment 

from Residential to Commercial and a Zone Change from 
County EF-80 to City C-3 (General Commercial) for 
approximately 1.2 acres of a 50.15-acre property.   

 
The 50.15 acre parcel is within McMinnville’s Urban Growth 
Boundary (UGB), and it is split by City limits, with 
approximately 9.5 acres inside City limits and approximately 
40.5 acres outside City limits.  The proposed map amendment 
would apply to the northerly 1.2-acre portion of the 9.5 acres 
within City limits.   

 
The 9.5-acre portion of the property inside City limits has a 
combination of Comprehensive Plan Map designations and 
zoning designations: Commercial/C-3 on the front 
(approximately 7.3 acres), Residential/County EF-80 on the 
rear (approximately 1.2 acres), and a portion of Floodplain/F-P 
along the east and north boundaries (approximately 1 acre).  
The proposed amendment would change the 1.2 acres from 
Residential/County EF-80 to Commercial/C-3, so all of the non-
floodplain portion inside City limits would then be 
Commercial/C-3.   

 
The unincorporated portion of the property within the UGB and 
outside City limits is approximately 40.5 acres.  It is within the 
Floodplain Comprehensive Plan Map designation.  It has 
County EF-80 zoning, with the entirety also being within the 
County’s Floodplain Overlay Districts.  The proposal would not 
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change the Comprehensive Plan designation or county zoning 
of this unincorporated portion of the parcel.   
 

Location: The subject site is located at 3225 NE Highway 99 West, more 
specifically described at Tax Lot 1500, Section 10, T.4S., R 4 
W., W.M. 

Applicant: Cascade Steel Rolling Mills, c/o Jennifer Hudson 
 representing property owner White Top Properties LLC 

 
B.  Quasi-Judicial Hearing:  Comprehensive Plan Map Amendment (CPA 

1-22) and Zone Change (ZC 1-22) – (Exhibit 4) 
 

Request: An application for a Comprehensive Plan Map Amendment 
from Industrial to Commercial and a Zone Change from M-1 
(Light Industrial) to C-3 (General Commercial) for property of 
approximately 0.9 acres. 
 

Location: The subject site is located at 455 NE Irvine Street, more 
specifically described at Tax Lots 2400 & 2601, Section 21 BD, 
T.4S., R 4 W., W.M. 

Applicant: Steve Elzinga, Sherman Johnnie & Hoyt, LLP  
 (Property owner Carlton Hub, LLC, c/o Kellan Lancaster)  

 
C.  Quasi-Judicial Hearing:  Planned Development Amendment (PDA 3-

22), Large Format Commercial Review with Waivers (LFW 1-22), 
Landscape Plan Review (L 6-22), and Partition (MP 1-22) - (Exhibit 5) 

 
Request: The applications are submitted as part of a proposal to develop 

a new Burger King restaurant with a drive-through on the 
subject property.  The applications are being considered 
concurrently through a consolidated review process.   
 
PDA 3-22.  The subject property is within an existing Planned 
Development Overlay District that also includes other 
surrounding commercial property.  The proposal includes 
revisions to the master plan approved as part of the Planned 
Development, which requires approval of a Planned 
Development Amendment.   
 
LFW 1-22.  The property has certain shared features, including 
access, with a large format commercial building, which also 
requires review and compliance with the large format 
commercial standards for this proposal.  The applicant’s 
proposal includes a request for waivers to certain standards.   
 
L 6-22.  The proposal includes a landscape plan, which is 
required for commercial development.    
 
MP 1-22.  The proposal would partition the subject 1.8-acre 
parcel into two parcels, with the northerly 0.94-acre parcel 
being the site of the proposed Burger King restaurant, and the 
southerly 0.86-acre  parcel being a vacant parcel, which would 
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also include an access point and easement to the northerly 
parcel.   
 

Location: The subject site is located at the southwest corner of Booth 
Bend Road and Highway 99, more specifically described at 
Tax Lot 300, Section 29 CA, T.4S., R 4 W., W.M. 

Applicant:    InSite Real Estate Investment Properties LLC,  
c/o Andrew Johnson (Property owner Richard D. Rice)  

 
5. Action Item: 

 
A. Oak Ridge Meadows Land Use Extension Request (S 3-18)– (Exhibit 6)  

 
Request: This is the second request for a land-use decision extension 

for Oak Ridge Meadows Development, Docket S 3-18, a 
Tentative Subdivision.  The applicant is now requesting an 
additional year extension to August 22, 2023. 

 
Location: Generally north of Baker Creek Road and the multi-phased 

Oak Ridge residential development, and south of Baker Creek 
(Tax Lot 1300, Section 17, T. 4 S., R 4 W., W.M. and Tax Lot 
602, Section 7, T. 4 S., R 4 W., W.M.) 

Applicant: Lori Zumwalt,  Premier Development, LLC 
 

6. Commissioner/Committee Member Comments 
 

7. Staff Comments 
 

8. Adjournment 
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  City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

  (503) 434-7311 
www.mcminnvilleoregon.gov 

MINUTES 
 
 

April 21, 2022 6:30 pm 
Planning Commission Hybrid Meeting 
 McMinnville, Oregon 
 

Members Present: Robert Banagay, Brian Randall, Beth Rankin, Dan Tucholsky, Sidonie 
Winfield, Matt Deppe, and Sylla McClellan 

Members Absent: Lori Schanche and Gary Langenwalter 

Staff Present: Heather Richards – Planning Director, Monica Bilodeau – Senior Planner, 
Tom Schauer – Senior Planner, and Isaak Staats – Planning Analyst 

 
 

 

1. Call to Order 
 

Chair Winfield called the meeting to order at 6:30 p.m. 
 

2. Citizen Comments 
 
None 
 

3. Minutes 
 

• March 17, 2022 
 

Commissioner Tucholsky moved to approve the March 17, 2022 minutes. The motion was 
seconded by Commissioner McClellan and passed unanimously. 

 
4. Public Hearing: 
 

A. Quasi-Judicial Hearing: Comprehensive Plan Map Amendment (CPA 2-20) and 
Zone Change, including Planned Development Overlay Designation (ZC 3-20)  

 
(Continued from March 17, 2022 PC Meeting) 
 
Applicant has requested a continuance to June 2, 2022 
 

Request: Approval to amend the Comprehensive Plan Map from Industrial to 
Commercial, and an amendment to the Zoning Map from M-2 (General 
Industrial) to C-3 PD (General Commercial with a Planned Development 
Overlay), for approximately 37.7 acres of a 90.4-acre property.  

 

http://www.mcminnvilleoregon.gov/
bilodem
Text Box
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The 37.7 acres includes 4.25 acres intended for right-of-way dedication for a 
future frontage road. The application also shows a portion of the area subject 
to the map amendment intended for a north-south extension of Cumulus 
Avenue and future east-west street connectivity.  
 
The request is submitted per the Planned Development provisions in Section 
17.51.010(B) of the Zoning Ordinance, which allows for a planned 
development overlay designation to be applied to property without a 
development plan; however, if approved, no development of any kind can 
occur on the portion of the property subject to the C-3 PD overlay until a final 
development plan has been submitted and approved in accordance with the 
Planned Development provisions of the Zoning Ordinance. This requires the 
application for the final development plan to be subject to the public hearing 
requirements again at such time as the final development plans are 
submitted. 

 

Location: The subject site is located at 3310 SE Three Mile Lane, more specifically 
described at Tax Lot 700, Section 26, T.4S., R 4 W., W.M. 
 

Applicant: Kimco McMinnville LLC, c/o Michael Strahs 
 

Disclosures:  Chair Winfield opened the public hearing and asked if there was any objection to 
the jurisdiction of the Commission to hear this matter. There was none. She asked if any 
Commissioner wished to make a disclosure or abstain from participating or voting on this 
application. There was none.  
 
Commissioner Tucholsky MOVED to CONTINUE the hearing for CPA 2-20/ZC 3-20 to June 2, 
2022. The motion was seconded by Commissioner McClellan and PASSED unanimously. 

 
B. Quasi-Judicial Hearing: Comprehensive Plan Map Amendment (CPA 1-21) and Zone 

Change, including Planned Development Overlay Designation (ZC 2-21) 
 

(Continued from March 17, 2022, PC Meeting) 
 
Applicant has requested a continuance to June 2, 2022 
 
Request: Approval to amend the Comprehensive Plan Map from Industrial to Commercial, 

and an amendment to the Zoning Map from M-2 (General Industrial) to C-3 PD 
(General Commercial with a Planned Development Overlay), for a property of 
approximately 8 acres.  

The request is submitted per the Planned Development provisions in Section 
17.51.010(B) of the Zoning Ordinance, which allows for a planned development 
overlay designation to be applied to property without a development plan; however, 
if approved, no development of any kind can occur on the portion of the property 
subject to the C-3 PD overlay until a final development plan has been submitted 
and approved in accordance with the Planned Development provisions of the 
Zoning Ordinance. This requires the application for the final development plan to 
be subject to the public hearing requirements again at such time as the final 
development plans are submitted. 

Location: The subject site is located at 3330 SE Three Mile Lane, more specifically described 
at Tax Lot 600, Section 26, T.4S., R 4 W., W.M. 
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Applicant:  Ken Sandblast, Westlake Consultants, Inc. representing property owner 3330 TML, 

c/o Bryan Hays 
 

Disclosures:  Chair Winfield opened the public hearing and asked if there was any objection to 
the jurisdiction of the Commission to hear this matter. There was none. She asked if any 
Commissioner wished to make a disclosure or abstain from participating or voting on this 
application. There was none. 
 
Commissioner McClellan MOVED to CONTINUE the hearing for CPA 1-21/ZC 2-21 to June 2, 
2022. The motion was seconded by Commissioner Tucholsky and PASSED unanimously. 
 
C.  Quasi-Judicial Hearing: Comprehensive Plan Map Amendment (CPA 2-21) and Zone 

Change, including Planned Development Overlay Designation (ZC 3-21) 
 

(Continued from March 17, 2022, PC Meeting) 
 

Applicant has requested a continuance to June 2, 2022 
 

Request:    Approval to amend the Comprehensive Plan Map from Industrial to Commercial, 
and an amendment to the Zoning Map from M-L (Limited Light Industrial) to C-3 
PD (General Commercial with a Planned Development Overlay), for 
approximately 21.1 acres of an 89.9-acre property, plus an additional 1.5 acres 
of the 89.9-acre property proposed to be dedicated for right-of-way at the time of 
development.  

 
The request is submitted per the Planned Development provisions in Section 
17.51.010(B) of the Zoning Ordinance,which allows for a planned development 
overlay designation to be applied to property without a development plan; 
however, if approved, no development of any kind can occur on the portion of 
the property subject to the C-3 PD overlay until a final development plan has 
been submitted and approved in accordance with the Planned Development 
provisions of the Zoning Ordinance. This requires the application for the final 
development plan to be subject to the public hearing requirements again at such 
time as the final development plans are submitted. 

 
Location:  The subject site is located at Three Mile Lane and Cumulus Avenue, more 

specifically described at Tax Lot 100, Section 27, T.4S., R 4 W., W.M. 
 
Applicant:  Ken Sandblast, Westlake Consultants, Inc. representing property owner DRS 

Land, LLC c/o Dan Bansen 
 
Disclosures:  Chair Winfield opened the public hearing and asked if there was any objection to the 
jurisdiction of the Commission to hear this matter. There was none. She asked if any 
Commissioner wished to make a disclosure or abstain from participating or voting on this 
application. There was none. 
 
Commissioner Tucholsky MOVED to CONTINUE the hearing for CPA 2-21/ZC 3-21 to June 2, 
2022. The motion was seconded by Commissioner McClellan and PASSED unanimously. 

 
 

D.  Quasi-Judicial Hearing: Comprehensive Plan Map Amendment (CPA 1-20) and Zone   
Change (ZC 1-20) 
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Applicant has requested a continuance to May 19, 2022 
 
Request:  An application for a Comprehensive Plan Map Amendment from Residential to 

Commercial and a Zone Change from County EF-80 to City C-3 (General 
Commercial) for approximately 1.2 acres of a 50.15-acre property. 

 
The 50.15 acre parcel is within McMinnville’s Urban Growth Boundary (UGB), 
and it is split by City limits, with approximately 9.5 acres inside City limits and 
approximately 40.5 acres outside City limits. The proposed map amendment 
would apply to the northerly 1.2-acre portion of the 9.5 acres within City limits. 
 
The 9.5-acre portion of the property inside City limits has a combination of 
Comprehensive Plan Map designations and zoning designations: 
Commercial/C-3 on the front (approximately 7.3 acres), Residential/County EF-
80 on the rear (approximately 1.2 acres), and a portion of Floodplain/F-P along 
the east and north boundaries (approximately 1 acre). The proposed 
amendment would change the 1.2 acres from Residential/County EF-80 to 
Commercial/C-3, so all of the nonfloodplain portion inside City limits would then 
be Commercial/C-3. 
 

The unincorporated portion of the property within the UGB and outside City 
limits is approximately 40.5 acres. It is within the Floodplain Comprehensive 
Plan Map designation. It has County EF-80 zoning, with the entirety also being 
within the County’s Floodplain Overlay Districts. The proposal would not change 
the Comprehensive Plan designation or county zoning of this unincorporated 
portion of the parcel. 
 

Location:  The subject site is located at 3225 NE Highway 99 West, more specifically 
described at Tax Lot 1500, Section 10, T.4S., R 4W., W.M. 

 
Applicant:  Cascade Steel Rolling Mills, c/o Jennifer Hudson representing property owner 

White Top Properties LLC 
 

Disclosures:  Chair Winfield opened the public hearing and asked if there was any objection to the 
jurisdiction of the Commission to hear this matter. There was none. She asked if any 
Commissioner wished to make a disclosure or abstain from participating or voting on this 
application. There was none. Chair Winfield asked if any Commissioner needed to declare any 
contact prior to the hearing with the applicant or any party involved in the hearing or any other 
source of information outside of staff regarding the subject of this hearing. There was none. She 
asked if any Commissioners had visited the site. There was none. 
 
Commissioner McClellan MOVED to CONTINUE the hearing for CPA 1-20/ZC 1-20 to May 19, 
2022. The motion was seconded by Commissioner Tucholsky and PASSED unanimously. 

 
E.  Quasi-Judicial Hearing: Zone Change (ZC 1-22), Planned Development (PD 1-21), and 

Subdivision Tentative Plan (S 1-21) 
 

Request: Proposed Zone Change from R-1 to R-3, Planned Development, and 18-lot 
Subdivision Tentative Plan for a 3.79-acre parcel. 

 
Location:  The subject site is located on Meadows Drive, more specifically described at Tax 

Lot 204, Section 18, T.4S., R 4 W., W.M. 
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Applicant: Westech Engineering, c/o Josh Wells representing property owner VJ2 Developers 

c/o Don Jones 
 
Disclosures:  Chair Winfield opened the public hearing and asked if there was any objection to the 
jurisdiction of the Commission to hear this matter. There was none. She asked if any Commissioner 
wished to make a disclosure or abstain from participating or voting on this application. There was 
none. Chair Winfield asked if any Commissioner needed to declare any contact prior to the hearing 
with the applicant or any party involved in the hearing or any other source of information outside of 
staff regarding the subject of this hearing. There was none. She asked if any Commissioner had 
visited the site. Every Commissioner had, but did not wish to discuss their visits. 
 
Staff Presentation: Senior Planner Bilodeau said this was a request to approve the zone change, 
planned development, and subdivision for the Elysian Subdivision project. She reviewed the subject 
site, project summary, site plan, rezone from R-1 to R-3, applicable review criteria, planned 
development overlay, Great Neighborhood Principles, and comments received from Commissioner 
Rankin. The concerns from Commissioner Rankin were in regard to the wetlands, setbacks, allowing 
25% of the subdivision to be purchased by other entities, specific instructions about the trees, lot size, 
20 foot minimum setback for the garage, and zone change. Staff recommended approval of the 
application subject to the proposed conditions. 
 
Commission Questions:  Commissioner Rankin said the driveways were 20 feet, however 10 feet was 
taken up by the planter strip and sidewalk. That made the driveways 10 feet, and only one vehicle 
could park there. In a cul-de-sac there would probably be no curb side parking. Senior Planner 
Bilodeau said the property line started behind the curbs, so the sidewalk and planter strip were in the 
public right-of-way. The property line was behind those and that was where the 20 feet would start. 
 
Commissioner Rankin said curb side parking for the cul-de-sac might not be available, and she 
wanted to recognize that parking deficit. She asked if the Fire Department realized parking would be 
on both sides of the street. Senior Planner Bilodeau said yes, the street section for Fendle Way met 
the complete streets requirements. She clarified there would be three curb cuts on the cul-de-sac. 
 
Commissioner Rankin asked about the purpose of the zone change, especially with the new missing 
middle provisions. Senior Planner Bilodeau said the applicant could explain it. 
 
Commissioner McClellan asked about the driveway between lots 7 and 18. Would it also be access to 
the park? Senior Planner Bilodeau said it would be a private driveway with a public access easement. 
The public would have access to it, but it would be maintained by the homeowners. 
 
Commissioner McClellan asked about the parking for these two lots. Senior Planner Bilodeau said 
they would have parking on site. The driveway was more of an access drive. 
 
Commissioner McClellan asked how the property owners would be aware of their responsibility to 
maintain the driveway. Senior Planner Bilodeau said there would be a clear public access easement 
and a realtor or the City could provide that information. 
 
Commissioner McClellan asked about the minimum lot size for a duplex. Planning Director Richards 
said it was less than 6,000 square feet. 
 
Commissioner McClellan said potentially these lots could have duplexes built on them. Could the City 
require a duplex? Planning Director Richards did not think they could require duplexes. She explained 
the zone change allowed for more density through a reduction in the side yard setbacks. Fire 
separation was a building code issue which allowed 6 feet of separation. 
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Commissioner Randall suggested changing it to a minimum of 25% of the lots would be sold and to 
eliminate the plastic inserts proposed for the fence. 
 
Commissioner Tucholsky preferred not to have a chain link fence and the irrigation pipe should not be 
bright white. He wanted to know the percentage of the wetlands that would be preserved. He wanted 
to make sure the wetlands were being retained for stormwater runoff and wildlife. Senior Planner 
Bilodeau said the applicant would know that.  
 
Commissioner Tucholsky asked about lighting requirements for the pedestrian access on Fendle Way. 
Senior Planner Bilodeau said no lighting was proposed, but it could be added to the conditions. 
 
Commissioner Tucholsky thought they should amend the condition for trees to include the applicant 
would replace trees that were damaged unintentionally. 
 
Applicant’s Testimony:  Josh Wells, representing the applicant, and Don Jones, applicant, concurred 
with the conditions. They explained the fence was not intended to have slats in it. They intended to sell 
the lots off individually and would sell them to both builders and individuals. The wetlands that would 
be preserved would be a small sliver at the end of the wetlands and a small piece in the park. The rest 
would be filled in order for the lots to drain properly and to build the streets, lots, and utilities. They 
explained the new stormwater drainage plan and the areas that would be replanted. They could put in 
a black irrigation pipe. They described the proposed lighting along the streets and sidewalks. There 
would be “no parking” signs on the driveway. 
 
Proponents:  None 
 
Opponents:  Charlene Dolan, McMinnville resident, lived in this area. They had very wet backyards 
and she was concerned about the fill creating more flooding or other water issues. She did not see the 
need for this development when there were many houses being built on the other side of Baker Creek 
Road. This development was being placed on top of Cozine Creek and she did not think mitigation 
would compensate for losing this water area. Traffic signals along Baker Creek would be needed for 
the traffic trying to get on Baker from the adjacent streets. 
 
Planning Director Richards explained the plans for a signal at the intersection of Baker Creek and 
Michaelbook. 
 
Sherry Belding, McMinnville resident, was concerned about the parking on the cul-de-sac and the 
small lots. She thought this would add more of what they already had in the City. She did not think 
there was any variety. She was not in favor of the zone change, which she thought would cause a lot 
of congestion. 
 
Dominique Marcelli, McMinnville resident, was concerned about Meadows Drive going through Baker 
Creek to Wallace, particularly the traffic and negotiating the left turn off of Meadows Drive onto 
Wallace. He suggested that those living in this development could exit onto Baker Creek and the 
barrier that was there now could remain to make Meadows safer. Putting stop signs on Wallace would 
also help. He collected 25 signatures from neighbors who agreed with these suggestions. 
 
Preston Probasco, McMinnville resident, was concerned about speeding, lowering property values, 
effects of reducing the wetlands, and safety of the left hand turn from Meadows onto Wallace. 
Planning Director Richards explained the Transportation System Plan model for this area. She was 
aware of the concerns about Wallace, however she thought more people would use Baker Creek than 
Wallace. 
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Rebuttal:  Mr. Wells said regarding traffic on Meadows, it was part of the TSP as a minor arterial and 
they would follow that plan. Regarding the stormwater and drainage, they would be meeting the City’s 
stormwater design standards as well as DEQ’s and national standards. He explained how they 
proposed to take care of the stormwater drainage so it would not affect any of the neighboring lots. 
Regarding lot size, there were lots nearby that were smaller than what they were proposing. This 
application provided a mixture of lot sizes for variety. The only way they could get to the preferred lot 
sizes with some flexibility on side yards was the zone change to R-3.  
 
Chair Winfield closed the public hearing. 
 
The applicant waived the 7 day period for submitting final written arguments in support of the 
application. 
 
Deliberation:  Commissioner Banagay asked about flooding in the neighborhood and if this application 
would exacerbate the issue. Planning Director Richards said part of the review process was the 
applicant would have to show how they were going to handle the stormwater runoff. The changes the 
developer was going to make to the existing drainage occurring on the site and wetland, they would 
need to show where that water would go and be held. It would be reviewed and approved by the 
Engineering Department. 
 
Commissioner Tucholsky thought the applicant had done their due diligence and the Engineering 
Department would follow the requirements, however there was a significant amount of water in this 
area already and he was concerned that this project would enhance the problem. He suggested the 
drainage be looked at again by the Engineering Department. Planning Director Richards suggested 
continuing the deliberation to the next meeting for staff to come back with additional conditions of 
approval. During that time, they could also ask Engineering staff about another review.  
 
Commissioner Rankin MOVED to CONTINUE the hearing for ZC 1-22/PD 1-21/S 1-21 to May 19, 
2022. The motion was seconded by Commissioner Tucholsky and PASSED unanimously. 

 
5. Action Items 
 
 One Year Land-Use Decision Extension for Partition MP 1-20  
 
 Request: One year land use decision extension for Partition MP 1-20 
 

Location: The subject site is located on Riverside Dr. between Miller St. and Colvin Ct., more 
specifically described as Parcel 3, Partition Plat 2001-35; Tax Lot 3402, Section 15, T.4S., R 4 W., 
W.M. 

 
 Applicant: Bryce Roberts on behalf of Trumpt LLC 
 

Planning Director Richards said staff approved administratively a minor partition in 2020. Minor 
partition approvals were only good for a year. The code allowed for staff to administratively 
approve a one year extension, but if the applicant needed additional time it had to come to the 
Planning Commission. The applicant had already received a one year extension in 2021 and was 
requesting another extension. Staff recommended approval. 
 
There was discussion regarding the reasons for the expiration and why the extension was being 
requested. 
 
Dan Domicic, representing the applicant, explained how they were making progress on the project.  
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Commissioner McClellan MOVED to APPROVE the one year land-use decision extension for 
Partition MP 1-20 to April 25, 2023. The motion was seconded by Commissioner Rankin and 
PASSED unanimously. 

 
6. Commissioner Comments 
 
 None 

 
7. Staff Comments 

 
Planning Director Richards said the current City Attorney would be resigning and going to the City 
of Wilsonville and Spencer Parsons would be filling in. 

 
8. Adjournment 
 

Chair Winfield adjourned the meeting at 8:41 p.m. 
 
 

 
 

                                                             
Heather Richards 
Secretary 



 

 

  City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

  (503) 434-7311 
www.mcminnvilleoregon.gov 

MINUTES 
 
 

May 19, 2022 6:30 pm 
Planning Commission Hybrid Meeting 
Work Session Meeting McMinnville, Oregon 
 

Members Present: Robert Banagay, Lori Schanche, Gary Langenwalter, Brian Randall, Beth 
Rankin, Dan Tucholsky, Sidonie Winfield, Matt Deppe, and Sylla McClellan 

Members Absent:  

Staff Present: Heather Richards – Planning Director, Monica Bilodeau – Senior Planner, 
and Amanda Guile-Hinman – City Attorney 

 
 

 

• Call to Order 
 

Chair Winfield called the meeting to order at 6:30 p.m. 
 

1. Citizen Comments 
 
None 
 

2. Minutes 
 

3. April 1, 2021 
4. January 20, 2022 
5. February 17, 2022 

 
Commissioner Banagay moved to approve the April 1, 2021, January 20 and February 17, 2022 
minutes. The motion was seconded by Commissioner Schanche and passed unanimously. 

 

• Public Hearing: 
 

4. Quasi-Judicial Hearing: Zone Change (ZC 1-22), Planned Development (PD 1-21), and 
Subdivision Tentative Plan (S 1-21) 

 

Request: Proposed Zone Change from R-1 to R-3, Planned Development, and 18-lot 
Subdivision Tentative Plan for a 3.79- acre parcel. 

 

Location: The subject site is located on Meadows Drive, more specifically described as 
Tax Lot 204, Section 18, T.4S., R 4 W., W.M. 
 

Applicant: Westech Engineering, c/o Josh Wells representing property owner VJ2 
Developers c/o Don Jones 

http://www.mcminnvilleoregon.gov/
bilodem
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Chair Winfield said the Planning Commission heard public testimony on this item on April 21, 
2022 and closed the hearing. They were reopening the hearing due to a noticing error.  
 
Disclosures:  Chair Winfield reopened the public hearing and asked if there was any objection 
to the jurisdiction of the Commission to hear this matter. There was none. She asked if any 
Commissioner wished to make a disclosure or abstain from participating or voting on this 
application. There was none. Chair Winfield asked if any Commissioner needed to declare any 
contact prior to the hearing with the applicant or any party involved in the hearing or any other 
source of information outside of staff regarding the subject of this hearing. There was none.  
 
Staff Presentation: Senior Planner Bilodeau reviewed the subject site, project summary, and 
continued items. Staff was directed to revise the conditions and bring back the Stormwater 
Report. Staff was informed after the hearing that the Zoom link provided on the neighborhood 
mailing was incorrect. Staff requested the Commission reopen the public testimony to allow any 
additional testimony. She summarized the revised conditions and the concerns raised about 
stormwater. The applicant had to conform with McMinnville’s Stormwater Master Plan and State 
DEQ stormwater regulations which ensured all water was directed to storm detention and City 
facilities. There were also some concerns about transportation. She discussed the traffic calming 
program that could be used for the Meadows Drive connection if more traffic resulted from the 
connection. Staff recommended approval, subject to the conditions specified in the decision 
documents. 
 
Project Engineer Gooden discussed the review of the application’s compliance with the 
Stormwater Master Plan. They were satisfied that it met all of the requirements. 
 
Commission Questions:  Commissioner Langenwalter asked about Condition 5b that required 
black fencing. Senior Planner Bilodeau said it was commonly used in stormwater facilities to 
blend in. It matched the adjacent areas and kept consistency in the neighborhood. 
 
Commissioner Tucholsky asked if the consultant that reviewed the Stormwater Report visited 
the site. Project Engineer Gooden said they did not. The review was to the requirements from 
DEQ and the Stormwater Master Plan. 
 
Commissioner Tucholsky asked if the original plan had been revised. Project Engineer Gooden 
said the consultant did make comments and there were some revisions. Those revisions 
satisfied the requirements.  
 
Applicant’s Testimony:  Josh Wells, representing the applicant, explained the process the 
consultant used to review the Stormwater Report as well as the stormwater plan for the site. 
The lots would not drain onto someone else’s property. He gave an update on the wetland fill 
permit process. The Meadows Drive connection met City code and the TSP. A gate would not 
be allowed across it. 
 
Questions:  Commissioner Tucholsky asked about the drainage on lot 13. Mr. Wells explained 
it was at the lowest elevation on the lot. 
 
Commissioner Schanche asked if the sidewalk went all around the cul-de-sac. Mr. Wells said 
yes, it did. 
Public Testimony: 
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Proponents:  None 
 
Opponents:  Charlene Doland??, McMinnville resident, said there was already a water issue in 
this area where the backyards were swamps. The last FEMA update was done in 2010 and 
since then there had been a lot of development. She was concerned it was out of date. It should 
be updated to reflect the current possibilities of flooding. 
 
Preston Povasco??, McMinnville resident, was concerned about reactive traffic control as 
opposed to proactive. His backyard was always saturated and he hoped this development would 
have an advantageous effect on the surrounding properties. He would like to see evidence of 
that documented. He suggested putting in a traffic gate when the new school was built in this 
area. He also thought a stop sign should be installed somewhere between Cottonwood and 23rd. 
 
Rebuttal:  Mr. Wells said regarding the drainage that went towards the east, when they built the 
stormdrain for this development, at least half of it would no longer go to the neighboring 
properties. This development would not make the runoff worse. That fact could be included in 
the Stormwater Report. Traffic gates should be brought up when the TSP was updated.  
 
Chair Winfield closed the public hearing. 
 
The applicant waived the 7 day period for submitting final written arguments in support of the 
application. 
 
Deliberation:  Commissioner Rankin asked why the zone change was required. Planning Director 
Richards said it was the request of the applicant. 
 
Commissioner Rankin thought a multi-family structure would fit in better with the neighborhood as 
opposed to a narrow lot development. Planning Director Richards said the applicant still had the 
opportunity to do any missing middle housing products on the lots. The City could not tell them what 
to build. Senior Planner Bilodeau thought there was sufficient width for the lots that the narrow lots 
would not be necessary. 

 
Based on the findings of fact, conclusionary findings for approval, materials submitted by the 
applicant, and evidence in the record, Commissioner Langenwalter MOVED to RECOMMEND the 
City Council APPROVE ZC 1-22, PD 1-21, and S 1-21 subject to the conditions of approval; 
SECONDED by Commissioner McClellan. The motion PASSED unanimously. 
 
Planning Director Richards said they were working on updating the FEMA maps. 

 
A. Quasi-Judicial Hearing:  Comprehensive Plan Map Amendment (CPA 1-20) and Zone 

Change (ZC 1-20)  
 

Applicant has requested a continuance to June 16, 2022 
 
Request: An application for a Comprehensive Plan Map Amendment from Residential to 

Commercial and a Zone Change from County EF-80 to City C-3 (General 
Commercial) for approximately 1.2 acres of a 50.15-acre property..  

The 50.15 acre parcel is within McMinnville’s Urban Growth Boundary (UGB), and 
it is split by City limits, with approximately 9.5 acres inside City limits and 
approximately 40.5 acres outside City limits. The proposed map amendment would 
apply to the northerly 1.2-acre portion of the 9.5 acres within City limits. 
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The 9.5-acre portion of the property inside City limits has a combination of 
Comprehensive Plan Map designations and zoning designations: Commercial/C-3 
on the front (approximately 7.3 acres), Residential/County EF-80 on the rear 
(approximately 1.2 acres), and a portion of Floodplain/F-P along the east and north 
boundaries (approximately 1 acre). 
 
The proposed amendment would change the 1.2 acres from Residential/County EF-
80 to Commercial/C-3, so all of the nonfloodplain portion inside City limits would then 
be Commercial/C-3. 
 
The unincorporated portion of the property within the UGB and outside City limits is 
approximately 40.5 acres. It is within the Floodplain Comprehensive Plan Map 
designation. It has County EF-80 zoning, with the entirety also being within the 
County’s Floodplain Overlay Districts. The proposal would not change the 
Comprehensive Plan designation or county zoning of this unincorporated portion of 
the parcel. 
 
Location: The subject site is located at 3225 NE Highway 99 West, more specifically 
described at Tax Lot 1500, Section 10, T.4S., R 4 W., W.M. 
 
Application: Cascade Steel Rolling Mills, c/o Jennifer Hudson representing property 
owner White Top Properties LLC 
 

Commissioner McClellan MOVED to CONTINUE the hearing for CPA 1-20/ZC 1-20 to June 
16, 2022. The motion was seconded by Commissioner Schanche and PASSED unanimously. 

 
B. Commissioner Comments 
 
 None 

 
C. Staff Comments 

 
Planning Director Richards gave calendar updates. 

 
D. Adjournment 
 

Chair Winfield adjourned the meeting at 7:39 p.m. 
 
 

                                                             
Heather Richards 
Secretary 
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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311
www.mcminnvilleoregon.gov 

EXHIBIT 3 - STAFF REPORT 

DATE: July 21, 2022 
TO: Planning Commission Members 
FROM: Tom Schauer, Senior Planner 
SUBJECT: Public Hearing (Docket CPA 1-20/ZC 1-20) – Cascade Steel Map Amendment, 

Request for Continuance 

STRATEGIC PRIORITY & GOAL: 

OBJECTIVE/S: Strategically plan for short and long-term growth and development that will 
create enduring value for the community 

Report in Brief:   
This agenda item is the Comprehensive Plan Map Amendment and Zone Change (CPA 1-20/ZC 1-20) 
by applicant Cascade Steel Rolling Mills for the property owned by White Top Properties LLC located at 
3225 NE Highway 99 West.  The applicant has requested a continuance to the September 1, 2022 
Planning Commission meeting.   

Background and Discussion:   
The applicant has requested a continuance to the September 1, 2022 Planning Commission meeting. 
Staff supports this request.   

Attachments: 
N/A 

Recommendation: 
Staff recommends that the Planning Commission continue the public hearing to the September 1, 2022 
Planning Commission meeting.   

“I MOVE THAT THE PLANNING COMMISSION CONTINUE THE PUBLIC HEARING FOR DOCKET 
CPA 1-20/ZC 1-20 TO THE SEPTEMBER 1, 2022 PLANNING COMMISSION MEETING.”   

http://www.mcminnvilleoregon.gov/
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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311
www.mcminnvilleoregon.gov 

EXHIBIT 4 - STAFF REPORT 

DATE: July 21, 2022  
TO: Planning Commission Members 
FROM: Tom Schauer, Senior Planner 
SUBJECT: Public Hearing - CPA 1-22/ZC 2-22, Comprehensive Plan Map Amendment and 

Zone Change  

STRATEGIC PRIORITY & GOAL: 

OBJECTIVE/S: Strategically plan for short and long-term growth and development that will 
create enduring value for the community 

Report in Brief:   
This proceeding is a quasi-judicial public hearing of the Planning Commission to consider a 
Comprehensive Plan Map amendment (CPA 1-22) and Zone Change (ZC 2-22).   

The applicant requests an amendment to the Comprehensive Plan Map from Industrial to Commercial, 
and an amendment to the Zoning Map from M-1 (Light Industrial) to C-3 (General Commercial), for a 
property of approximately 0.9 acres, located at 455 NE Irvine Street (Tax Lots R4421BD 2400 & 2601). 
See Vicinity Map (Figure 1), Comprehensive Plan Map (Figure 2), and Zoning Map (Figure 3).    

Per Section 17.72.130 of the Zoning Ordinance, The Planning Commission shall make a 

recommendation to the City Council to approve or deny the application, or that the proposal be adopted 
or rejected, or that the application or proposal be approved in a different form. 

a. If the decision of the Planning Commission recommends that an application be granted or that
the proposal be adopted, or that the application be approved in a different form, the Planning
Commission shall transmit to the City Council, a copy of the application, a scale drawing of the
site, the minutes of the public hearing, the decision and findings of the Planning Commission, and
any other materials deemed necessary for decision by the City Council.

b. If the decision of the Planning Commission recommends that the application be denied, or the
proposal rejected, no further proceedings shall be held by either the Planning Commission or City
Council, unless an appeal of the Commission's decision is filed.

The applicable criteria are provided in Section 17.74.020 of the Zoning Ordinance.  The application is 
also subject to the applicable Goals and Policies of the Comprehensive Plan and applicable state law.   

http://www.mcminnvilleoregon.gov/
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Per Section 17.72.050 of the Zoning Ordinance, the application includes an amendment to the 
Comprehensive Plan and is not subject to the 120-day application processing timeline.   
 
Background:   
The subject property is zoned M-1.  Figures 2a/2b and 3a/3b show the existing and proposed 
Comprehensive Plan map designations and zoning of the subject property and surrounding properties.  
The subject property has previously been used as a winery and tasting room for Elizabeth Chambers 
Cellar.  A winery is a permitted use in the M-1 zone, and a tasting room in conjunction with a winery is a 
permitted use in the M-1 zone, subject to limitations for tasting rooms:   
 

Tasting Room. The floor area of the tasting room shall not exceed 400 square feet or 10 percent 
of the facility’s onsite floor area, whichever is greater. In no instance shall a tasting room exceed 
1,000 square feet in size.  Tasting rooms do not include taverns, restaurants, or breweries, which 
are defined elsewhere.  

 
The new owner is seeking the new Commercial/C-3 designation to allow the property to be used for 
commercial uses which are permitted in the C-3 zone, but are not permitted in the M-1 zone.  The M-1 
zone doesn’t permit most uses which are permitted in the C-3 zone.   
 
Permitted uses in the C-3 zone include uses such as retail, eating and drinking establishments, etc.  The 
application indicates the types of leisure uses the applicant is considering.  However, as a reminder, the 
application is for a map amendment, not an approval for a specific use.  The proposed map amendment 
would not limit which C-3 permitted uses would be authorized on the subject property. 
 
The property is also located within the NE Gateway Planned Development Overlay District.  This overlay 
district has three subareas, each of which has a different purpose and allows different permitted uses.  
The subject property is located within Subarea 1 of the NE Gateway Overlay.   See Figure 4.  The 
permitted uses in Subarea 1 generally allow for commercial uses, while restricting industrial uses.  See 
Figure 5.  This is somewhat different than Subarea 2, which allows for a mix of commercial, light 
industrial, and residential uses.  For reasons discussed below, a change of use of the existing building 
from industrial use to commercial use could not occur without the proposed map amendment.   
 
Discussion: 
A recent legal opinion from the City Attorney interpreted the applicability provisions of the NE Gateway 
Overlay Ordinance 4971 as they pertain to permitted uses listed in the ordinance: The table of permitted 
uses authorized in the NE Gateway Overlay zone only becomes applicable to a property and supersede 
those of the underlying zone when triggered by one of the actions or thresholds specified in the 
applicability provisions in Section 3(D) of the NE Gateway Overlay Zone Ordinance 4971.  See Figure 
6. 
 
The legal opinion is based on a reading of legislative intent that the permitted use provisions in the NE 
Gateway Overlay zone would only be triggered by actions such as expansion or redevelopment in order 
to spur more significant investment through more substantial expansion and redevelopment.  Therefore, 
if the uses for the applicable NE Gateway Subarea aren’t permitted by the base zone, then the new uses 
permitted in the NE Gateway Overlay would only apply upon one of those situations occurring.  However, 
this doesn’t allow for adaptive reuse of existing buildings, including historic structures, to be converted 
from industrial to commercial use if located within NE Gateway Subarea 1 if the underlying base zoning 
isn’t also commercial.   
 
Because the M-1 zone generally permits industrial uses but not commercial uses, and the NE Gateway 
Overlay Subarea 1 generally permits commercial uses but not industrial uses, the relationship of the 
Zoning Ordinance to the NE Gateway Overlay Zone Ordinance 4971 presents some unique issues for 
use of the subject property. Some key provisions regarding uses are summarized below. 
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It is somewhat unique to have two zones apply to the same property that have different 
requirements for what uses are permitted, with the permitted uses based on whether there would 
be an expansion and how large the expansion would be.    
 
Subarea 1 applies to six blocks.  Of the six blocks located within Subarea 1 (Figure 4), five of 
those already have Commercial Comprehensive Plan designations and C-3 zoning (Figures 2 
and 3).  The subject property is the only one of six blocks in NE Gateway Subarea 1 that has an 
Industrial Comprehensive Plan designation and industrial zoning (together with an adjacent 
portion of the railroad right-of-way owned by the railroad to the west).   
 
The use of the existing building couldn’t currently be changed use from industrial to 
commercial per the M-1 zone unless it included a major expansion of more than 15%, 
triggering the NE Gateway Overlay.  An industrial use is a permitted use in the M-1 zone, and 
could therefore be continued and could expand up to 15%, even though industrial use isn’t 
permitted in NE Gateway Overlay Subarea 1.  However, if there was a change of use to 
commercial in conjunction with an expansion of  15% or more, it would become subject to the use 
provisions of the NE Gateway Overlay.   
 
However, a permitted industrial use in the M-1 zone located within Subarea 1 of NE Gateway 
Overlay would not be allowed to expand by more than 15%. Only a use permitted in NE 
Gateway Subarea 1 could expand by 15% or more due to the use provisions of the NE 
Gateway Overlay Zone.   See Figure 7.   

 
The proposed map amendment would help address this issue by allowing most of the same commercial 
uses as permitted uses for this property in both the base zone and overlay zone regardless of whether 
or not the building is expanded and regardless of the size of the expansion, the same as already applies 
to the other five blocks within Subarea 1 of the Ne Gateway Overlay Zone.    
 
While Subarea 2 of the NE Gateway is intended to allow for a mix of industrial, commercial, and 
residential uses, Subarea 1 is more narrowly focused on commercial use, without the same provisions 
allowing for light industrial use as a permitted use or as part of a mixed use development.  See Figures 
5 and 6.  The proposed map amendment would help accomplish the purpose of NE Gateway Subarea 
1.   
 
Note:  Industrial property to the west of the subject property on the west side of the railroad is not within 
the NE Gateway Overlay Zone.   
 
The City is evaluating initiation of a legislative proposal that would specify how the use provisions of the 
NE Gateway Overlay Zone might supersede those of the underlying zone within the geographic boundary 
without requiring an action such as expansion or redevelopment. New development standards would still 
be triggered by the “applicability” provisions, which would continue to have thresholds that would trigger 
applicability of development standards.   
 
For the subject property, the proposed map amendment would substantially resolve the issue of 
commercial use for this one remaining block within Subarea 1 that doesn’t already have C-3 zoning.  In 
addition, the map amendment would mean the use of the property could not return to industrial use once 
industrial has ceased, which is consistent with the intent described for NE Gateway Overlay Subarea 1.  
(Subarea 2 allows a mix of light industrial, commercial, and residential uses, allowing for changes 
between these uses over time).   
 
The proposed map amendment to the Comprehensive Plan Map and the Zoning Map would be consistent 
with what is already envisioned and articulated for the NE Gateway Overlay zone, specifically for Subarea 
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1:  allowing for a transition from industrial use to commercial use and/or mixed-use including residential 
and office.  The NE Gateway Overlay Zone as articulated in Ordinance 4971 has already been adopted 
and in effect for several years. 
 
The primary effect of the map amendment would be to allow for a change of use of existing buildings to 
commercial use, whereas currently a change to commercial use would only be allowed if the site was 
redeveloped or if the existing building was expanded by 15% or more.   
 
Attachments: 

1. CPA 1-22/ZC 2-22 Decision Document 
2. CPA 1-22/ZC 2-22 Application 

 
Planning Commission Options: 

1. APPROVE the application as proposed by the applicant, 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 application, providing findings of fact for the denial, 
specifying which criteria are not satisfied, or specifying how the applicant has failed to meet the 
burden of proof to demonstrate all criteria are satisfied, in the motion to deny. 

 
Staff Recommendation: 
Staff has reviewed the proposal for consistency with the applicable criteria.  Staff finds that the findings 
in the attached Decision Document, the application submitted by the applicant, and the record contain 
evidence that demonstrates that the application complies with the applicable criteria and that the 
applicant has met the burden of proof.  
 
Staff RECOMMENDS APPROVAL of the application based on the findings in the attached Decision 
Document. 
 
Suggested Motion: 
BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, THE 
MATERIALS SUBMITTED BY THE APPLICANT, AND EVIDENCE IN THE RECORD, I MOVE THAT 
THE PLANNING COMMISSION APPROVE THE DECISION DOCUMENT AND APPROVE 
COMPREHENSIVE PLAN MAP AMENDMENT CPA 1-22 AND ZONE CHANGE ZC 2-22.   
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Figure 1.  Vicinity Map 

 
 

Figure 2a.  Existing Comprehensive Plan Map 
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Figure 2b.  Proposed Comprehensive Plan Map 

 
 
Figure 3a. Existing Zoning Map 
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Figure 3b.  Proposed Zoning Map 

 
 
Figure 4:  NE Gateway Overlay Zone and Sub-Area Boundaries 
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Figure 5:  NE Gateway Overlay Permitted and Conditionally Permitted Uses.   
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Figure 6:  Applicability of NE Gateway Planned Development Ordinance: 

 
… 
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Figure 7:  NE Gateway Non-Conforming Use Provisions.   

 
 

 
 
 

 
 



Attachments: 

Attachment 1 – Application and Attachments;  
Attachment 2 - DSL Wetland Land Use Notice Response 

CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

503-434-7311
www.mcminnvilleoregon.gov 

DECISION, CONDITIONS, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR THE 
APPLICATION FOR A COMPREHENSIVE PLAN MAP AMENDMENT FROM INDUSTRIAL TO 
COMMERCIAL AND A ZONE CHANGE FROM M-1 (LIGHT INDUSTRIAL) TO C-3 (GENERAL 
COMMERCIAL) FOR A PROPERTY OF APPROXIMATELY 0.9 ACRES, LOCATED AT 455 NE 
IRVINE ST, TAX LOTS R4421BD 2400 & 2601 

DOCKET: CPA 1-22 (Comprehensive Plan Map Amendment), ZC 2-22 (Zone Change) 

REQUEST: An application for an amendment to the Comprehensive Plan Map from 
Industrial to Commercial, and a Zone Change from M-1 (Light Industrial) to C-3 
(General Commercial), for a property of approximately 0.9 acres.    

LOCATION: Site Address:  455 NE Irvine Street  
Map & Tax Lot:  Part of R4421BD 2400 & 2601 

CURRENT ZONING: M-1 (Light Industrial) 

APPLICANT:  Steve Elzinga, Sherman Sherman Johnnie & Hoyt, LLP 

PROPERTY 
OWNER: Carlton Hub, LLC, c/o Kellan Lancaster 

STAFF: Tom Schauer, Senior Planner 

DATE DEEMED 
COMPLETE: June 10, 2022 

HEARINGS BODY 
& ACTION: The McMinnville Planning Commission makes a recommendation to the City 

Council.   A Planning Commission recommendation of approval is transmitted to 
the City Council for a decision.  A Planning Commission 
recommendation/decision of denial becomes the final decision unless that 
decision is appealed to the City Council.   

PLANNING COMMISSION 
HEARING DATE  
& LOCATION:  July 21, 2022 at 6:30 P.M. 

This will be a hybrid meeting with the opportunity to join an in-person 
meeting at Civic Hall or virtually on a zoom meeting. 

ATTACHMENT 1 TO STAFF REPORT

http://www.mcminnvilleoregon.gov/


CPA 1-22/ZC 2-22 – Decision Document Page 2 
 

 
Attachments: 

Attachment 1 – Application and Attachments 

 Meeting Location:   
 McMinnville Civic Hall, 200 NE 2nd Street, McMinnville, OR  97128 
 

Zoom Online Meeting:   
https://mcminnvilleoregon.zoom.us/j/86430461362?pwd=c0tJZzN6eFBXT
kpFNGh5a2p6ck5UZz09  

 
 Meeting ID: 864 3046 1362 
 Passcode: 904774 
 (See below for instructions on how to join Zoom meeting) 
 
DECISION-MAKING 
BODY: The McMinnville City Council makes the final decision, unless the Planning 

Commission recommendation/decision is denial, in which case that is the final 
decision unless the Planning Commission decision is appealed to City Council.   

  
MEETING DATE  
& LOCATION:  To be determined. 
  
PROCEDURE: An application for a Comprehensive Plan Map Amendment and Zone Change is 

processed in accordance with the procedures in Section 17.72.120 of the 
McMinnville Municipal Code. The application is reviewed by the Planning 
Commission in accordance with the quasi-judicial public hearing procedures 
specified in Section 17.72.130 of the McMinnville Municipal Code. 

 
CRITERIA: The applicable criteria for a Comprehensive Plan Map Amendment and Zone 

Change are specified in Section 17.74.020 of the McMinnville Municipal Code. In 
addition, the goals, policies, and proposals in Volume II of the Comprehensive 
Plan are to be applied to all land use decisions as criteria for approval, denial, or 
modification of the proposed request. Goals and policies are mandated; all land 
use decisions must conform to the applicable goals and policies of Volume II. 
"Proposals" specified in Volume II are not mandated, but are to be undertaken in 
relation to all applicable land use requests.  The proposal must also be consistent 
with applicable provisions of state law.   

 
APPEAL: The Planning Commission makes a recommendation to the City Council.  If the 

Planning Commission recommendation is approval, the recommendation is 
forwarded to City Council to make the final decision. If the Planning Commission 
recommendation/decision is denial, then that is the final decision unless the 
Planning Commission’s decision is appealed to the City Council per Section 
17.72.180 of the McMinnville Municipal Code.   

 
 As specified in Section 17.72.190 of the McMinnville Municipal Code, the City 

Council's decision may be appealed to the Land Use Board of Appeals (LUBA) 
within 21 (twenty-one) days of the date written notice of decision is mailed.  

 
 Note:  The City's final decision is usually subject to a 120-day processing 

timeline, including resolution of any local appeal.  However, per ORS 227.178(7), 
the 120-day period does not apply to a decision of the city making a change to 
an acknowledged comprehensive plan or a land use regulation that is submitted 
to the Director of the Department of Land Conservation and Development under 
ORS 197.610. 

 

https://mcminnvilleoregon.zoom.us/j/86430461362?pwd=c0tJZzN6eFBXTkpFNGh5a2p6ck5UZz09
https://mcminnvilleoregon.zoom.us/j/86430461362?pwd=c0tJZzN6eFBXTkpFNGh5a2p6ck5UZz09
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Attachments: 

Attachment 1 – Application and Attachments 

 
COMMENTS: This matter was referred to the following public agencies for comment: 

McMinnville Fire Department, Police Department, Engineering Department, 
Building Department, Parks Department, Public Works Department, Waste 
Water Services, City Manager, and City Attorney; McMinnville Water and Light; 
McMinnville School District No. 40; Yamhill County Planning Department; Ziply 
Fiber (formerly Frontier Communications); Comcast; Recology; Northwest 
Natural Gas;  Oregon Department of State Lands; and Oregon Department of 
Transportation.  Their comments are provided in Section IV of this document. 

 
RECOMMENDATION 
Based on the findings and conclusionary findings, the Planning Commission finds that the applicable 
criteria are satisfied and RECOMMENDS APPROVAL of the Comprehensive Plan Map Amendment 
(CPA 1-22) and Zone Change (ZC 2-22).    
 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 RECOMMENDATION: APPROVAL 
////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
 
Planning Commission:   Date:       July 21, 2022  
Sidonie Winfield, Chair of the McMinnville Planning Commission 
 
 
 
Planning Department:   Date:       July 21, 2022  
Heather Richards, Planning Director 
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Attachments: 

Attachment 1 – Application and Attachments 

I.  APPLICATION SUMMARY: 
 
Subject Property & Request 
The applicant requests an amendment to the Comprehensive Plan Map from Industrial to Commercial, 
and an amendment to the Zoning Map from M-1 (Light Industrial) to C-3 (General Commercial), for a 
property of approximately 0.9 acres, located at 455 NE Irvine Street (Tax Lots R4421BD 2400 & 2601).  
See Vicinity Map (Figure 1), Comprehensive Plan Map (Figure 2), and Zoning Map (Figure 3).    
 
The subject property is zoned M-1.  The new owner is seeking the new Commercial/C-3 designation to 
allow the property to be used for uses which are permitted in the C-3 zone, but which are not permitted 
in the M-1 zone.  The M-1 zone doesn’t permit most uses which are permitted in the C-3 zone.   
 
Permitted uses in the C-3 zone include commercial uses such as retail, eating and drinking 
establishments, etc.  The application indicates the types of uses the applicant is considering.  However, 
as a reminder, the application is for a map amendment, not an approval for a specific use.  The proposed 
map amendment would not limit which C-3 permitted uses would be authorized on the subject property. 
 
The property is also located within the NE Gateway Planned Development Overlay District.  This overlay 
district has three subareas, each of which has a different purpose and allows different permitted uses.  
The subject property is located within Subarea 1 of the NE Gateway Overlay.   The permitted uses in 
Subarea 1 generally allow for commercial uses, while restricting industrial uses.  This is somewhat 
different than Subarea 2 which allows for a mix of commercial, light industrial, and residential uses.  For 
reasons discussed in more detail in the staff report, a change of use of the existing building from 
industrial use to commercial use could not occur without the proposed map amendment.   

 
Figure 1.  Vicinity Map 
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Figure 2a.  Existing Comprehensive Plan Map 

 
 
Figure 2b.  Proposed Comprehensive Plan Map 
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Figure 3a. Existing Zoning Map 

 
 
Figure 3b.  Proposed Zoning Map 
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Figure 4:  NE Gateway Overlay Zone and Sub-Area Boundaries 

 
 

II.  CONDITIONS: 
Not Applicable. 
 
III.  ATTACHMENTS: 

1. CPA 1-22/ZC 2-22 Application and Attachments (on file with the Planning Department) 
 

IV.  COMMENTS: 
 
Agency Comments 
 
This matter was referred to the following public agencies for comment: McMinnville Fire Department, 
Police Department, Engineering Department, Building Department, Parks Department, Public Works 
Department, Waste Water Services, City Manager, and City Attorney; McMinnville Water and Light; 
McMinnville School District No. 40; Yamhill County Planning Department; Ziply Fiber (formerly Frontier 
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Communications); Comcast; Recology; Northwest Natural Gas; Oregon Department of Transportation; 
and Oregon Department of State Lands. 
 
Responses were received from the following agencies, provided below: 

• McMinnville Building Department  

• McMinnville Engineering Department 

• McMinnville Water & Light 

• Comcast  
 

• McMinnville Building Department 
A building permit will be necessary for the intended work and to change the occupancy. A 
building code plan review and code analysis was not performed as part of this referral. However, 
one potential item to note is that the building perimeter and surrounding fence appear to be on 
the property lines shared with the right-of-way. Because of the intended occupancy, out-
swinging doors and gates will likely be necessary and some modifications to not swing over the 
right-of-way may be necessary. No other building concerns at this time. A comprehensive 
building code review will occur at the time of permit submittal. 

 

• McMinnville Engineering Department 
No comments. 

 

• McMinnville Water & Light 
McMinnville Water & Light has no comments.   
 

• Comcast 
Comcast has no conflict with this project. 
 

Public Comments 
 
Notice of this request was mailed to property owners located within 300 feet of the subject site.  As of 
July 14, 2022, no public testimony was submitted.   
 
V.  FINDINGS OF FACT - PROCEDURAL FINDINGS 
 

1. The application was submitted with fee provided on May 9, 2022.  The applicant submitted the 
necessary documentation to demonstrate a neighborhood meeting was noticed and held in 
accordance with the provisions of Section 17.72.095 of the Zoning Ordinance.   

 
2. The application was deemed complete on June 10, 2022.    

 
3. On June 10, 2022, notice of the application was provided to the Oregon Department of Land 

Conservation and Development (DLCD).   
 

4. On June 13, 2022, notice of the application was referred to the following public agencies for 
comment in accordance with Section 17.72.120 of the Zoning Ordinance:  McMinnville Fire 
Department, Police Department, Engineering Department, Building Department, Parks 
Department, Public Works Department, Waste Water Services, and City Manager; McMinnville 
Water and Light; McMinnville School District No. 40; Yamhill County Planning Department; Ziply 
Fiber (formerly Frontier Communications); Comcast; Recology; Northwest Natural Gas; Oregon 
Department of Transportation; and Oregon Department of State Lands.  Notice of the application 
was also subsequently provided to the City Attorney. 
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 Comments received from agencies are addressed in Section IV of this Decision Document.   
 

5. On June 29, 2022, notice of the application and the July 21, 2022 Planning Commission public 
hearing was mailed to property owners within 300 feet of the subject property in accordance 
with Section 17.72.120 of the Zoning Ordinance.   
 

6. On July 15, 2022, notice of the application and the July 21, 2022 Planning Commission public 
hearing was published in the newspaper in accordance with Section 17.72.120 of the Zoning 
Ordinance.   

 
7. The Planning Commission held a public hearing on July 21, 2022 to consider the request. 

 
VI. FINDINGS OF FACT  - GENERAL FINDINGS 
 

1. Location:  
o Site Address:  455 NE Irvine Street  
o Map & Tax Lot:  R4421BD 2400 & 2601 

 
2. Size:  0.9 acres 

 
3. Comprehensive Plan Map Designation:  Industrial 

 
4. Zoning:    

a. Subject Property:  M-1 (General Industrial)  
b. Surrounding Properties:   

i. North:  Across 5th Street:  C-3 (General Commercial) and M-2 (General 
Industrial) 

ii. West: M-1 Light Industrial (railroad right-of-way and property) and M-2 General 
Industrial (west of the railroad)  

iii. South:  C-3 (General Commercial) 
iv. East:  C-3 (General Commercial) 

 
5. Overlay Zones/Special Districts:   

a. NE Gateway Overlay, Subarea 1 (Ordinance 4971) 
b. Airport Overlay, Conical Surface Zone 

 
6. Current Development:  The property is developed with the Old Power Plant building as 

subsequently expanded.  The property was most recently used for the Elizabeth Chambers 
Cellar Winery and Tasting Room.   

 
7. Inventoried Significant Resources: 

a. Historic Resources:  Historic Resource A-796, Old Power Plant 
b. Other:  None Identified 

 
8. Other Features:   

a. Slopes: The property is generally level. 
b. Easements: No City easements identified on the property. 
c. Trees:  Street trees are present.  Trees were present along the railroad property that were 

removed and would need to be addressed as part of a landscape plan for a proposed 
use/development  Trees are present in the area south of the building within the outdoor 
patio area.   
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9. Utilities: 
a. Water:  Water distribution mains are present along the frontage in 5th and Irvine Streets. 

b. Sewer:  Sanitary sewer mains are present in 4th and 5th Streets along the easterly portion 
of the property.   

c. Stormwater:  There are storm drainage lines present in 4th, 5th, and Irvine Streets.   
d. Power:  Overhead power is present along 4ht and 5th Streets.   

 
10. Transportation and Access: The property makes up a block which is bounded by frontage 

on 4th Street to the south, 5th Street to the north, and Irvine Street to the east.  The property 
abuts the railroad right-of-way and property to the west.  5th Street is a minor collector.  4th 
Street and Irvine Street are local access streets.   
 

VII.  CONCLUSIONARY FINDINGS: 
 
The Conclusionary Findings are the findings regarding consistency with the applicable criteria for the 
application. The applicable criteria and standards for a Comprehensive Plan Map amendment and Zone 
Change are found in Chapter 17.74 of the Zoning Ordinance.   
 
In addition, the goals, policies, and proposals in Volume II of the Comprehensive Plan are to be applied 
to all land use decisions as criteria for approval, denial, or modification of a proposed request.  Goals 
and policies are mandated; all land use decisions must conform to the applicable goals and policies of 
Volume II.  “Proposals” specified in Volume II are not mandated, but are to be undertaken in relation to 
all applicable land use requests.  
 
Amendments to the City’s adopted and acknowledged planning documents, including amendments to 
the Comprehensive Plan Map and Zoning Map, are also subject to certain Statewide Planning Goals 
and associated statutes and administrative rules.   
 
Comprehensive Plan Volume II: 
 
The following Goals, Policies, and Proposals from Volume II of the Comprehensive Plan provide criteria 
applicable to this request: 
 
The implementation of many of the goals, policies, and proposals as they apply to quasi-judicial land 
use applications are accomplished through the provisions, procedures, and standards in the city codes 
and master plans, which are sufficient to adequately address applicable goals, polices, and proposals 
as they apply certain applications, and are not addressed below 
 
The following findings are made relating to specific Goals and Policies:  
 
CHAPTER II.  NATURAL RESOURCES 
 
GOAL II 1: TO PRESERVE THE QUALITY OF THE AIR, WATER, AND LAND RESOURCES 

WITHIN THE PLANNING AREA.  
 

APPLICANT’S RESPONSE:  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. 
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FINDING:   
 
GOAL:  SATISFIED.  The commercial re-use of the property within the walkable downtown 
context helps ensure efficient use of developed property and provide for a complementary mix 
of “park once and walk” uses.   
 
POLICIES:  SATISFIED.  Most policies provided under this goal don’t relate to a quasi-judicial 
application to amend the Comprehensive Plan map and zoning map.  The land policies address 
issues such as unincorporated lands within the UGB, natural hazards, mineral and aggregate 
resources, and reclamation of aggregate sites.  The water policies address issues such as 
drinking water standards, floodplain, water quality standards, and drinking water source 
watershed protection.   Other provisions of the Comprehensive Plan which address natural 
features such as wetlands, trees, etc. are addressed under the respective provisions herein.   
 
In the Noise Subsection, Policy 12.00 is, “The City of McMinnville shall insure that noise 
compatibility between different land uses is considered in future land use decisions and that 
noise control measures are required and instituted where necessary.”   
 
The proposal will reduce the potential for noise conflicts by changing the relationship between 
the subject property and surrounding properties so the commercial zoning will abut commercial 
zoning on three sides and will abut industrial zoning to the west.  The current industrial zoning 
of the property currently abuts commercially-zoned property on three sides.   
 

CHAPTER III.  CULTURAL, HISTORICAL, AND EDUCATION RESOURCES 
 
HISTORIC PRESERVATION 
 
GOAL III 2:  TO PRESERVE AND PROTECT SITES, STRUCTURES, AREAS, AND OBJECTS OF 
HISTORICAL, CULTURAL, ARCHITECTURAL, OR ARCHEOLOGICAL SIGNIFICANCE TO THE 
CITY OF MCMINNVILLE.   
 
GOAL III 4:  ENCOURAGE THE PRESERVATION AND REHABILITATION OF HISTORIC 
RESOURCES 
 
Policies 
 
17.07. Strengthen the integration of historic preservation in city planning to capitalize on neighborhood 
history and character as city assets.   
 
GOAL III 5:  DOCUMENT AND PROTECT HISTORIC RESOURCES 
 
GOAL III 6:   INCREASE HERITAGE TOURISM 
 

APPLICANT’S RESPONSE (GOAL III 6):   This commercial leisure business with help amplify 
and create synergy with existing heritage tourism downtown. 

 
Policies 
 
17.14. Amplify the heritage tourism program for McMinnville. 

 
FINDING (CHAPTER III GOALS AND POLICIES):  SATISFIED.  The proposed map 
amendment would allow for the change of use of the current historic resource from industrial 
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use to commercial use without requiring that the change of use be in conjunction with an action 
such as an expansion or redevelopment as would otherwise be required by the provisions of the 
NE Gateway Overlay per the recent legal opinion.   
 
The ability to adapt the use of historic resources for a variety of uses within the context of the 
historic core helps support heritage tourism where there is a concentration of historic resources 
and tourism-friendly uses within the core area.   

 
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. 

 
APPLICANT’S RESPONSE:  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. 

FINDING:  SATISFIED.  The proposed map amendment would allow for transition of the 
property from industrial use to commercial use as envisioned for Subarea 1 of the NE Gateway 
Overlay Zone as part of the growth of the core commercial area.  The proposed map amendment 
would allow for all permitted uses authorized in the C-3 zone, and is not an approval for a specific 
use.   

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. 

 
Policies 
 
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.   

 
APPLICANT’S RESPONSE:  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. 
 
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). 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. 
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FINDING:  SATISFIED.  As demonstrated by the EOA, McMinnville has a deficit of 
commercial land within the UGB, and redesignation of 0.9 acres of the industrial surplus to 
commercial consistent with the identified need is a corrective action and efficiency measure 
that addresses part of the identified deficit without the need for further UGB expansion.   
The site would provide a suitably-sized site at this location for the scale of commercial uses 
that would be suitable as part of the downtown commercial core.   
 
In addition, while the property currently has an Industrial Comprehensive Plan Map 
designation and M-1 zoning, Subarea 1 of NE Gateway Overlay that currently applies to the 
property already provides for conversion to commercial uses through actions such as 
expansion and/or redevelopment, and Subarea 1 doesn’t include industrial uses as a 
permitted use, whether as a separate use or as part of a mixed-use development.   

 
21.03 The City shall support existing businesses and industries and the establishment of locally 

owned, managed, or controlled small businesses.   
 

APPLICANT’S RESPONSE:  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. 
 
FINDING:  SATISFIED.  Commercial designation of the property is consistent with the objectives 
for this area to strengthen the connection between the downtown district and the NE Gateway 
District as articulated in the NE Gateway Overlay Ordinance and Subarea 1 specifically, in order 
to help support and complement the existing businesses within the core area.  The proposed 
map amendment would allow for all permitted uses authorized in the C-3 zone, and is not an 
approval for a specific use.   
 

GOAL IV 3: TO ENSURE COMMERCIAL DEVELOPMENT THAT MAXIMIZES EFFICIENCY OF 
LAND USE THROUGH UTILIZATION OF EXISTING COMMERCIALLY DESIGNATED 
LANDS, THROUGH APPROPRIATELY LOCATING FUTURE COMMERCIAL LANDS, 
AND DISCOURAGING STRIP DEVELOPMENT. 

 
General Policies: 
 
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. 
 
23.00 Areas which could in the future serve as commercial sites shall be protected from 

encroachment by incompatible uses. 
 
24.00 The cluster development of commercial uses shall be encouraged rather than auto-oriented 

strip development.  (Ord.4796, October 14, 2003) 
 

APPLICANT’S RESPONSE:  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 
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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. 
 
FINDING:  SATISFIED.   The proposed commercial designation of the property allows for 
continued efficient use of this property in a location that is already identified for transition to 
commercial use.  It is located within the building fabric of the downtown area, allowing for 
commercial use of the existing building, which is pedestrian-oriented and oriented to the 
sidewalk at the corner of 5th and Irvine.  Parking is already located to the side of the building 
adjacent to the railroad tracks.  This is consistent with the downtown district and avoids auto-
oriented strip development.    

 
Locational Policies: 
  
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.  
(Ord.4796, October 14, 2003) 

 
APPLICANT’S RESPONSE:  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. 
 
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). 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. 
 
FINDING:  SATISFIED.  The proposed map amendment would meet a portion of the identified 
need for commercial land and site needs identified in the Comprehensive Plan and EOA.       

 
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’S RESPONSE:  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. 
 
FINDING:  SATISFIED.  Commercial designation of the proposed site would be consistent 
with the predominant designations of surrounding properties, thereby minimizing conflicts.  It 
would also be consistent with the intended use of property located in Subarea 1 of the NE 
Gateway Overlay Zone which applies to the property.  The site is already developed and 
served by municipal facilities and services.   

 
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. 
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APPLICANT’S RESPONSE:  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. 
 
FINDING:  SATISFIED.  The scale and use of the building and property is consistent with the 
objectives of the core downtown area.  The property also has existing off-street parking.  For a 
specific use, the applicant will be required to demonstrate adequate off-street parking on-site 
and/or within 200 feet through a shared parking agreement.    

 
Design Policies: 
 
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’S RESPONSE:  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. 
 
FINDING:  SATISFIED.  The property has frontage on 4th Street, 5th Street, and Irvine Street.  
Parking lot access is onto 5th Street, a minor collector, and 4th Street, which dead-ends at the 
railroad tracks, so there is no cut-through traffic adjacent to Village Quarter.  Irvine Street 
provides a connection between 5th Street, a minor collector, and 3rd Street, a major collector.   
 

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’S RESPONSE:  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. 
 
FINDING:  SATISFIED.  The site is located within a well-connected grid street system.  The 
proposed map amendment would not change bicycle and pedestrian connectivity.   
 

32.00 Where necessary, landscaping and/or other visual and sound barriers shall be required to 
screen commercial activities from residential areas. 

 
APPLICANT’S RESPONSE:  No response.   
 
FINDING:  NOT APPLICABLE.  While the M-1 and C-3 zones both have similar provisions for 
required yards adjacent to residential zones and screening of outside storage adjacent to 
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residential zones, there is no residential zoning adjacent to the property.  There is existing 
screening present along the south property line adjacent to 4th Street and the adjacent 
residential use.  Any proposed changes to approved landscaping are subject to review for 
amendments to existing landscape plans.  

 
GOAL IV 4: TO PROMOTE THE DOWNTOWN AS A CULTURAL, ADMINISTRATIVE, SERVICE, 

AND RETAIL CENTER OF McMINNVILLE. 
 
Downtown Development Policies 
 
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; 
 

2. Provides expansion room for commercial establishments and allows dense residential 
development; 
 

3. Provides efficient use of land for adequate parking areas; 
 

4. Encourages vertical mixed commercial and residential uses; and, 
 

5. Provides for a safe and convenient auto-pedestrian traffic circulation pattern.   
 

APPLICANT’S RESPONSE:  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. 

 
FINDING:  SATISFIED.  The proposed amendment is consistent with the commercial uses 
intended for this area as expressed in the NE Gateway Overlay Subarea 1.  Of the six blocks 
within Subarea 1, this is the only one that doesn’t currently have C-3 base zoning.   

 
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.”   

 
APPLICANT’S RESPONSE:  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. 
 
FINDING:  SATISFIED.  The subject property is outside the Study Area of the Downtown 
Improvement Plan; however, the proposed amendment encourages the expansion of 
commercial uses east of the railroad tracks to the north of Third Street, consistent with the plan, 
and also consistent with the commercial use of the property and other properties within Subarea 
1 of the NE Gateway Overlay Zone.   
 

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. 
 
APPLICANT’S RESPONSE:  This property has an existing off-street parking lot. 
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FINDING:  SATISFIED.  The proposed map amendment doesn’t change the parking standards 
which are applicable to the property.   The property currently has off-street parking.  Any 
change of use or development is subject to the applicable parking standards.  The property is 
not within the parking reduction areas listed in Section 17.60.100 of the Zoning Ordinance, and 
the applicability of the parking standards if the NE Gateway Overlay Zone would not change 
as a result of the proposed map amendment.    

 
46.00 The City shall work to implement the recommendations of the adopted “McMinnville Downtown 

Improvement Plan.” 
 

APPLICANT’S RESPONSE:  No response.   
 
FINDING:  NOT APPLICABLE.  The subject property is outside the study area of the 
“McMinnville Downtown Improvement Plan.”  

 
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. 

 
APPLICANT’S RESPONSE:  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. 
 
FINDING:  SATISFIED.  The Comprehensive Plan and EOA identify a surplus of industrially-
designated land.  There is sufficient industrial acreage to redesignate the proposed property to a 
commercial designation while retaining a surplus of industrially designated land.  In addition, 
Subarea 1 of the NE Gateway Overlay Zone, which includes the subject property, already 
permits commercial use and prohibits industrial use when its provisions are triggered by 
thresholds specified in the “Applicability” section of the Ordinance.   

 
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. 

 
Locational Policies 
 
49.00 The City of McMinnville shall use its zoning and other regulatory methods to prevent 

encroachment into industrial areas by incompatible land uses.  
 

APPLICANT’S RESPONSE:  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. 
 
FINDING:  SATISFIED.  The subject property is already included within the NE Gateway Overlay 
Zone, which permits commercial use and prohibits industrial use when its provisions are 
triggered by thresholds specified in the “Applicability” section of the Ordinance.  The subject 
property is the only one of six blocks within Subarea 1 which doesn’t have C-3 zoning.  The 
property currently has industrial zoning which abuts commercial zoning on three sides.  The 



CPA 1-22/ZC 2-22 – Decision Document Page 18 
 

 
Attachments: 

Attachment 1 – Application and Attachments 

proposed amendment would result in commercial zoning, abutting commercial zoning on three 
sides, and with industrial zoning abutting only at the railroad tracks.   

 
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.  (Ord. 4961, 
January 8, 2013) 

 
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. 

 
APPLICANT’S RESPONSE:  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. 
 
FINDING:  SATISFIED.  Policies 49.01, 49.02, and 50.00 address industrial land needs and 
attributes of land to be designated or redesignated for industrial use.   The proposed 
amendment is to redesignate industrial land to commercial land.  The amount of land to be 
redesignated is based on the need identified in the Comprehensive Plan, and retains an 
industrial surplus.   

 
CHAPTER V.  HOUSING AND RESIDENTIAL DEVELOPMENT  
 
GOAL V 1:   TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL 

CITY RESIDENTS 
 

APPLICANT’S RESPONSE:  No response. 
 
FINDING:  NOT APPLICABLE.  Chapter V addresses residential use, residential 
designations, and residential planned developments, which are not applicable to the proposed 
map amendment from industrial to commercial.   
 
(Note:  Multi-dwelling residential use is permitted in the commercial zone, including as part of a 
mixed-use development).   
 

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. 

 
APPLICANT’S RESPONSE:  This application fits into the existing transportation system as 
demonstrated by compliance with the goals and polices below. 
 
FINDING:  SATISFIED.  The subject property is located in a suitable area convenient for 
multiple modes, including walking, biking, and transit.    

 
MASS TRANSPORTATION 
 
Policies: 
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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.  
 
104.00  The City of McMinnville shall encourage a centrally located bus terminal, for intercity and 

intracity bus services. 
 
105.00  The City of McMinnville shall examine the impacts of transportation proposals involving bus 

and/or rail terminals on surrounding land uses. 
 

APPLICANT’S RESPONSE:  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. 
Commercial uses on this property (rather than industrial uses) will help link the trail between the 
transit center and commercial uses along Alpine. 
 
FINDING:  SATISFIED.  The subject property is on transit routes and in close proximity to the 
transit center.     

 
TRANSPORTATION DISADVANTAGED 
 
Policies: 
  
106.00 The City of McMinnville, through public and private efforts, shall encourage provision of 

facilities and services to meet the needs of the transportation disadvantaged.  
 

APPLICANT’S RESPONSE:  No response. 
 
FINDING:  SATISFIED.  The subject property is located in proximity to other complementary 
uses with facilities for a variety of transportation options including walking, biking, and transit.     
 

RAIL 
 
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. 
 
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. 

 
APPLICANT’S RESPONSE:  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. 
 
FINDING:  SATISFIED. There are some areas within the downtown core where non-industrial 
uses are adjacent to the railroad as it passes through downtown.  This site can likewise 
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support non-industrial commercial use while being located adjacent to the railroad and railroad 
property where it passes through downtown.     

 
STREETS 
 
117.00 The City if McMinnville shall endeavor to insure that the roadway network provides safe and 

easy access to every parcel. 
 
119.00 The City of McMinnville shall encourage utilization of existing transportation corridors, 

wherever possible, before committing new lands. 
 

APPLICANT’S RESPONSE:  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. 

 
FINDING:  SATISFIED.   The subject property is located in an area that is well-served by the 
existing street grid and doesn’t require new transportation corridors.   

 
PARKING 
 
126.00 The City of McMinnville shall continue to require adequate off-street parking and loading 

facilities for future developments and land use changes. 
 
127.00 The City of McMinnville shall encourage the provision of off-street parking where possible, to 

better utilize existing and future roadways and rights-of-way as transportation routes. 
 
128.00  The City of McMinnville shall continue to assist in the provision of parking spaces for the 

downtown area. 
 

APPLICANT’S RESPONSE:   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. 
 
FINDING:  SATISFIED.  The proposed map amendment doesn’t change the parking standards 
which are applicable to the property.   The property currently has off-street parking.  Any change 
of use or development is subject to the applicable off-street parking standards.  The property is 
not within the parking reduction areas listed in Section 17.60.100 of the Zoning Ordinance, and 
the applicability of the parking standards if the NE Gateway Overlay Zone would not change as 
a result of the proposed map amendment.    
 

BIKE PATHS 
 
Policies: 
 
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. 
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APPLICANT’S RESPONSE:  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. 
 
FINDING:  SATISFIED.  The proposed map amendment doesn’t affect the City’s ability to 
implement a Bicycle System Plan that connects residential areas to the downtown core.   

 
Complete Streets 
 
132.24.00 The safety and convenience of all users of the transportation system including 

pedestrians, bicyclists, transit users, freight, and motor vehicle drivers shall be 
accommodated and balanced in all types of transportation and development projects and 
through all phases of a project so that even the most vulnerable McMinnville residents – 
children, elderly, and persons with disabilities – can travel safely within the public right-
of-way.  Examples of how the Compete Streets policy is implemented: 

 
1. Design and construct right-of-way improvements in compliance with ADA 

accessibility guidelines (see below). 
 

2. Incorporate features that create a pedestrian friendly environment, such as: 
 

a. Narrower traffic lanes; 
 

b. Median refuges and raised medians; 
 

c. Curb extensions (“bulb-outs”); 
 

d. Count-down and audible pedestrian signals; 
 

e. Wider sidewalks; 
 

f. Bicycle lanes; and 
 

g. Street furniture, street trees, and landscaping 
 

3. Improve pedestrian accommodation and safety at signalized intersections by: 
 

a. Using good geometric design to minimize crossing distances and increase 
visibility between pedestrians and motorists. 
 

b. Timing signals to minimize pedestrian delay and conflicts. 
 

c. Balancing competing needs of vehicular level of service and pedestrian 
safety.   

 
APPLICANT’S RESPONSE:  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. 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.  
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FINDING:  SATISFIED.  The property is located where well-suited to commercial use, with  
convenient access by walking, biking, and transit.  The downtown grid has buildings oriented to 
the sidewalks with street trees.  On-street parking is present, public parking is available nearby, 
and off-street parking is present.  Fifth Street has been improved with pedestrian bulb-outs at 
the adjacent intersections, and the property is on a transit route and near the transit center.  With 
the connected grid system, multiple routes are available for walking and cycling.   

 
LIVABILITY 
 
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 

 
APPLICANT’S RESPONSE:  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. 
 
FINDING:  SATISFIED:  The commercial use of the property is well-suited to current 
transportation options and access via transit, biking, and walking.     

 
GROWTH MANAGEMENT 
 
132.40.00 Mobility standards will be used to evaluate the transportation impacts of long-term 

growth.  The City should adopt the intersection mobility standards as noted in Chapter 
2 of the Transportation System Plan.  (Ord. 4922, February 23, 2010) 

 
APPLICANT’S RESPONSE:  No response.   
 
FINDING:  SATISFIED.  The TIA demonstrates “no significant effect” on transportation 
facilities in assessing the potential impact on adopted mobility standards, as a result of 
the proposed map amendment compared to uses that would be permitted in the current 
zone together with the uses permitted in the NE Gateway Overlay Zone, Subarea 1, in 
which the property is located.   

 
132.40.05 Conditions of Approval – In accordance with the City’s TSP and capital improvements 

plan (CIP), and based on the level of impact generated by a proposed development, 
conditions of approval applicable to a development application should include: 

 
    1.  Improvement of on-site transportation facilities, 
    2. Improvement of off-site transportation facilities (as conditions of development 

approval), including those that create safety concerns, or those that increase a facility’s 
operations beyond the City’s mobility standards; and  

    3.   Transportation Demand management strategies 
 

APPLICANT’S RESPONSE:  No response. 
 
FINDING:  SATISFIED.  The determination of “no significant effect” in the TIA means mitigation 
is not required to address the proposed map amendment.   

 
McMinnville TSP Implementation 
 
132.62.00 TSP as Legal Basis – The City of McMinnville shall use the McMinnville TSP as the legal 

basis and policy foundation for actions by decision makers, advisory bodies, staff, and 
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citizens in transportation issues. The goals, objectives, policies, implementation 
strategies, principles, maps, and recommended projects shall be considered in all 
decision-making processes that impact or are impacted by the transportation system. 

 
APPLICANT’S RESPONSE:  No response. 

 
FINDING:  SATISFIED.  The proposed amendment is consistent with Transportation 
Planning Rule OAR 660-012-0060, which applies to map amendments, and is consistent 
with the TSP and the applicable Goals and Policies of the Comprehensive Plan.  Mitigation 
is not required in conjunction with the map amendment as the TIA demonstrates “no 
significant effect.”  

 
132.62.20 TSP Use in Review of Land Use Actions – The City of McMinnville shall consider and 

apply the goals, policies, planning principles, recommended projects, implementation 
strategies, and maps contained in McMinnville TSP in the review of land use actions and 
development applications. 

 
APPLICANT’S RESPONSE:  No response. 
 
FINDING:  SATISFIED.  The findings above demonstrate the proposed map amendment is 
consistent with the TSP.   
 

CHAPTER VII.  COMMUNITY FACILITIES AND SERVICES 
 
GOAL VII 1: TO PROVIDE NECESSARY PUBLIC AND PRIVATE FACILITIES AND UTILITIES AT 

LEVELS COMMENSURATE WITH URBAN DEVELOPMENT, EXTENDED IN A 
PHASED MANNER, AND PLANNED AND PROVIDED IN ADVANCE OF OR 
CONCURRENT WITH DEVELOPMENT, IN ORDER TO PROMOTE THE ORDERLY 
CONVERSION OF URBANIZABLE AND FUTURE URBANIZABLE LANDS TO 
URBAN LANDS WITHIN THE McMINNVILLE URBAN GROWTH BOUNDARY. 

 
APPLICANT’S RESPONSE:  All needed utilities are already provided for this property, 
including sewers, storm drainage, water, etc. 
 
FINDING:  SATISFIED.  The property is developed urban land, and basic public and private 
facilities and services are available to the property.   
 

Water and Sewer-Land Development Criteria 
 
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.  
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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. 

 
APPLICANT’S RESPONSE:  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. 
 
FINDING:  SATISFIED.  Notice of the proposed map amendment was provided to service 
providers.  No issues with water supply, storage, or distribution facilities were identified.  No 
issues with municipal sewage facilities were identified.  No issues were identified regarding 
sufficient water and sewer system personnel or resources for the maintenance and operation of 
the water and sewer systems or that would differ for personnel and resources to provide service 
to commercially-zoned land rather than industrially-zoned land.  No issues were identified with 
the ability to meet applicable standards and policies in serving the property with water and 
sewer.   

 
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. 

 
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. 
 

APPLICANT’S RESPONSE:  By utilizing an already-developed property in the downtown core, 
this application helps avoids further enrichment on open spaces and natural areas elsewhere. 
 
FINDING:  NOT APPLICABLE.  The proposed map amendment does not affect this goal or 
policy.   
 

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. 
 
ENERGY SUPPLY DISTRIBUTION 
 
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. 
 

APPLICANT’S RESPONSE:  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 
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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. 
 
FINDING.  SATISFIED.  The proposed map amendment pertains to an existing developed site 
in an area that is serviced with power and is located in an area accessible by transportation 
modes including walking, biking, and public transit, which provide energy efficient transportation 
options.   

 
ENERGY CONSERVATION 
 
GOAL VIII 2: TO CONSERVE ALL FORMS OF ENERGY THROUGH UTILIZATION OF LAND USE 

PLANNING TOOLS. 
 
Policies: 
 
178.00 The City of McMinnville shall encourage a compact urban development pattern to provide for 

conservation of all forms of energy. 
 

APPLICANT’S RESPONSE:  This application proposes 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. 
 
FINDING:  SATISFIED.  The applicant’s response addresses the applicable goal and policy.   

 
CHAPTER IX.  URBANIZATION 
 
GOAL IX 1: TO PROVIDE ADEQUATE LANDS TO SERVICE THE NEEDS OF THE PROJECTED 

POPULATION TO THE YEAR 2023, AND TO ENSURE THE CONVERSION OF 
THESE LANDS IN AN ORDERLY, TIMELY MANNER TO URBAN USES. 

 
APPLICANT’S RESPONSE:  This application focuses on orderly and timely development of 
commercial uses in the downtown core, which will help reduce the pressure for bringing in new 
lands to the UGB due to the projected shortage of commercial property described above. 
 
FINDING:  SATISFIED.  The proposed commercial map designation is consistent with the 
identified commercial land needs specified in the Comprehensive Plan and EOA.  The property 
is already an existing developed urban site.  The redesignation retains an industrial land/site 
surplus.  

 
GREAT NEIGHBORHOOD PRINCIPLES 
 
Policies: 
 
187.10 The City of McMinnville shall establish Great Neighborhood Principles to guide the land use 

patterns, design, and development of the places that McMinnville citizens live, work, and play.  
The Great Neighborhood Principles will ensure that all developed places include characteristics 
and elements that create a livable, egalitarian, healthy, social, inclusive, safe, and vibrant 
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neighborhood with enduring value, whether that place is a completely new development or a 
redevelopment or infill project within an existing built area. 

 
187.20 The Great Neighborhood Principles shall encompass a wide range of characteristics and 

elements, but those characteristics and elements will not function independently.  The Great 
Neighborhood Principles shall be applied together as an integrated and assembled approach to 
neighborhood design and development to create a livable, egalitarian, healthy, social, inclusive, 
safe, and vibrant neighborhood, and to create a neighborhood that supports today’s technology 
and infrastructure, and can accommodate future technology and infrastructure. 

 
187.30 The Great Neighborhood Principles shall be applied in all areas of the city to ensure equitable 

access to a livable, egalitarian, healthy, social, inclusive, safe, and vibrant neighborhood for all 
McMinnville citizens. 

 
187.40 The Great Neighborhood Principles shall guide long range planning efforts including, but not 

limited to, master plans, small area plans, and annexation requests.  The Great Neighborhood 
Principles shall also guide applicable current land use and development applications. 

 
187.50 The McMinnville Great Neighborhood Principles are provided below.  Each Great 

Neighborhood Principle is identified by number below (numbers 1 – 13), and is followed by 
more specific direction on how to achieve each individual principle. 

 
1. Natural Feature Preservation.  Great Neighborhoods are sensitive to the natural conditions and 

features of the land. 
 

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

2. Scenic Views.  Great Neighborhoods preserve scenic views in areas that everyone can access. 
 
a. Public and private open spaces and streets shall be located and oriented to capture and 

preserve scenic views, including, but not limited to, views of significant natural features, 
landscapes, vistas, skylines, and other important features. 
 

3. Parks and Open Spaces.  Great Neighborhoods have open and recreational spaces to walk, 
play, gather, and commune as a neighborhood. 
 

a. Parks, trails, and open spaces shall be provided at a size and scale that is variable 
based on the size of the proposed development and the number of dwelling units.  
 

b. Central parks and plazas shall be used to create public gathering spaces where 
appropriate. 
 

c. Neighborhood and community parks shall be developed in appropriate locations 
consistent with the policies in the Parks Master Plan. 
 

4. Pedestrian Friendly.  Great Neighborhoods are pedestrian friendly for people of all ages and 
abilities. 
 
a. Neighborhoods shall include a pedestrian network that provides for a safe and enjoyable 

pedestrian experience, and that encourages walking for a variety of reasons including, but 
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not limited to, health, transportation, recreation, and social interaction. 
 

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

5. Bike Friendly.  Great Neighborhoods are bike friendly for people of all ages and abilities. 
 

a. Neighborhoods shall include a bike network that provides for a safe and enjoyable 
biking experience, and that encourages an increased use of bikes by people of all 
abilities for a variety of reasons, including, but not limited to, health, transportation, 
and recreation. 
 

b. Bike connections shall be provided to commercial areas, schools, community facilities, 
parks, trails, and open spaces. 
 

6. Connected Streets.  Great Neighborhoods have interconnected streets that provide safe travel 
route options, increased connectivity between places and destinations, and easy pedestrian 
and bike use. 
 

a. Streets shall be designed to function and connect with the surrounding built 
environment and the existing and future street network, and shall incorporate human 
scale elements including, but not limited to, Complete Streets features as defined in 
the Comprehensive Plan, grid street networks, neighborhood traffic management 
techniques, traffic calming, and safety enhancements. 
 

b. Streets shall be designed to encourage more bicycle, pedestrian and transit mobility 
with a goal of less reliance on vehicular mobility. 
 

7. Accessibility.  Great Neighborhoods are designed to be accessible and allow for ease of use for 
people of all ages and abilities. 
 
a. To the best extent possible all features within a neighborhood shall be designed to be 

accessible and feature elements and principles of Universal Design. 
 

b. Design practices should strive for best practices and not minimum practices. 
 

8.  Human Scale Design.  Great Neighborhoods have buildings and spaces that are designed to 
be comfortable at a human scale and that foster human interaction within the built 
environment. 
 
a. The size, form, and proportionality of development is designed to function and be 

balanced with the existing built environment. 
 

b. Buildings include design elements that promote inclusion and interaction with the right-of-
way and public spaces, including, but not limited to, building orientation towards the street 
or a public space and placement of vehicle-oriented uses in less prominent locations. 
 

c. Public spaces include design elements that promote comfortability and ease of use at a 
human scale, including, but not limited to, street trees, landscaping, lighted public areas, 
and principles of Crime Prevention through Environmental Design (CPTED). 
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9.  Mix of Activities.  Great Neighborhoods provide easy and convenient access to many of the 
destinations, activities, and local services that residents use on a daily basis. 
 
a. Neighborhood destinations including, but not limited to, neighborhood-serving commercial 

uses, schools, parks, and other community services, shall be provided in locations that 
are easily accessible to surrounding residential uses. 
 

b. Neighborhood-serving commercial uses are integrated into the built environment at a 
scale that is appropriate with the surrounding area. 

 
c. Neighborhoods are designed such that owning a vehicle can be optional. 

 
10. Urban-Rural Interface.  Great Neighborhoods complement adjacent rural areas and transition 

between urban and rural uses. 
 
a. Buffers or transitions in the scale of uses, buildings, or lots shall be provided on urban 

lands adjacent to rural lands to ensure compatibility. 
 

11. Housing for Diverse Incomes and Generations.  Great Neighborhoods provide housing 
opportunities for people and families with a wide range of incomes, and for people and 
families in all stages of life. 
 
a. A range of housing forms and types shall be provided and integrated into neighborhoods 

to provide for housing choice at different income levels and for different generations. 
 

12. Housing Variety.  Great Neighborhoods have a variety of building forms and architectural 
variety to avoid monoculture design. 
 

a. Neighborhoods shall have several different housing types.   
 

b. Similar housing types, when immediately adjacent to one another, shall provide 
variety in building form and design. 
 

13. Unique and Integrated Design Elements.  Great Neighborhoods have unique features, 
designs, and focal points to create neighborhood character and identity.  Neighborhoods shall 
be encouraged to have:   
 
a. Environmentally friendly construction techniques, green infrastructure systems, and 

energy efficiency incorporated into the built environment. 
 

b. Opportunities for public art provided in private and public spaces. 
 

c. Neighborhood elements and features including, but not limited to, signs, benches, park 
shelters, street lights, bike racks, banners, landscaping, paved surfaces, and fences, with 
a consistent and integrated design that are unique to and define the neighborhood.  (Ord 
5066 §2, April 9, 2019) 

 
APPLICANT’S RESPONSE:  No response. 
 
FINDING:  SATISFIED.  The proposed map amendment is not part of a new neighborhood, but 
rather strengthens the core commercial area which serves as the heart of McMinnville and also 
serves surrounding neighborhoods.  It contributes to the commercial services in the core in a 
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setting that is already accessible to multiple modes, as part of a connected grid street system, 
with pedestrian orientation and human-scaled development with unique historic character.   

 
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. 

 
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 requests and the provision of feedback mechanisms to evaluate decisions and 
keep citizens informed. 

 
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. 

 
APPLICANT’S RESPONSE:  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; 
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Attachment 1 – Application and Attachments 

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.  
 
FINDING:  SATISFIED.  Prior to submitting an application, the applicant is required to conduct 
a noticed neighborhood meeting, which the applicant satisfied.  The public processes provide 
for review of the proposed map amendment to the adopted and acknowledged Comprehensive 
Plan and Zoning Map through the quasi-judicial process.    

 
McMinnville Zoning Ordinance (Title 17 of the Municipal Code) 
The following Sections of the Zoning Ordinance provide criteria applicable to the request: 
 
Chapter 17.74.  Review Criteria 
 
Section 17.74.010.  Purpose.  The purpose of this chapter is to provide the approval criteria for the 
following applications: 
 

▪ Comprehensive Plan Map Amendment 
… 

▪ Zone Change  
 
FINDING:  SATISFIED/APPLICABLE.  The criteria of this Chapter and applicable sections are the 
applicable criteria for the proposed Comprehensive Plan Map amendment and Zone Change.    
 
Section 17.74. 020.  Comprehensive Plan Map Amendment and Zone Change – Review Criteria 
 
17.74.020.  Comprehensive Plan Map Amendment and Zone Change - Review Criteria.  An 
amendment to the official zoning map may be authorized, provided that the proposal satisfies all 
relevant requirements of this ordinance, and also provided that the applicant demonstrates the 
following: 

 

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

 
APPLICANT’S RESPONSE:  [Staff Note:  These applicant’s responses regarding the 
Comprehensive Plan are addressed in the Section above].  
 
FINDING:  SATISFIED.  Findings regarding consistency with the goals and policies of the 
Comprehensive Plan are provided above and are satisfied.   
 

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;   

 
APPLICANT’S RESPONSE:  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. 
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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.  
 
FINDING:  SATISFIED.  The subject property is developed urban land with available public 
facilities and services.  Consistent with Subarea 1 of the NE Gateway Overlay District, the 
property is identified for conversion from industrial to commercial use.  Other properties 
within NE Gateway Subarea 1 are already zoned C-3.    
 

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

 
APPLICANT’S RESPONSE:  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 
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weekday PM peak hour when considering the reasonable worse case development 
scenario per OAR 660-012-0060. 
 
FINDING:  SATISFIED.  Basic services are available to this developed property.  Service 
providers were notified of the proposal.  There were no issues identified with efficient 
provision of utilities or services to serve permitted uses in the commercial zoning district.   
 

When the proposed amendment concerns needed housing (as defined in the McMinnville 
Comprehensive Plan and state statute), criterion "B" shall not apply to the rezoning of land designated 
for residential use on the plan map. 

 
 APPLICANT’S RESPONSE:  No response. 

 
FINDING:  NOT APPLICABLE.  The application is a proposed amendment from an industrial 
comprehensive plan map designation and zoning district to a commercial comprehensive plan 
map designation and zoning district.  It does not affect property with a residential comprehensive 
plan map designation or zoning district.   
 
NOTE:  Residential use and development is not permitted within the M-1 zone, but is permitted 
within both the C-3 zone and Northeast Gateway Subarea 1 as a separate use or as part of a 
mixed-use development.  
 

In addition, the housing policies of the McMinnville Comprehensive Plan shall be given added emphasis 
and the other policies contained in the plan shall not be used to: (1) exclude needed housing; (2) 
unnecessarily decrease densities; or (3) allow special conditions to be attached which would have the 
effect of discouraging needed housing through unreasonable cost or delay.   

 
APPLICANT’S RESPONSE:  No response.   
 
FINDING:  NOT APPLICABLE:  The application is a proposed amendment from an industrial 
comprehensive plan map designation and zoning district to a commercial comprehensive plan 
map designation and zoning district.  It does not affect property with a residential comprehensive 
plan map designation or zoning district.   
 
NOTE:  Residential use and development is not permitted within the M-1 zone, but is permitted 
within both the C-3 zone and Northeast Gateway Subarea 1 as a separate use or as part of a 
mixed-use development.  
 

Statewide Planning Goals and Applicable State Law 
 
Goal 2:  Land Use Planning  

 
APPLICANT’S RESPONSE:  No response. 
 
FINDING:  SATISFIED.  Goal 2 is “To establish a land use planning process and policy 
framework as a basis for all decisions and actions related to the use of land and to assure an 
adequate factual base for such decisions and actions.”  The decision-making is based on the 
City’s adopted and acknowledged Comprehensive Plan and Land Use Regulations, including 
the factual base and procedures.  Determination of consistency with the applicable statewide 
planning goals and associated administrative rules is also based on an adequate factual basis.   
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Goal 9:  Economic Development 
 

APPLICANT’S RESPONSE:  After conversations with the city post-application, the applicant 
has learned of several other standards further supporting this application. 

 
First, the subject property is within the Northeast Gateway Planned Development Overlay 
(Ordinance No. 4971), which is intended to “guide the transition of a light and heavy industrial 
area to a vital, mixed-use, pedestrian-friendly neighborhood.” 
 

 

The entire overlay area is approximately 75 acres, as shown by the map above. Within the 
overlay area, the overlay ordinance specifically designates six blocks east of the railroad 
between 3rd and 5th Streets—including the subject property—as “Zone 1.”  Zone 1 is the most 
permissive zone in the overlay, and it is intended for “a mixed-use commercial zone which, 
over time will transition into an extension of the downtown with residential or office uses above 
active ground floor commercial or retail space with a vibrancy consistent with that associated 
with downtown McMinnville.” 
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Of the six blocks in Zone 1 of the overlay, all five blocks other than the subject property are 
now zoned C-3 and designated commercial in the comprehensive plan. This application will 
further the transition envisioned in the overlay ordinance of moving all six blocks to C-3 and 
commercial designation.  
 
The overlay specifically allows a variety of commercial uses on the subject property that are 
similar to those allowed under C-3 zoning, including food and beverage establishments, 
general retail sales, personal services, hotels/motels, various types of offices, etc. Due to the 
overlay, this application will have only a small impact on possible uses for the subject property. 
 
Although the overlay primarily governs new development, it clearly demonstrates the city’s 
long-term intent is for the subject property to be used as proposed in this application. The 
Northeast Gateway Planned Development Overlay strongly supports approval of this 
application. 
 
Second, OAR 660-009-0010(4)’s requirements related to removing land from an industrial use 
designation do not apply to this application since the subject property is less than two acres. 
Third, although property on the other side of the railroad tracks to the west of the subject 
property is zoned M-2, there are no buffer requirements between the proposed C-3 and M-2 
zones that would restrict uses on the M-2 property to the west. 
 
FINDING:  SATISFIED.  Goal 9 is “To provide adequate opportunities throughout the state for 
a variety of economic activities vital to the health, welfare, and prosperity of Oregon's citizens.” 
 
OAR 660 Division 9 addresses Goal 9 Economic Development.  OAR 660-009-0010 
addresses the application of Division 9 as follows: 
 

(1) This division applies to comprehensive plans for areas within urban growth 
boundaries. This division does not require or restrict planning for industrial and other 
employment uses outside urban growth boundaries. Cities and counties subject to this 
division must adopt plan and ordinance amendments necessary to comply with this 
division. 
 
… 
 
(4) For a post-acknowledgement plan amendment under OAR chapter 660, division 18, 
that changes the plan designation of land in excess of two acres within an existing 
urban growth boundary from an industrial use designation to a non-industrial use 
designation, or another employment use designation to any other use designation, a 
city or county must address all applicable planning requirements… 
 

First, the proposed amendment applies to property comprising 0.9 acres, which does not 
exceed two acres.    
 
Second, the City’s adopted and acknowledged EOA identifies a surplus of industrial land and a 
deficit of commercial land.  The proposed amendment would not reduce the identified 
industrial surplus below the identified need.   
 
Third, while the Comprehensive Plan Map designation of the property is Industrial and the 
base zoning is M-1 (Light Industrial), the property is within Subarea/Zone 1 of the NE Gateway 
Overlay Zone (Ordinance 4971), which is an adopted and acknowledged land use regulation.   
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The subject property is one of six blocks of land within Subarea 1, and the only one of the six 
blocks that doesn’t have a Commercial Comprehensive Plan Map designation and C-3 
commercial zoning.  Section 3 of the NE Gateway Ordinance describes Subarea 1 as follows:   
 

The overall plan for this zone is a mixed-use commercial zone which, over time will 
transition into an extension of the downtown with residential and office uses above 
active ground floor commercial or retail space with a vibrancy consistent with that 
associated with downtown McMinnville.   

 
Section 6 of the NE Gateway Ordinance does not allow industrial uses within Subarea 1, either 
as independent uses or as part of mixed-use development.   
 
The proposed amendment would allow for commercial use, consistent with the intent of NE 
Gateway Overlay, Subarea 1.   
 

Goal 12:  Transportation 
 
APPLICANT’S RESPONSE:   
 
[NOTE:  The applicant provided a May 2, 2022 memo from Kittelson and Associates, followed 
by a June 10, 2022 memo.  The following is excerpted from the June 10, 2022 memo]. 
 

This memorandum has been prepared as a follow-up to our trip generation and 
Transportation Planning Rule (TPR) analysis for the proposed Zone Change and 
Comprehensive Plan amendment of the property located at 455 NE Irvine Street. After 
submittal of our memorandum, the City provided additional information about the 
Northeast Gateway Planned Development Overlay (City Ordinance 4971). The subject 
property is within the designated Zone 1 area covered by the Development Overlay. 
Further, we note that the overlay purpose is to transition of industrial uses to a vibrant, 
downtown environment. The proposed zone change to C-3 meets the purpose and intent 
of the Overlay.  
 
We reviewed the permitted uses within Zone 1 versus those associated with the 
property's M-1 (Light Industrial) existing designation as well as those of the proposed C-
3 (General Commercial) designation.  
 
As discussed in our May memo, the "reasonable worse case" generators appear to be 
as follows: 
 

o Existing M-1 Zoning= 15,682 square feet daycare (i.e., 0.9 acres* 0.4 FAR) 
o Proposed C-3 Zoning= 9,801 square feet of building (using a 0.25 FAR); 

however, this is larger than a typical bank so we suggest assuming a 5,000 
square foot bank (the average of the sites surveyed) and a 4,801 square foot 
high-turnover, sit-down restaurant share the building space. 

 
The Northeast Gateway Planned Development Overlay allows for a bank and a 
restaurant as well as for up to 25,000 square feet of retail uses. A daycare is permitted 
that serves less than 12 students and is a conditional use if there are greater than 12 
students. Further, Zone 1 is subject to the downtown development standards specified 
in the Zoning Code Section 17.59, which allows for a zero setback for buildings. With the 
location of the property within the downtown as well as the Development Overlay 
provisions, we conclude that no change in trip generation would result from the zone 
change. As such, our conclusions from the May memo remain unchanged. 
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As discussed in our May memo, we conclude that the proposed rezone can be approved 
without creating significant impacts per OAR 660-012-0060 and no further traffic analysis 
be required as part of the proposed Carlton Hub Zone Change and Comprehensive Plan 
amendment.  
 

FINDING:  SATISFIED.  Goal 12 is “To provide and encourage a safe, convenient and 
economic transportation system.”  OAR 660 Division 12 is the “Transportation Planning Rule.”  
OAR 660-012-0060 applies to plan and land use regulation amendments.   
 
The traffic associated with the use and intensity of commercial development that would be 
permitted by the proposed map amendment is comparable to that which could occur for the 
commercial use and development that is already permitted within Subarea 1 of the NE Gateway 
Overlay Zone which applies to the property upon redevelopment or 15% expansion of current 
development of the property.   
 
The applicant has demonstrated that the proposed map amendment would not significantly 
affect an existing or planned transportation facility as defined in OAR 660-012-0060, and no 
further action is required under OAR 660-012-0060.   



ATTACHMENT 2 TO STAFF REPORT
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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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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
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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'
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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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ꢓꢔꢐꢎꢄꢂꢉꢐꢃꢒꢄꢐꢕꢈꢆꢀꢒꢂꢉꢃꢖꢀꢎꢖꢅꢀꢆꢒꢅꢈꢃꢉꢉꢔꢃ:9E ꢗꢂꢉꢒꢄꢂꢃꢓꢆꢄꢃꢐꢅꢌꢅꢉꢎꢖꢓꢅꢄꢆꢃꢉꢉꢔꢃ;<E
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ꢇꢎꢕꢈꢒꢄꢍꢃꢂꢕꢆꢇꢎꢀꢒꢆꢋꢃꢎꢊꢃꢋꢂꢓꢇꢒꢉꢉꢃꢔꢎꢕꢄꢆꢋ
ꢀꢎꢉꢉꢒꢄꢈꢃꢈꢇꢂꢏꢄꢃꢅ
ꢀꢐꢀꢃꢒꢄꢌꢅꢈꢆꢒꢄꢍꢃꢉꢉꢔ
ꢘꢅꢄꢗꢅꢀꢃꢓꢂꢀꢘ
ꢀꢎꢉꢉꢒꢄꢈꢃꢂꢄꢄꢃꢓꢃꢆꢀꢕꢈꢆꢅꢅꢃꢊꢎꢀ ꢀꢎꢉꢉꢒꢄꢈꢃꢂꢄꢄꢃꢓꢃꢀꢅꢌꢎꢔꢂꢁꢉꢅꢃꢉꢒꢌꢒꢄꢍꢃꢆꢀꢕꢈꢆ
ꢇꢅꢄꢀꢋꢃꢔꢉꢂꢋꢃꢇꢎꢉꢐꢒꢄꢍꢃꢔꢎꢓꢖꢂꢄꢋꢃꢉꢉꢔ
ꢉꢅꢍꢂꢀꢐꢃꢍꢅꢀꢂꢉꢐꢃꢐ
ꢈꢆꢎꢔꢘꢈꢃꢏꢂꢋꢄꢅꢃꢐꢃ6ꢃꢘꢂꢆꢇꢉꢅꢅꢄꢃꢓ
ꢂꢓꢅꢀꢈꢎꢄꢃꢀꢎꢄꢃꢔ ꢂꢓꢅꢀꢈꢎꢄꢃꢒꢄꢍꢀꢒꢐꢃꢂꢃꢇ
ꢈꢎꢕꢆꢇꢅꢀꢄꢃꢖꢂꢔꢒꢊꢒꢔ ꢆꢀꢂꢄꢈꢖꢎꢀꢆꢂꢆꢒꢎꢄꢃꢔꢎ
ꢈꢎꢉꢓꢎꢄꢈꢈꢎꢄꢃꢑꢎꢐꢋꢃ6ꢃꢀꢂꢄꢅꢅ
ꢏꢋꢊꢊꢅꢉꢈꢃꢑꢂꢓꢅꢈꢃꢂ ꢏꢋꢊꢊꢅꢉꢈꢃꢈꢂꢉꢉꢋꢃꢑ
ꢀꢒꢔꢇꢂꢀꢐꢈꢎꢄꢃꢖꢅꢆꢅꢀꢃꢄꢃ6ꢃꢁꢅꢌꢅꢀꢉꢋ
ꢀꢒꢔꢇꢂꢀꢐꢈꢎꢄꢃꢖꢅꢆꢅꢀꢃꢄ ꢀꢒꢔꢇꢂꢀꢐꢈꢎꢄꢃꢁꢅꢌꢅꢀꢉꢋꢃꢐ
ꢂꢄꢀꢎꢃꢖꢀꢎꢖꢅꢀꢆꢒꢅꢈꢃꢉꢉꢔ
ꢐꢁꢂꢃꢅꢀꢀꢂꢆꢒꢔꢃꢅꢄꢆꢅꢀꢖꢀꢒꢈꢅꢈ ꢉꢂꢗꢗꢅꢀꢒꢃꢉꢒꢄꢐꢂꢃꢓ
ꢘꢒꢀꢔꢇꢅꢀꢃꢉꢉꢔ
ꢓꢒꢄꢒꢃꢈꢕꢖꢅꢀꢃꢇꢒꢐꢂꢉꢍꢎꢃꢉꢉꢔ
ꢏꢎꢎꢐꢃꢅꢃꢈꢆꢂꢄꢉꢅꢋ
ꢈꢎꢕꢆꢇꢅꢀꢄꢃꢖꢂꢔꢒꢊꢒꢔꢃꢀꢂꢒꢉꢀꢎꢂꢐ ꢈꢎꢕꢆꢇꢅꢀꢄꢃꢖꢂꢔꢒꢊꢒꢔꢃꢆꢀꢂꢄꢈꢖꢎꢀꢆꢂꢆꢒꢎꢄꢃꢔꢎ
ꢖꢒꢄꢅꢂꢖꢖꢉꢅꢃꢖꢀꢎꢖꢅꢀꢆꢒꢅꢈꢃꢄꢏꢃꢉꢉꢔ
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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
www.mcminnvilleoregon.gov 

 

 
EXHIBIT 5 - STAFF REPORT 
 
DATE: July 21, 2022   
TO: Planning Commission Members 
FROM: Tom Schauer, Senior Planner 
SUBJECT: Public Hearing – Planned Development Amendment PDA 3-22, Large Format 

Commercial Review with Waivers (LFW 1-22), Landscape Plan Review (L 6-22), 
and Partition (MP 1-22)  

 
STRATEGIC PRIORITY & GOAL:  

 
OBJECTIVE/S: Strategically plan for short and long-term growth and development that will 
create enduring value for the community 
 
 
Report in Brief:   
This proceeding is a quasi-judicial public hearing of the Planning Commission to consider four 
applications for a property of approximately 1.8 acres located at the southwest corner of Booth Bend 
Road and Highway 99 (Tax Lot R4429CA 00300).  See Vicinity Map (Figure 1) and Zoning Map (Figure 
2).    
 
The applications are:  Planned Development Amendment PDA 3-22, Large Format Commercial Review 
with Waivers (LFW 1-22), Landscape Plan Review (L 6-22), and Partition (MP 1-22).   
 
The requests are summarized below.  The applications are submitted as part of a proposal to develop a 
new Burger King restaurant with a drive-through on the subject property.   
 

PDA 3-22.  The subject property is within an existing Planned Development Overlay District that 
also includes other surrounding commercial property.  The proposal includes revisions to the 
master plan which was approved as part of the Planned Development, which requires approval 
of a Planned Development Amendment.  Most of the other properties within the overlay have 
since been developed.   

 
LFW 1-22.  The property has certain shared site features, including access, with a large format 
commercial building (Lowe’s), which therefore also requires review and compliance with the large 
format commercial standards for this proposal.  The applicant’s proposal includes a request for 
waivers to certain standards.   

 
L 6-22.  The proposal includes a landscape plan, which is required for commercial development.    

http://www.mcminnvilleoregon.gov/
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MP 1-22.  The proposal would partition the subject 1.8-acre parcel into two parcels, with the 
northerly 0.94-acre parcel being the site of the proposed Burger King restaurant, and the southerly 
0.86-acre  parcel being a vacant parcel, which would also include an access point and easement 
to the northerly parcel.   

 
This is a consolidated review to consider these four applications associated with the development of the 
subject property.  There will be one public hearing to receive testimony, and then four separate votes will 
be taken:  one vote for each application, based on the applicable criteria.   
 
The consolidated review procedures specify that the decisions for all applications are subject to the 
procedure that affords the most opportunity for public hearing and notice: 
 

17.72.070 Concurrent Applications.  When a proposal involves more than one application for the 
same property, the applicant may submit concurrent applications which shall be processed 
simultaneously.  In so doing, the applications shall be subject to the hearing procedure that affords 
the most opportunity for public hearing and notice.   

 
A decision for a Planned Development Amendment is made by City Council, so the Planning Commission 
will make a recommendation to City Council for all applications through the consolidated procedure. City 
Council will make the final decision on the applications.  However, if the Planning Commission 
recommends denial, then that is the final decision unless appealed to City Council.     
 
The applicable criteria are provided in the following sections of the Zoning Ordinance: 
 

• Planned Development Amendment:  Section 17.74.070  
• Large Format Commercial Review and Waivers:  Sections 17.56.050, 17.56.040(D) 
• Landscape Plan:  Section 17.57.070 
• Partition: Sections 17.53.060 , 17.53.100-153 

 
Applicable Goals and Policies of the Comprehensive Plan are also criteria for land use decisions.   
   
Background:   
The subject property is within a commercial Planned Development Overlay, Ordinance 4688, which is 
predominantly built-out and includes Lowe’s Roby’s Furniture, Hometown Dental, and restaurant pads 
across Booth Bend Road to the north.   
 
The applications would facilitate a partition of the remaining vacant parcel into two parcels, with a Burger 
King development on the northerly parcel and the proposed southerly parcel to remain vacant at this 
time.   
 
Discussion: 
More detailed background and discussion is provided in the “Application Summary” section of the 
Decision Document.   
 
Staff recommends conditions to address: 

• Additional information regarding queuing analysis at the proposed easterly driveway onto Booth 
Bend Road, and potentially restricting that access to right-in, right-out only. 

• Revisions to the proposed elevations to comply with certain Large Format Commercial Standards 
• Revisions to the proposed site plan to address screening of the trash enclosure, bicycle parking, 

and the design of the pedestrian connector. 
• Conditions addressing provision of utilities, easements, and agreements associated with the 

partition and development of the Burger King use.   
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Attachments: 
 

1. CPA 1-22/ZC 2-22 Decision Document 
 
Planning Commission Options: 
 

1. APPROVE the application as proposed by the applicant, 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 application, providing findings of fact for the denial, 
specifying which criteria are not satisfied, or specifying how the applicant has failed to meet the 
burden of proof to demonstrate all criteria are satisfied, in the motion to deny. 

 
Staff Recommendation: 
 

PDA 3-22 
Staff has reviewed the proposal for consistency with the applicable criteria.  Staff finds that, based 
on the findings in the attached Decision Document, the application submitted by the applicant and 
the record contain evidence that demonstrates that, with conditions, the application complies with 
the applicable criteria and that the applicant has met the burden of proof.  
 
Staff RECOMMENDS APPROVAL of the application based on the findings in the attached 
Decision Document. 
 

LFW 1-22 
Staff has reviewed the proposal for consistency with the applicable criteria.  Staff finds that, based 
on the findings in the attached Decision Document, the application submitted by the applicant and 
the record contain evidence that demonstrates that, with conditions, the application complies with 
the applicable criteria and that the applicant has met the burden of proof.  Staff does not 
recommend approval of the requested waivers and has instead recommended conditions for the 
building to comply with the applicable standards.   
 
Staff RECOMMENDS APPROVAL of the application based on the findings in the attached 
Decision Document. 
 

L 6-22 
Staff has reviewed the proposal for consistency with the applicable criteria.  Staff finds that, based 
on the findings in the attached Decision Document, the application submitted by the applicant and 
the record contain evidence that demonstrates that, with conditions, the application complies with 
the applicable criteria and that the applicant has met the burden of proof.  
 
Staff RECOMMENDS APPROVAL of the application based on the findings in the attached 
Decision Document. 
 

MP 1-22 
Staff has reviewed the proposal for consistency with the applicable criteria.  Staff finds that, based 
on the findings in the attached Decision Document, the application submitted by the applicant and 
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the record contain evidence that demonstrates that, with conditions, the application complies with 
the applicable criteria and that the applicant has met the burden of proof.  
 
Staff RECOMMENDS APPROVAL of the application based on the findings in the attached 
Decision Document. 
 

Suggested Motion: 
 

PDA 3-22 
BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
THE MATERIALS SUBMITTED BY THE APPLICANT, AND EVIDENCE IN THE RECORD, I 
MOVE THAT THE PLANNING COMMISSION APPROVE THE DECISION DOCUMENT AND 
APPROVE PLANNED DEVELOPMENT AMENDMENT, PDA 3-22, SUBJECT TO THE 
CONDITIONS IN SECTION II OF THE DECISION DOCUMENT. 
 

LFW 1-22 
BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
THE MATERIALS SUBMITTED BY THE APPLICANT, AND EVIDENCE IN THE RECORD, I 
MOVE THAT THE PLANNING COMMISSION APPROVE THE DECISION DOCUMENT AND 
APPROVE THE LARGE FORMAT COMMERCIAL REVIEW WITH WAIVERS, LFW 1-22 
SUBJECT TO THE CONDITIONS IN SECTION II OF THE DECISION DOCUMENT. 
 

L 6-22 
BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
THE MATERIALS SUBMITTED BY THE APPLICANT, AND EVIDENCE IN THE RECORD, I 
MOVE THAT THE PLANNING COMMISSION APPROVE THE DECISION DOCUMENT AND 
APPROVE THE LANDSCAPE PLAN REVIEW, L 6-22.  SUBJECT TO THE CONDITIONS IN 
SECTION II OF THE DECISION DOCUMENT. 
 

MP 1-22 
BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
THE MATERIALS SUBMITTED BY THE APPLICANT, AND EVIDENCE IN THE RECORD, I 
MOVE THAT THE PLANNING COMMISSION APPROVE THE DECISION DOCUMENT AND 
APPROVE THE PARTITION, MP 1-22 SUBJECT TO THE CONDITIONS IN SECTION II OF 
THE DECISION DOCUMENT. 
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Figure 1.  Vicinity Map 

 
 
 
Figure 2. Zoning Map 

 
 
Existing Planned Development Site Development Plan 
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Proposed Amendments to Planned Development  - Development Plan 
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Applicant’s Proposed Partition Tentative Plan 
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Applicant’s Proposed Site Plan 
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Applicant’s Proposed Landscape Plan 
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Applicant’s Proposed Elevations 

 
 

 



Attachments: 
Attachment 1 – Application and Attachments 
Attachment 2- Ordinance 4688 

CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

503-434-7311
www.mcminnvilleoregon.gov 

DECISION, CONDITIONS, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR THE 
APPROVAL OF A PLANNED DEVELOPMENT AMENDMENT, LARGE FORMAT COMMERCIAL 
REVIEW WITH WAIVERS, LANDSCAPE PLAN, AND PARTITION FOR PROPERTY AT THE SW 
CORNER OF BOOTH BEND ROAD AND HIGHWAY 99, (TAX LOT R4429CA 00300) 

DOCKET: PDA 3-22, LFW 1-22, L 6-22, MP 1-22 

REQUEST: Applications for a Planned Development Amendment (PDA 3-22), Large Format 
Commercial Review with Waivers (LFW 1-22), Landscape Plan Review (L 6-22), 
and Partition (MP 1-22).   

The applications are submitted as part of a proposal to develop a new Burger 
King restaurant with a drive-through on the subject property.   

PDA 3-22.  The subject property is within an existing Planned Development 
Overlay District that also includes other surrounding commercial property.  The 
proposal includes revisions to the master plan which was approved as part of the 
Planned Development, which requires approval of a Planned Development 
Amendment.  Most of the other properties within the overlay have since been 
developed.   

LFW 1-22.  The property has certain shared site features, including access, with 
a large format commercial building (Lowe’s), which therefore also requires review 
and compliance with the large format commercial standards for this proposal. 
The applicant’s proposal includes a request for waivers to certain standards.   

L 6-22.  The proposal includes a landscape plan, which is required for commercial 
development.    

MP 1-22.  The proposal would partition the subject 1.8-acre parcel into two 
parcels, with the northerly 0.94-acre parcel being the site of the proposed Burger 
King restaurant, and the southerly 0.86-acre  parcel being a vacant parcel, which 
would also include an access point and easement to the northerly parcel.   

LOCATION: Address:  SW Corner of Booth Bend Road and Highway 99 
Map & Tax Lot:  r4429CA 00300 

ZONING: C-3 PD

APPLICANT:  InSite Real Estate Investment Properties LLC, c/o Andrew Johnson 
(Property Owner Richard D. Rice) 

STAFF: Tom Schauer, Senior Planner 

ATTACHMENT 1 TO STAFF REPORT

http://www.mcminnvilleoregon.gov/
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DATE DEEMED  
COMPLETE: June 29, 2022 
 
DECISION MAKING  
BODY & ACTION: The McMinnville Planning Commission makes a recommendation to City Council, 

and the City Council makes the final decision.  However, if the decision of the 
Planning Commission is denial, then that becomes the final decision, unless the 
Planning Commission’s decision is appealed to City Council.    

  
DECISION DATE  
& LOCATION:  This will be a hybrid meeting with the opportunity to join an in-person meeting at 

Civic Hall or virtually on a zoom meeting. 
 
 Meeting Location:   
 McMinnville Civic Hall, 200 NE 2nd Street, McMinnville, OR  97128 
   
 Zoom Online Meeting:   

https://mcminnvilleoregon.zoom.us/j/86430461362?pwd=c0tJZzN6eFBXTkpFN
Gh5a2p6ck5UZz09  

 
 Meeting ID: 864 3046 1362, Passcode: 904774 
 

The public may also join the Zoom meeting by phone by using the phone number 
and meeting ID  below: 
 
Phone:  +1 253 215 8782, Meeting ID: 864 3046 1362 

 
PROCEDURE: For a consolidated application, the application is processed in accordance with 

the procedures in Section 17.72.120 of the Zoning Ordinance.  The applications 
are  reviewed by the Planning Commission in accordance with the quasi-judicial 
public hearing procedures specified in Section 17.72.130 of the Zoning 
Ordinance.  The Planning Commission makes a recommendation to City Council 
and the City Council makes the final decision.  However, if the 
recommendation/decision of the Planning Commission is denial, that is the final 
decision unless appealed to City Council.     

 
CRITERIA: The applicable criteria for a Planned Development Amendment are provided in 

Section 17.74.070 of the Zoning Ordinance.  Applicable Goals and Policies of the 
Comprehensive Plan are also criteria for land use decisions.    

 
APPEAL: If the Planning Commission’s decision is denial, then the Planning Commission’s 

decision may be appealed to the City Council within 15 calendar days of the date 
the written notice of decision is mailed as specified in Section 17.72.180 of the 
Zoning Ordinance, Otherwise, the Planning Commission makes a 
recommendation to City Council, and the City Council’s decision is appealable to 
LUBA as specified in Section 17.72.190.  The City’s final decision is subject to 
the 120-day processing timeline, including resolution of any local appeal.   

 
COMMENTS: This matter was referred to the following public agencies for comment: 

McMinnville Fire Department, Police Department, Engineering Department, 
Building Department, Parks Department, Public Works Department, Waste 
Water Services, City Manager, and City Attorney; McMinnville Water and Light; 
McMinnville School District No. 40; Yamhill County Planning Department; 

https://mcminnvilleoregon.zoom.us/j/86430461362?pwd=c0tJZzN6eFBXTkpFNGh5a2p6ck5UZz09
https://mcminnvilleoregon.zoom.us/j/86430461362?pwd=c0tJZzN6eFBXTkpFNGh5a2p6ck5UZz09
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Frontier Communications; Comcast; Recology; Oregon Department of State 
Lands; and Northwest Natural Gas.  Their comments are provided in Section IV 
this document. 

 
DECISION 
 
Based on the findings and conclusionary findings, the Planning Commission finds the applicable criteria 
are satisfied with conditions and RECOMMENDS APPROVAL of the Planned Development 
Amendment (PDA 3-22), Large Format Commercial Review with Waivers (LFW 1-22), Landscape Plan 
(L6-22), and Partition (MP 1-22),  subject to the conditions of approval provided in Section II of 
this document. 
 

 

///////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
• PDA 3-22 RECOMMENDATION: APPROVAL WITH CONDITIONS 
• LFW 1-22 RECOMMENDATION:  APPROVAL WITH CONDITIONS 
• L 6-22 RECOMMENDATION:  APPROVAL WITH CONDITIONS 
• MP 1-22 RECOMMENDATION:  APPROVAL WITH CONDITIONS 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
Planning Commission:  Date:  July 21, 2022  
Sidonie Winfield, Chair of the McMinnville Planning Commission 
 
  
Planning Department:   Date:  July 21, 2022  
Heather Richards, Planning Director 
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I.  APPLICATION SUMMARY: 
 
Subject Property & Request 
 
The subject property is located at the southwest corner of Booth Bend Road and Highway 99.  See 
Figure 1 for Vicinity Map & Aerial Photo and Figure 2 for Zoning Map.   
 
Four applications were submitted as part of this proposal, which are reviewed through a consolidated 
review process.  The applications are:  Planned Development Amendment (PDA 3-22), Large Format 
Commercial Review with Waivers (LFW 1-22), Landscape Plan Review (L 6-22), and Partition (MP 1-
22).   
 
The applications are submitted as part of a proposal to develop a new Burger King restaurant with a 
drive-through on the subject property.   
 
The property is zoned C-3 PD, subject to the approved master plan for the Planned Development (PD) 
overlay approved as part of Zone Change ZC 15-98, Ordinance 4688, adopted January 26, 1999.  See 
Attachment 2.  The approved PD Master Plan is shown in Figure 3.  Most of the property has since 
been divided and built-out, including Lowe’s, Roby’s Furniture, Hometown Dental, and the restaurant 
buildings on the north side of Booth Bend Road:  Carl’s Junior and Subway/Former Taco Del Mar).   
That development has occurred substantially as shown on the master plan with some differences in 
access locations and pad configurations.   
 
The remaining area within the PD overlay that isn’t built-out includes the subject property and the 
easterly portion of the Hometown Dental property south of this property.  Frontage improvements have 
been constructed along the frontage of the subject property, including curb-tight sidewalk along Booth 
Bend Road and along the shared driveway.  Sidewalks with a planter strip have been installed along 
Highway 99, but street trees haven’t been planted.   
 
Planned Development Amendment (PDA 3-22) 
The applicant’s requested amendments to the Planned Development are to the approved master plan, 
and no changes are proposed to the development provisions/conditions specified in ordinance 4688.  
The proposed amendments are to facilitate the applicant’s site plan shown in Figure 4.  Note:  The 
proposed site plan reflects some revisions to the preliminary site plan initially submitted by the applicant 
for a preapplication application, and a revision submitted following the application completeness review. 
The preliminary plan submitted for preapplication didn’t include the easterly driveway access to Booth 
Bend Road.  The applicant revised the site plan upon resubmittal of application materials, and made 
revisions to sidewalk width and some other items such as easements  following the initial completeness 
review. 
 
The proposed changes to the Planned Development master plan are summarized as follows: 
 

The original plan showed two pads C and D on a parcel that included the subject property. Part 
of that parcel indicated on the attached site plan was previously partitioned off with a building 
pad - Pad D (Hometown Dental).  
 
This proposal would partition the balance of the remaining parcel into two additional parcels and 
amend the site plan to allocate the previously identified Pad C into two new pads allocated 
between the two new parcels. Parcel 1 would have a 1,937 sf fast food restaurant with drive-
through configured as shown on the site plan, and Parel 2 would have a ~5,500 sf building pad. 
This is shown generically, and is proposed to include an additional shared access. 
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With the current site plan, the applicant would retain the easterly driveway approach to Booth 
Bend Road at the approximate location shown in the original master plan, but the building pad 
location and configuration for the Burger King would no longer allow for a north-south access 
from that driveway to the parcels to the south.  The Burger King property would also continue to 
have shared access via the westerly private driveway which is shared with Lowe’s and Roby’s 
furniture.  With the current site plan, the access of the shared driveway for the Burger King 
Parcel 1 and proposed Parcel 2 has been moved further south onto Parcel 2 rather was shown 
on the original site plan, which helps avoid some traffic conflicts near the shared driveway 
intersection on Booth Bend Road and the northerly Lowe’s access to that shared driveway.   
 

Comments and conditions have been provided regarding the proposed easterly access.  That access 
is proposed as a full left-in/left-out, right-in/right-out access.  Due to the proximity to the signalized 
intersection and its location within an “IAMP” Interchange Area Management Plan, the applicant needs 
to provide queuing analysis, and the easterly driveway may be restricted to right-in/right-out access 
only.   
 
The Planned Development Amendment would also authorize a total of five parcels south of Booth Bend 
Road to have access via an existing private shared access easement.  All five parcels have public street 
frontage:  Two parcels also have, or would have, direct access to Booth Bend Road:  Lowe’s has direct 
access to Booth Bend Road and access via this shared driveway, and proposal for Burger King would 
have direct access to Booth Bend Road and access via this shared driveway.  Roby’s Furniture and 
Hometown Dental rely on the shared driveway for access, and Parcel 2 of the proposed partition would 
also rely on the shared driveway for access.  Hometown Dental was previously divided onto an 
additional separate parcel from what was shown on the PD master plan.    
 
Large Format Commercial Review with Waivers (LFW 1-22) 
Chapter 17.56 of the Zoning Ordinance has design and development standards that apply to large 
format commercial structures over 25,000 square feet, additions that result in a combined building 
footprint exceeding 25,000 square feet, and buildings less than 25,000 square feet that share facilities 
such as driveways, parking, and pedestrian walkways with developments which are subject to the 
Chapter.   
 
The proposed development is a fast-food restaurant of just under 2,000 square feet.  It is subject to 
these standards since the site shares facilities with Lowe’s and Roby’s, each over 25,000 square feet.  
 
The original Planned Development Ordinance 4688 contained conditions related to architectural design, 
but the Large Format commercial standards were subsequently adopted as Chapter 17.56 of the Zoning 
Ordinance in 2008.  These standards provide that “where existing planned development provisions 
differ from the standards of this Chapter, the standards of this Chapter shall take precedence.”   
 
The application addresses the standards of this Chapter.  The applicant initially requested a waiver to 
a standard for the minimum required width of the pedestrian connection.  However, upon resubmittal 
following the completeness review letter, the applicant revised the proposal to meet the standards for 
the pedestrian connector.  However, at that time, the applicant also requested waivers associated with 
architectural features.  
 
The application doesn’t explicitly state the waiver request, but a May 13, 2022 e-mail from the applicant 
describes the requested waivers consistent with the proposed architectural design submitted  by the 
applicant.   
 

• Roof Features.  The standards call for cornices on parapets and overhanging cornices.  In place 
of a cornice, the BK prototype building provides metal coping and an LED light band along the 
top of the building.   
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• Exterior Building Materials.  The standards call for 75% of the building to be brick, stone, rock, 

CMU, or other material approved by the Planning Director.  The BK prototype building provides 
brick wainscotting, brick features, and vintage wood cedar Nichiha.  The remainder of the 
building is EIFS  

 
In the completeness review letter, staff notified that applicant that the initial application didn’t address 
the criteria for a waiver in Section 17.56.040(D) of the Zoning Ordinance, and staff requested  that the 
applicant address those criteria.  The applicant’s June 6, 2022 additional submittal/resubmittal doesn’t 
address those criteria.  As addressed in the findings, staff finds that the applicant hasn’t met the burden 
of proof regarding the requested waivers.  The first criterion for a waiver is: 
 

“There is demonstrable difficulty in meeting the specific requirement(s) of this chapter due to a 
unique or unusual aspect of the site, an existing structure, or the proposed use of the site.” 
 

There is no indication that there is any demonstrable difficulty in completing with the standards that 
address exterior materials and/or roof features.  Staff does not recommend approval of the waivers.  
The applicant has not met the burden of proof to demonstrate that the applicable criteria for a waiver 
are satisfied, and there is no indication that the criteria would be satisfied.  Staff has recommended a 
condition requiring that the applicant submit revised building elevations for review by the Planning 
Director that comply with the required standards for roof features and exterior building materials.   Staff 
has reviewed the proposal and found there are additional revisions needed to meet the Large Format 
Commercial standards which are addressed as conditions of approval and discussed in the findings.   
 
Landscape Plan (L 6-22) 
A landscape plan is required for commercial site development.  The standards and criteria are provided 
in Chapter 17.57 of the Zoning Ordinance.  In addition, the Large Format Commercial standards in 
Chapter 17.56 of the Zoning Ordinance include some more stringent standards for parking lot 
landscaping.  Also, Chapter 17.61 includes standards for landscape screening of trash enclosures.   
 
The landscape plan is generally in compliance with the applicable standards and criteria.  Staff has 
recommended conditions of approval, including a condition to make a minor adjustment to the location 
of the trash enclosure to allow for the required landscape screening on three sides to achieve 
consistency with the applicable standards in Chapter 17.61.   
 
Planned Development Ordinance 4688 also includes the following provisions: 
 

That landscape plans for the commercial site shall be submitted to the McMinnville Landscape 
Review Committee for review and approval prior to issuance of permits for any of the commercial 
buildings. At a minimum, 15 percent of the site shall be landscaped with emphasis placed along 
all street frontages, at major entrances to the commercial complex, within off-street parking lots, 
and at building perimeters. Final site and landscape plans should incorporate extensive 
streetside landscaping areas which facilitate meandering sidewalk(s) and street tree planting 
along both highway frontages (Highway 99W and the Highway 99W/Highway 18 Connector). A 
continuous evergreen screen shall be planted along the southern boundary of the site. 
 

Sidewalks have already been installed along the frontage of the properties within the Planned 
Development overlay area, including the subject property.  Curb-tight sidewalks are present along the 
frontage of Booth Bend Road and the private shared driveway, and a sidewalk with planter strip is 
present along the Highway 99 frontage.  
 
The proposed landscape plan does provide a substantial amount of landscape area adjacent to 
Highway 99 and at the corner of Highway 99 and Booth Bend Road.  Much of the easterly landscape 
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area is lawn; however, shrubs are incorporated around the perimeter of the parking and drive-through 
area.  The landscaping coverage of this lot is approximately 50%, exceeding the 7% commercial 
standard, the 10% large format commercial standard, and the 15% provision above which applies to 
the entirety of the PD overlay area.   
 
Partition (MP 1-22) 
The proposed partition would create one additional parcel.  It wouldn’t create new streets, and would 
generally retain the existing shared access configuration, with an additional access easement for 
Parcels 1 and 2 to access the existing private driveway on the west side of southerly Parcel 2, providing 
addition separation from Booth Bend Road.  The primary issue with the partition is provision if utilities 
through easements to be extended and shared by the proposed parcels.   
 
Other 
Sign Permits. A sign permit application would be required prior to installation of any signage.  The 
property will continue to be considered a “multi-tenant complex” for purposes of applying the sign 
regulations. 
 
Figure 1. Vicinity Map 
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Figure 2. Zoning Map 

 
 

Figure 3.  Approved PD Master Plan, Ordinance 4688 
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Figure 4.  Existing Conditions and Applicant’s Proposed Site Plan/Amendment to Master Plan 

 
 
Figure 5.  Enlargement of Subject Property and Applicant’s Proposed Site Plan 
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Figure 6.  Proposed Landscape Plan 
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Figure 7.  Proposed Elevations 
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Figure 8.  Proposed Tentative Partition Plan 

 
 
Public Comments  
 
No public comments have been received as of July 14, 2022. 
 
Agency Comments 
 
Notice of the proposal was sent to affected agencies and departments.  Comments received from 
agencies  are provided in Section IV of this Decision Document.   
 
II.  CONDITIONS: 
 
The applications are approved subject to the following conditions:  
 

Conditions Common to All Applications (PDA 3-22, LFW 1-22, 6-22, MP 1-22) 
The following conditions are common to the approval of the plans for the combined applications:  the 
amendment to the approved PD Master Plan, the Large Format Commercial Site Plan and Associated 
Landscape Plan, and the proposed access configuration and easements for the Partition:   
 

1. The applicant shall provide additional information to address queuing issues, related to the 
proposed driveway location and requirements of the 2002 Interchange Area Management Plan.   

 
The driveways shall be located to minimize turning-movement conflicts and be designed to 
accommodate truck turning movements.” The applicant must provide evidence that these 
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requirements have been met. The memo provided by DKS Associates and dated December 27, 
2021 does not address off-site vehicle queues or truck turning movements. 
 

a. For the purpose of documenting driveway volumes and potential queueing issues, the 
applicant shall include the full trip generation calculation including the gross AM and PM 
peak hour trips (as opposed to only the pass-by-adjusted and trip length-adjusted net 
PM peak hour trips on page 5 of the memo packet) 

b. For a proper understanding of future queueing impact, a queueing analysis including the 
intersection of Hwy 99W/Booth Bend Rd is necessary 

c. Without a queueing analysis, to be conservative for safety and operational purpose, the 
easterly site access at Booth Bend Road shall be limited to right-in, right-out only with 
one of the following two treatments options, with the determination of the option to be 
made by the City: 

i. Solid double yellow centerline marking on Booth Bend Rd, and a non-traversable 
right-in right-out channelizing island (porkchop) at the site driveway 

ii. Non-traversable median (raised curb) on Booth Bend Road extending from 99W 
intersection to past site driveway, “left-turn prohibited” signage at site driveway.   

 
2. For the final revised plans required for the applications, sight distance at any new or modified 

access points will need to be verified, documented, and stamped by a registered professional 
Civil or Traffic Engineer licensed in the State of Oregon.   
 

3. The approval of the Large Format Commercial Review, Landscape Plan, and Partition are valid 
for 12 months.   

 
General Conditions 

1. No sign shall be installed without first applying for applicable sign permits, building permits, and 
electrical permits.  For purposes of applying the sign regulations, properties including any newly 
partitioned properties within the PD overlay which meet the definition of “multi-tenant complex” 
shall continue to be considered part of the “multi-tenant complex.”  
 

2. Prior to construction, developer to submit a Commercial Design Application to MWL with water 
and electric requirements.  
 

3. A Line Extension Agreement may be required with McMinnville Water and Light for extension of 
electric facilities to the site. 

 
PDA 3-22 Conditions of Approval and Amendments 

1. Master Plan.  The Planned Development Amendment authorizes the amendment to the 
approved master plan (Ordinance 4688) for the subject property consistent with the proposed 
site plan, upon approval of revisions by the City as addressed in the conditions of approval 
herein. 

2. Standards.   The Planned Development Amendment authorizes the number of parcels to be 
served by the existing shared private driveway as proposed through the partition, subject to final 
approval of the master plan, utilities, and associated easements.    

 
LFW 1-22 Conditions of Approval 

1. Approval of the site plan for LFW 1-22 is contingent on approval of the Planned Development 
Amendment PDA 3-22, and subject to compliance with the conditions and approval of the 
revisions herein.  
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2. The applicant shall submit a revised site plan for review and approval by the Planning Director, 
addressing issues and incorporating the changes and conditions required in this decision 
document.   

a. Consistent with Chapter 17.61, and 17.56.050(A)(3), the applicant shall provide a revised 
site adjusting the location of the trash enclosure further west to allow required landscape 
screening on the east side.  The enclosure shall meet the applicable material and color 
requirements, and the site plan shall be revised to demonstrate “no parking” in front of 
the trash enclosure and associated “no parking” signage.   

b. The applicant shall demonstrate the pedestrian access from Booth bend Road to the 
building entrance is 6-feet wide, provides a continuous accessible path, and provides a 
concrete surface or similar material  where it crosses the drive-through exit lane.   

c. The applicant shall provide two bicycle parking spaces (based on 10% of vehicular 
parking spaces provided).  
 

3. The applicant shall submit revised building elevations for review and approval by the Planning 
Director, addressing issues and incorporating the changes and conditions required in this 
decision document, as follows: 

a. Elevations demonstrating compliance with the Roof Feature standards in 17.56.050(B) 
and Exterior Building Material standards in 17.56.050(A)(6) of the Large Format 
Commercial design standards.  The requested waivers to these standards are not 
approved.  

b. Elevations demonstrating compliance with the Design Features of Subsection 
17.56.050(A)(2).  The elevations shall provide at least two of the design features along 
the majority of the main façade.   

c. As part of the revised and updated elevations, the new exterior materials shall address 
the repeating elements of Subsection 17.56.050(A)(5)as discussed in the findings. 
 

4. The applicant shall submit a lighting plan that demonstrates compliance with this requirement. 
Freestanding lighting shall have cut-off shielding to prevent glare off-site except on adjacent 
pedestrian facilities.  Illumination levels shall meet but not exceed required level of illumination. 
Wall-mounted lighting shall not shine out onto the parking lot without use of cut-off shielding that 
prevents glare onto the adjacent roadways.  
 

5. The site plan shall be consistent with, and incorporate all requirements for access, utilities, and 
easements in included in the conditions for the Partition MA 1-22.   
 

6. This approval is valid for 12 months. 
 

L 6-22 Conditions of Approval 
1. Approval of the landscape plan, as configured, is contingent on approval of the proposed master 

plan amendment for Planned Development Amendment PDA 3-22 and the associated site plan 
for LFW 1-22, as revised and approved. 
 

2. The applicant shall submit a revised landscape plan consistent with the revised site plan for 
review and approval, incorporating any required revisions of the site plan.  Required revisions 
include: 
 

a. The trash enclosure shall be moved far enough to the west to allow sufficient area on 
the east side for the required landscape screening of the third side of the trash enclosure.   
 

b. Landscaping shall be provided around three (3) sides of the required trash and recycling 
enclosure.  Climbing vines and screening shrubs are appropriate, and plant material 
must be a minimum of three (3) feet in height at the time of planting. 



Decision Document:  PDA 3-22, LFW 1-22, L 6-22, MP 1-22 Page 15 

Attachments: 
Attachment 1 – Application and Attachments 
Attachment 2- Ordinance 4688 

 
c. Utility service to the parcel has not been designed. Final location of transformers and 

vaults may require modifications to the landscape plan. 
 

3. The applicant shall install landscaping as shown on the revised, approved landscape plan and 
shall comply with required conditions of approval.  
 

4. The applicant shall contact the appropriate utility-locate service (dial 811 or 800-332-2344) prior 
to any planting excavation to ensure that underground utilities are not damaged. 
 

5. The applicant shall maintain proper clearances around the existing and future water and 
electrical services that will be located on the site. Landscaping shall not be placed within four 
(4) feet of fire hydrants, within four (4) feet of water valves, within four (4) feet of vaults, within 
three (3) feet of the back or side of a transformer, or within one (1) foot of water meters. Minor 
adjustments in plant placement from the locations shown on the approved landscape plan are 
allowed if relocation is necessary to meet minimum clearances.  
 

6. The planting of street trees shall be subject to the design drawings and specification developed 
by the City in May 2014.  The applicant shall provide root barrier protection in order to minimize 
sidewalk and tree root conflicts.  The barrier shall be placed on the public sidewalk side of the 
tree and the curb side of the tree.  The root barrier protection shall be placed in 10-foot lengths, 
centered on the tree, and to a depth of eighteen (18) inches.  In addition, street trees shall be 
staked and provided with two (2) deep watering tubes to promote deep root growth per the 
specification. 
 

7. The applicant is reminded that trees are not to be planted within: 
a. Five (5) feet of a private driveway or alley; 
b. Ten (10) feet of a fire hydrant, transformer, power or water vault, water meter box, utility 

pole, sanitary sewer, storm or water line; or 
c. Twenty (20) feet of street light standards or street intersections. 
 

8. All street trees shall be a minimum of two (2) inches in caliper measured at six (6) inches above 
grade. All trees shall be healthy grown nursery stock with a single straight trunk, a well-
developed leader with tops and roots characteristic of the species cultivar or variety. All trees 
must be free of insects, diseases, mechanical injury, and other objectionable features when 
planted.  
 

9. The applicant shall schedule an inspection with the McMinnville Public Works Superintendent 
of the installed root barrier and water tubes prior to any street tree planting. Trees intended for 
planting shall be on-site and available for inspection. The applicant shall contact the McMinnville 
Public Works Superintendent, at (503) 434-7316 to schedule a planting inspection prior to 
backfilling.  
 

10. All approved landscaping and street teres shall be continually maintained,  including necessary 
watering, weeding, pruning, and replacement, by the developer or property owner. Maintenance 
of the street trees shall be the continuing obligation of the abutting property owner. 
 

11. As provided in Section 17.57.070(C), minor changes in the landscape plan, such as like-for-like 
replacement of plants, shall be allowed, as long as they do not alter the character and aesthetics 
of the original plan. It shall be the Planning Director’s decision as to what constitutes a major or 
minor change. Major changes to the landscape plan shall be reviewed and approved by the 
Landscape Review Committee. 
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12. This approval is valid for 12 months. 
 

MP 1-22 Conditions of Approval 
 

1. Approval of the Partition is contingent on approval of the Planned Development Amendment 
PDA 3-22, and consistent with any required revisions to address conditions of approval. 
 

2. The applicant shall submit to the City Engineer, for review and approval, a utility plan for the 
subject site. At a minimum, this plan shall indicate the manner in which separate sanitary sewer, 
storm sewer, and water services will be provided to each of the proposed lots. Currently 
proposed lot 2, 0.86 acres does not have access to public sanitary or storm sewer. 
 

3. The applicant shall submit a draft copy of the partition plat to the City Engineer for review and 
comment which shall include any necessary cross easements for access to serve all the 
proposed parcels, and cross easements for utilities which are not contained within the lot they 
are serving, including those for water, sanitary sewer, storm sewer, electric, natural gas, cable, 
and telephone. 
 

4. The applicant shall apply for a right-of-way permit for the storm connection into the city storm 
main. Contact Matt Bernards 503-434-7312 matthew.bernards@mcminnvilleoregon.gov. 
 

5. For any work within the ODOT right-of-way, the applicant shall obtain any necessary permits 
form ODOT. 
 

6. Prior to the City’s approval of the final plat, the applicant shall reconstruct the site driveways and 
sidewalks in the right-of-way that conform to the public right-of-way accessibility guideline 
(PROWAG) standards.  Only those sections that do not meet the PROWAG standards have to 
be reconstructed.  Contact Matt Bernards at 503-474-5106 with any questions regarding the 
driveway/sidewalk improvements. 
 

7. The final partition plat shall include easements for access, sanitary sewer, and storm water 
facilities, and landscaping as shown on the tentative partition plat. These easements shall be 
noted as private. 
 

8. The final plat shall include use, ownership, and maintenance rights and responsibilities for all 
easements. 
 

9. The applicant shall secure from the Oregon Department of Environmental Quality (DEQ) any 
applicable storm runoff and site development permits prior to construction of the required site 
improvements.  Evidence of such permits shall be submitted to the City Engineer. 
 

10. That two (2) copies of the final partition plat mylars shall be submitted to the City Engineer for 
the appropriate City signatures. The signed plat mylars will be released to the applicant for 
delivery to McMinnville Water and Light and the County for appropriate signatures and for 
recording. 
 

11. That this partition will not be considered a legal partition until such time that a copy of the 
recorded document is provided to the City of McMinnville’s Planning Department. 
 

12. That approval of this tentative plat will expire 12 (twelve) months after the effective date of 
decision. If the final plat has not been submitted prior to expiration of the tentative plat, or a 
written request for an extension of this approval has not been submitted and approved within 

mailto:matthew.bernards@mcminnvilleoregon.gov
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that same period, the applicant must resubmit a tentative plat for further consideration and 
comply with regulations and conditions applicable at that time.  
 

III.  ATTACHMENTS: 
 

1. PDA 3-22 Application and Attachments (on file with the Planning Department) 
2. Planned Development Ordnance 4688 

 
IV.  COMMENTS: 
 
Agency Comments 
 
This matter was referred to the following public agencies for comment: McMinnville Fire Department, 
Police Department, Engineering Department, Building Department, Parks Department, Public Works 
Department, Waste Water Services, City Manager, and City Attorney; McMinnville Water and Light; 
McMinnville School District No. 40; Yamhill County Planning Department; Frontier Communications; 
Comcast; Recology; Oregon Department of State Lands; and Northwest Natural Gas.  The following 
comments were received: 
 

• ODOT 
These comments are for the proposed Burger King at the SW corner of Booth Bend and OR-
99W: 

 
• It doesn’t appear that any work is proposed in the ODOT right-of-way.  If that changes, the 

applicant will need a permit from ODOT. 
 

• The proposed driveway on Booth Bend Road is a city decision, but the city should consult 
the OR-18/OR-99W Interchange Access Management Plan that was adopted in 
2002.  Figure 7-4 and the text on page 68 show and describe access on Booth Bend 
Road.  Up to three driveways are allowed on the south side of Booth Bend Road, but it 
specifies that “vehicle queues at the traffic signals…do not spill back beyond the 
driveways.”  Please verify compliance.   

 
• McMinnville Engineering Department 

Here are our comments and suggested conditions of approval regarding the above listed 
applications: 
 
PDA 3-22, MP 1-22 COMMENTS: 

 
TRANSPORTATION 
1. Per the Highway 18/99W South Interchange Access Management Plan dated November 

12, 2002, and prepared by Kittelson and Associates “Between the HWY 18 Connector 
and HWY 99W, the Booth Bend Road Extension will include up to three driveways on 
the north side and three driveways on the south side to serve future private 
development. The driveways shall be located to ensure that adequate storage is 
available for vehicle queues at the traffic signals and that queues do not spill back 
beyond the driveways. The driveways shall be located to minimize turning-movement 
conflicts and be designed to accommodate truck turning movements.” The applicant 
must provide evidence that these requirements have been met. The memo provided by 
DKS Associates and dated December 27, 2021 does not address off-site vehicle queues 
or truck turning movements. 
 

https://protect-us.mimecast.com/s/CatzC0Rm3Xiz6KOhw1mh7
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2. Prior to the City’s approval of the final plat, the applicant shall reconstruct the site 
driveway and sidewalk in the right-of-way that conform to the public right-of-way 
accessibility guideline (PROWAG) standards. Only those sections that do not meet the 
PROWAG standards have to be reconstructed. Contact Matt Bernards at (503) 434-7312 
with any questions regarding the driveway/sidewalk improvements. 

 
SANITARY SEWER 
Suggested conditions of approval related to sanitary sewer service include: 
 
1. The applicant shall submit to the City Engineer, for review and approval, a utility plan for 

the subject site. At a minimum, this plan shall indicate the manner in which separate 
sanitary sewer, storm sewer, and water services will be provided to each of the proposed 
lots. Currently proposed lot 2, 0.86 acres does not have access to public sanitary or storm 
sewer. 

 
STORM DRAINAGE 
Suggested conditions of approval related to storm drainage include: 
 
1. The applicant will apply for a right-of-way permit for the storm connection into the city storm 

main. Contact Matt Bernards 503-434-7312, matthew.bernards@mcminnvilleoregon.gov. 
 

MISCELLANEOUS 
Additional suggested conditions of approval include: 
 
1. The final plat shall include use, ownership, and maintenance rights and responsibilities 

for all easements. 
 

2. The final partition plat shall include easements for access, sanitary sewer, and storm 
water facilities as shown on the tentative partition plat. These easements shall be noted 
as private. 

 
3. The applicant shall secure from the Oregon Department of Environmental Quality (DEQ) 

any applicable storm runoff and site development permits prior to construction of the 
required site improvements.  Evidence of such permits shall be submitted to the City 
Engineer. 
 

4. That the applicant shall submit a draft copy of the partition plat to the City Engineer for 
review and comment which shall include any necessary cross easements for access to 
serve all the proposed parcels, and cross easements for utilities which are not contained 
within the lot they are serving, including those for water, sanitary sewer, storm sewer, 
electric, natural gas, cable, and telephone. 

 
• McMinnville Fire Department 

The Fire Department has no issues with this proposed development. Note: building must be built 
to meet all current Fire Codes, access and water supply. 
 

• McMinnville Water & Light 
McMinnville Water & Light has the following comments:  

1. Landscape Plan: Utility service to the parcel has not been designed. Final location of 
transformers and vaults may require modifications to the landscape plan.  

2. Prior to construction, developer to submit a Commercial Design Application to MWL with 
water and electric requirements.  

mailto:matthew.bernards@mcminnvilleoregon.gov
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3. A Line Extension Agreement may be required for extension of electric facilities to the 
site. 

 
• Recology 

No concerns as proposed. 
 

• Comcast 
After review, Comcast has no comment on this project. 

 
Public Comments 
 
No public comments have been received as of July 14, 2022. 
 
V.  FINDINGS OF FACT - PROCEDURAL FINDINGS 
 

1. The applicant mailed notice of a neighborhood meeting dated September 30, 2021 and held a 
neighborhood meeting on October 23, 2021. 

 
2. The applicant submitted the applications with payment made on March 28, 2022.   

 
3. The applications were deemed incomplete on April 25, 2022.  The applicant submitted additional 

information on June 6, 2022.    The applications were deemed complete on June 29, 2022.  
 

4. On July 1, 2022, notice of the applications was referred to the following public agencies for 
comment in accordance with Section 17.72.120 of the Zoning Ordinance:  McMinnville Fire 
Department, Police Department, Engineering Department, Building Department, Parks 
Department, Public Works Department, Waste Water Services, City Manager, and City Attorney; 
McMinnville Water and Light; McMinnville School District No. 40; Yamhill County Planning 
Department; Frontier Communications; Comcast; Recology; Oregon Department of State 
Lands; and Northwest Natural Gas.   

 
 Comments received from agencies are addressed in Section IV of this Decision Document.   

 
5. On June 30, 2022, notice of the applications and the July 21, 2022 Planning Commission public 

hearing was mailed to property owners within 300 feet of the subject property in accordance 
with Section 17.72.120 of the Zoning Ordinance. 

 
6. Notice of the application and the July 21, 2022 Planning Commission public hearing was 

published in the News Register on Friday, July 15, 2022, in accordance with Section 17.72.120 
of the Zoning Ordinance.   

 
7. On July 21, 2022, the Planning Commission held a duly noticed public hearing to consider the 

applications.   
 
VI. FINDINGS OF FACT  - GENERAL FINDINGS 
 

1. Location:    
a. Address:  SW Corner of Booth Bend Rd and Hwy 99 
b. Map & Tax Lot:  R4429CA 00300 

 
2. Size:  Approximately 1.8 acres  
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3. Comprehensive Plan Map Designation:  Commercial 
 

4. Zoning:   C-3 PD (General Commercial with Planned Development Overlay, Ordinance 4688) 
  

5. Overlay Zones/Special Districts:  None 
 

6. Current Use:  Undeveloped 
 
7. Inventoried Significant Resources: 

a. Historic Resources:  None 
b. Other:  None identified 

 
8. Other Features: 

a. Slopes: The site is generally flat. 
b. Easements: There are existing easements on the property and/or stubbed to the property, 

including public stormwater, sanitary sewer, and power and water easements, as well as 
private easements, including access and circulation easements.   

 

   
 
9. Utilities:  The property is served with basic municipal services, including water, sewer, power, 

and franchise utilities.   Easements will be necessary to serve development with the proposed 
partition.   

 
10. Transportation: The subject property has frontage on Booth Bend Road to the north and Hwy 

99 to the east.  The parcel has a shared private access on the west side which also serves other 
properties within the Planned Development Overlay area.  Other properties within the Planned 
Development Overlay area (Ordinance 4688) also have frontage on Highway 18 to the west and 
south.   
 
Booth Bend Road is a Local Access Street.  Highway 99 and Highway 18 are Major Arterials.  
Highway 99 is a Regional Highway, and Highway 18 is a Regional Highway on the west side 
and a State Highway on the south side. 
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The frontage of the subject property and the other properties within the PD Overlay are improved 
with curb, gutter, and sidewalk.  Curb-tight sidewalk is present along Booth Bend Road and 
along the east side of the shared private driveway. Sidewalk with a planter strip is present along 
the frontage of Highway 99.   
 
This area is included within an “IAMP” (Interchange Area Management Plan) adopted in 2002.  
The plan restricts access to the adjacent highways and establishes limits for access onto Booth 
Bend Road.   
 
The IAMP authorizes three accesses to the south side of Booth Bend Road, and the prior 
Planned Development showed an access point at the approximate location proposed by the 
applicant.   
 
Thew IAMP calls for a medium- to long- term improvement to Highway 99 for widening to five 
lanes.  This is not a City project, and the City’s SDCs do not include finding of this project.   
 

 
 
ODOT provided the following comments regarding access: 
 

o It doesn’t appear that any work is proposed in the ODOT right-of-way.  If that changes, 
the applicant will need a permit from ODOT. 
 

o The proposed driveway on Booth Bend Road is a city decision, but the city should 
consult the OR-18/OR-99W Interchange Access Management Plan that was adopted 
in 2002.  Figure 7-4 and the text on page 68 show and describe access on Booth Bend 
Road.  Up to three driveways are allowed on the south side of Booth Bend Road, but it 

https://protect-us.mimecast.com/s/CatzC0Rm3Xiz6KOhw1mh7
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specifies that “vehicle queues at the traffic signals…do not spill back beyond the 
driveways.”  Please verify compliance.   

 
VII.  CONCLUSIONARY FINDINGS: 
 
The Conclusionary Findings are the findings regarding consistency with the applicable criteria and 
standards for the application.  
 
McMinnville Zoning Ordinance 
 
The following Sections of Title 17, Zoning Ordinance, of the McMinnville Municipal Code provide criteria 
and standards applicable to the requests: 
 
Planned Development Amendment PDA 3-22 
 
The applicable criteria for a Planned Development Amendment are specified in Section 17.74.070 of 
the Zoning Ordinance.  Development standards for the C-3 Zone are provided in Chapter 17.33 of the 
Zoning Ordinance.   
 
17.74.070 Planned Development Amendment - Review Criteria.  An amendment to an existing 
planned development may be either major or minor.  Minor changes to an adopted site plan may be 
approved by the Planning Director.  Major changes to an adopted site plan shall be processed in 
accordance with Section 17.72.120, and include the following: 

▪ An increase in the amount of land within the subject site; 
▪ An increase in density including the number of housing units; 
▪ A reduction in the amount of open space; or 
▪ Changes to the vehicular system which results in a significant change to the location of 

streets, shared driveways, parking areas and access. 
 

APPLICANT’S RESPONSE:  No response 
 
FINDING:  SATISFIED/APPLICABLE.  The proposed amendment is a major amendment due 
to changes to the vehicular system which results on changes to shared driveways, parking 
areas, and access.  Therefore, the application is processed in accordance with 17.72.120, with 
the Panning Commission making a recommendation to City Council.    

 
An amendment to an existing planned development may be authorized, provided that the proposal 
satisfies all relevant requirements of this ordinance, and also provided that the applicant demonstrates 
the following: 
 

A. There are special physical conditions or objectives of a development which the proposal 
will satisfy to warrant a departure from the standard regulation requirements;  

 
APPLICANT’S RESPONSE:  The physical building layout and architectural design are in 
conformance with the conditions and objectives described in the approved PD Ordinance. 
The proposed Permissible Building Area (PBA) as shown on the PD Site Plan, is proposed 
to be divided into two (2) separate PBA’s (1,937 SF and 5,500 SF), the combination of 
which (7,437 SF) will still be less than the previously approved PBA for a single building 
(16,000 SF). In addition, the existing lot (+/- 1.80 acres) is proposed to be subdivided into 
two (2) lots (Parcel 1 = 40,898 SF (0.94 acres); Parcel 2 = 37,659 SF (0.86 acres)), one 
for each PBA. The northern of the two subdivided lots will be the subject property for 
development of the 1,937 SF fast-food restaurant. 
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The original plan showed two pads C and D on a parcel that included the subject property. 
Part of that parcel indicated on the attached site plan was previously partitioned off with a 
building pad - Pad D (Hometown Dental). This proposal would partition the balance of the 
remaining parcel into two additional parcels and amend the site plan to allocate the 
previously identified Pad C into two new pads allocated between the two new parcels. 
Parcel 1 would have a 1,937 sf fast food restaurant with drive-through configured as shown 
on the site plan, and Parel 2 would have a ~5,500 sf building pad. This is shown 
generically, and is proposed to include an additional shared access.   
 
FINDING:  SATISFIED WITH CONDITIONS.   The proposal is predominantly a revision to 
the approved Planned Development master plan, and not predominantly a departure from 
applicable standards.  The plan would include a departure from standards for the partition 
for an additional parcel to use the shared driveway.  This wouldn’t dramatically change the 
existing shared access configuration from the master plan.   
 

B. Resulting development will not be inconsistent with the Comprehensive Plan objectives of 
the area;  
 
APPLICANT’S RESPONSE:  The proposed development is consistent with the 
Comprehensive Plan in that the area is contemplated to be developed as commercial 
property. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The proposed amendments remain 
consistent with the intent of the Comprehensive Plan and the original Planned 
Development approval, retaining a master planned commercial center that includes shared 
access and circulation features predominantly in the same configuration as the original 
master plan as it has built-out with some adjustments over the years.   
 
The provisions for shared access remain suitable to allow for reasonable access and 
circulation to the remaining undeveloped areas of the original PD on the subject parcel 
and to the south.  The coordinated access and circulation are also suitable for the 
additional number of parcels utilizing shared access facilities that would result from the 
partition.  The shared private access as previously approved and constructed remains 
suitable for this property given the access control limitations and associated lack of further 
opportunity for public street connectivity. 
 
As conditions of approval, the applicant shall submit information for review and approval 
regarding queuing, which may require the easternmost driveway to be limited to right-in 
right-out only, and the applicant shall provide information from a registered engineer 
addressing sight distance.  
 

C. The development shall be designed so as to provide for adequate access to and efficient 
provision of services to adjoining parcels;   

 
APPLICANT’S RESPONSE:  The proposed driveway access shown on the Site Plan is 
matching the previously approved PD Site Plan. 
 
FINDING:  SATISFIED WITH CONDITIONS.   
 
Access 
The applicant’s preliminary proposal which was discussed at a pre-application didn’t 
include the easternmost driveway and included an access point to the shared driveway 
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further to the north almost across from the Lowe’s parking lot drive aisle near the 
intersection of Booth Bend Road.   
 
The applicant’s final application submittal has a new easterly driveway at the approximate 
location of the driveway shown in the approved PD master plan.  It also includes a shared 
access point with the proposed Parcels 1 and 2 to the shared driveway which is farther 
south that the preliminary proposal, reducing conflicts near the intersection of the private 
shared driveway and Booth Bend Road.   
 
As a condition of approval, the applicant will need to addressing queuing and may be 
required to restrict left-turn movements from Booth Bend Road into the easterly driveway, 
so the easterly driveway will be right-in/right-out only.  The applicant hasn’t provided 
queuing analysis and hasn’t demonstrated  adequate distance for deceleration and 
queuing as it relates to the east-bound left-turn lane from Booth Bend Road onto Highway 
99 at the signalized intersection of Booth Bend Rd and Highway 99.     
 
As a condition of approval, the applicant shall also provide information from a registered 
engineer addressing sight distance for review and approval.     
 
Services  
Comments have been provided from the Engineering Department and McMinnville Water 
and Light regarding provision of utility services.  Those have been incorporated as 
conditions of approval.  This criterion is met as it relates to provision of services subject to 
conditions of approval.  The plans require provision of some services via easements from 
adjoining parcels within the Planned Development overlay area.    
 

D. The plan can be completed within a reasonable period of time; 
 

APPLICANT’S RESPONSE:  The intent is to start construction as soon as possible with 
an estimated 6-month construction schedule, not including weather delays. 
 
FINDING:  SATISFIED.  The applicant has demonstrated they would be able to proceed 
with construction this year.  There is no current proposal to develop proposed Parcel 2.   
 

E. The streets are adequate to support the anticipated traffic, and the development will not 
overload the streets outside the planned area;  

 
APPLICANT’S RESPONSE:  Please refer to the Trip Generation Memo prepared by DKS 
Associates. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The applicant has provided information from 
a traffic engineering addressing traffic generation, which is predominantly pass-by trips 
during the pm peak hour period.   
 
Specific issues identified by staff to be addressed through conditions of approval are 
related to the specific access configuration proposed by the applicant relative to the traffic 
generation.  As a condition of approval, the applicant will need provide information 
regarding queuing and may be required to limit access to the easterly driveway to right-in 
right-out to avoid conflicts with the left-turn lane at the signalized intersection and to 
address queuing beyond the driveway.   
 
The applicant has also proposed an access easement across proposed Parcel 2 to provide 
access from proposed Parcel 1 to the shared private driveway to south of the proposed 
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property line.  This proposed access configuration and necessary easements are part of 
the proposal and conditions.    

 
F. Proposed utility and drainage facilities are adequate for the population densities and type 

of development proposed;  
 

APPLICANT’S RESPONSE:  Per conversations with the City during the Pre-Application 
Meeting, and then further verified by a licensed land surveyor, there are adequate utilities 
available at or near the property boundary. 
 
FINDING:  SATISFIED WITH CONDITIONS.  No residential development or population 
density is served.  Subject to conditions of approval regarding provision of utilities and 
easements, utility and drainage facilities will be adequate to serve the proposed 
commercial development.   

 
G. The noise, air, and water pollutants caused by the development do not have an adverse 

effect upon surrounding areas, public utilities, or the city as a whole. 
 

APPLICANT’S RESPONSE:  The noise, air, and water pollutants are partially governed 
by local standard which the proposed development will comply with. Any pollutants will be 
minimized to the fullest extent practicable. Any potential impact will be consistent with other 
typical commercial development, which will not result in any adverse impacts to 
surrounding areas or the larger community. 
 
FINDING:  SATISFIED.  The proposed Planned Development Amendment doesn’t result 
in changes that would be significantly different regarding these issues when compared  the 
current Planned Development approval.    

 
Large Format Commercial Review with Waivers (LFW 1-22) 
 

17.56.030.  Applicability.   
A. The requirements of this Chapter shall apply to: 

1. New commercial structures, the footprint of which exceeds 25,000 square feet of 
gross floor area;  

2. Additions to commercial structures that result in a combined total footprint exceeding 
25,000 square feet of gross floor area, and that represent more than a 20 percent 
increase in building gross floor area.  In those cases, the building’s entire façade 
shall be brought into compliance with the standards of this chapter to the extent 
practicable. 

3. Buildings less than 25,000 square feet in size that share appurtenant facilities, such 
as driveways, parking and pedestrian walkways, with developments otherwise 
subject to the requirements of this chapter.  Examples include restaurants, banks, 
gas stations and convenience stores constructed on building pads or separate lots 
located within a larger development site that is otherwise subject to the requirements 
of this chapter.   

B. Where existing planned development provisions differ from the standards of this Chapter, 
the standards of this Chapter shall take precedence.   

 
APPLICANT’S RESPONSE:  No response.   

 
FINDING:  SATISFIED/APPLICABLE.  The large format commercial standards apply to the 
subject development under Subsection (A)(3) since the proposed Burger King of ~2,000 square 
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feet shares appurtenant facilities with Lowe’s and Roby’s Furniture, both larger than 25,000 
square feet.  Per Subsection (B), the Large Format Commercial Standards, adopted after the 
original Planned Development approval, take precedence.   

 
17.56.040(D) 
A guideline or standard contained in this ordinance may be waived as a part of the design review 
process.  If a waiver is requested, the applicant must explain in their application how the proposed 
design meets or exceeds the guidelines and standards of this chapter.  A request for a waiver shall 
be reviewed by the Planning Director and notification shall be provided as set forth in Section 
17.72.110.  The Director shall base a decision to approve, approve with conditions, or deny a waiver 
request based on the following criteria: 
 

1. There is a demonstrable difficulty in meeting the specific requirement(s) of this chapter 
due to a unique or unusual aspect of the site, an existing structure, or the proposed use(s) 
of the site; 
 

2. There is demonstrable evidence that the alternative design shall accomplish the purpose 
of this chapter in a manner that is equal to or superior to a project designed consistent with 
the guidelines standards contained herein; and, 
 

3. The waiver requested is the minimum necessary to alleviate the difficulty of meeting the 
requirements of this chapter. 
 

4. Notification of the Director’s decision shall be provided as set forth in Section 17.72.150.  
A copy of the Director’s letter shall be provided to the Building Official. 
 

5. An appeal of a decision by the Planning Director may be made subject to the provisions of 
Section 17.72.170.  (Ord. 4920, §4, 2010) 

 
APPLICANT’S RESPONSE:  No response.  [Note:  The applicant referenced the requested 
waivers under the responses regarding the applicable standards, but did not address the waiver 
criteria]. 
 
FINDING:  NOT SATISFIED.  In the April 25, 2022 Completeness Review Letter, staff provided 
the following comment: 
 

LFW 1-22. 
The criteria for a waiver are provided in Section 17.56.040(D) of the Zoning Ordinance. 
The application doesn’t address the applicable criteria. Please address these criteria. 
 

The applicant initially requested a waiver to a standard for the minimum required width of the 
pedestrian connection.  However, upon resubmittal following the April 25 completeness review 
letter, the applicant revised the proposal to meet the standards for the pedestrian connector.  
However, at that time, the applicant also requested waivers associated with architectural 
features.  

 
The application doesn’t explicitly state the waiver request, but a May 13, 2022 e-mail from the 
applicant describes the requested waivers consistent with the proposed architectural design 
submitted  by the applicant.   
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• Roof Features.  The standards call for cornices on parapets and overhanging cornices.  In 
place of a cornice, the BK prototype building provides metal coping and an LED light band 
along the top of the building.   
 

• Exterior Building Materials.  The standards call for 75% of the building to be brick, stone, 
rock, CMU, or other material approved by the Planning Director.  The BK prototype building 
provides brick wainscotting, brick features, and vintage wood cedar Nichiha.  The remainder 
of the building is EIFS  

 
The application doesn’t address the waiver criteria, and the applicant hasn’t met the burden of 
proof that the criteria are met for the requested waivers.   
 
Further, there is no evidence to indicate that Criterion 1 could be satisfied:  “There is a 
demonstrable difficulty in meeting the specific requirement(s) of this chapter due to a unique or 
unusual aspect of the site, an existing structure, or the proposed use(s) of the site.”   
 
There is no identified unique or unusual aspect of the site, existing structure, or proposed use 
of the site that would create demonstrable difficulty in complying the standards for roof features 
or exterior building materials.    
 
Therefore, the requested waivers are not approved, and as a condition of the Large Format 
Commercial Review, the applicant shall submit revised plans and elevations for review and 
approval that demonstrate compliance with the standards for Roof Features and Exterior 
Building Materials.   

 
17.56.050.  Development Standards. 
Large-dimensioned, plain, building facades are typically perceived as architecturally monotonous and 
do not reflect the existing or desired character of the McMinnville community.  Toward reducing the 
visual scale of such buildings, McMinnville supports architectural designs that relate to both the 
pedestrian as well as to those traveling within adjacent rights-of-way. 
 
To implement that vision, McMinnville requires that large commercial structures, as defined in this 
chapter, provide architectural features that “break up” or articulate the building’s horizontal plane, and 
that provide visual interest.  Examples of elements supportive to this design include, but are not limited 
to, the use of vertical columns, gables, a variety of compatible and complementary building materials, 
the provision of openings in the building façade, and landscaping, both around the perimeter and 
throughout the site.   
 
This vision for development is addressed through the following four sections of this chapter identified 
as:  Building facades; roof features; site design; and energy efficiency. 
 

A. Building Facades.  Buildings shall have architectural features and patterns that provide 
visual interest relating to both the pedestrian as well as to those traveling within adjacent 
rights-of-way.  The following elements shall be integral parts of the building fabric, and not 
superficially applied trim, graphics, or paint.   

 
1. Architectural Projections or Recesses. 
 Features such as projections and recesses can create an interplay of sun and 

shadow along the façade and provide the building a sense of depth and substance.  
Additionally, projections and recesses can also provide strong visual focal points and 
are often used to emphasize specific aspects of the design such as an entry or 
adjacent plaza. 
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Standard:  Building facades shall include architectural projections and/or recesses 
incorporated into each exterior wall design.  The proposed design shall be of such 
dimension to relate significantly to both the pedestrian as well as to those traveling 
within adjacent rights-of-way. 
 
APPLICANT’S RESPONSE:  The proposed building elevations incorporate 
projections and recesses into the exterior wall design. 
 
FINDING:  SATISFIED.  The proposal incorporates changes in the horizontal plane 
of the walls together with changes in materials in vertical height at the customer 
entrances on the front elevations and also at the location of the drive-through 
windows and front bay on the rear elevation  
 

2. Design Features. 
Large structures that provide a combination of design features add visual interest to 
the building, and help it relate the pedestrian scale.  Further, the provision of 
customer amenities such as covered walkways also help to create a more inviting 
atmosphere for the community at-large.  In an effort to avoid the construction of large, 
architecturally plain commercial facilities, McMinnville encourages architectural 
variety and character in its building design and the provision of pedestrian amenities 
to create a more livable and enjoyable outdoor environment for the community. 
Standard:  Buildings shall include at least two design features along the majority of 
the main façade such as canopies, awnings, porticos, covered walkways, or 
transparent display windows. 
 
APPLICANT’S RESPONSE:  The proposed building elevations include multiple of 
the standard design features listed, including canopies, covered walkways, and 
transparent display windows. 
 
FINDING:  SATISFIED WITH CONDITIONS.  While these items are present on the 
customer entrance elevations, two of these features are not present along the 
majority of the façade.  As a condition of approval, the applicant shall submit revised 
elevations demonstrating compliance with this standard.   
 

3. Loading Facilities. 
To aid in mitigating negative visual impacts commonly associated with off-street 
loading facilities, such facilities shall be visually screened by either a wall designed 
to architecturally complement the building exterior, an evergreen vegetative screen, 
or a combination of these two options.  Solid waste and recycling enclosures shall 
be designed as required by Chapter 17.61(Solid Waste and Recycling Enclosure 
Plan) of the McMinnville Zoning Ordinance. 
 
APPLICANT’S RESPONSE:  There are no proposed designated loading facilities, 
so this standard is not applicable. 
 
FINDING:  SATISFIED WITH CONDITIONS.  There is no loading dock.  Service 
doors are located away from public right-of-way facing a landscaped area.   
 
In order to comply with the requirements of Chapter 17.61, as conditions of approval, 
the applicant shall revise the site plan to adjust the location of the trash enclosure to 
provide sufficient area on the east side to provide the required landscape screening; 
the applicant shall demonstrate that the area in front of the trash enclosure is signed 
for “no parking” and verify adequate parking spaces with the revised site plan; and 
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the applicant shall provide information regarding the design of the trash enclosure, 
including material and color, to demonstrate compliance with Chapter 17.61.  
 

4. Entrances. 
To provide architectural interest to the building and to provide meaningful focal 
point(s), the customer entrance(s) of each large commercial structure shall be clearly 
visible and architecturally prominent. 
 
APPLICANT’S RESPONSE:  The proposed entrance to the building is a meaningful 
focal point, highlighted by Vintage Wood Cedar Nichiha as well as a clearly visible, 
architecturally prominent, canopy-mounted signage. 
 
FINDING:  SATISFIED.  Each customer entrance is defined with a vertical and 
horizontal offset and change in material.   
 

5. Repeating Elements. 
All building facades shall include a repeating pattern that includes at least three of 
the following four elements, one of which shall repeat horizontally: 
a. Color change 
b. Texture change 
c. Material change 
d. Architectural or structural bays provided through a change in plane of at least 12 

inches in width, such as a reveal, projecting rib, or offset. 
 
APPLICANT’S RESPONSE:  There are multiple examples of repeating elements 
shown on the proposed building elevations, including color changes, texture 
changes, material changes, and expansion joints. 
 
FINDING:  SATISFIED WITH CONDITIONS.  To comply with the Exterior Building 
Materials standards, the applicant needs to submit revised elevations with 75% of 
exterior building materials meeting the requirement of Subsection 6 below.  With that 
resubmittal, the applicant shall demonstrate compliance with the requirements for 
repeating element.  For example, if EIFS is replaced with additional masonry, the 
reveal lines shall be replaced with a masonry belt course or similar features that meet 
the standards of this section.   
 

6. Exterior Building Materials. 
a. At least 75% of exterior building materials shall include: 

i. Brick 
ii. Rock 
iii. Stone,  
iv. Tile, and/or  
v. Tinted and textured concrete masonry units 
vi. Other materials as approved by the Planning Director   

b. Exterior building materials may include the following architectural and design 
elements as approved by the Planning Director; the applicant shall demonstrate 
compliance of the design guideline goals and standards of this chapter:   
i. Smooth-faced concrete masonry units 
ii. Metal siding 
iii. Smooth-faced tilt-up concrete panels 

c. Exterior building materials shall not include: 
i. T-111 siding 
ii. Plain plywood, and 
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iii. Sheet Pressboard 
 

APPLICANT’S RESPONSE:  While the proposed exterior building materials shown 
on the building elevations submitted are not explicitly compliant with the City’s 
LFCDS, the exterior building materials for the proposed building include brick 
wainscotting, since brick is one of the desired exterior building materials identified in 
the LFCDS. In addition to the brick wainscotting, there is Nichiha (vintage wood cedar 
style) parapets, while the remainder of the building is mostly comprised of stucco. 
The proposed building materials sufficiently accomplish the intent and objectives of 
this section of the LFCDS. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The applicant didn’t demonstrate the 
criteria were met for a waiver to this standard.  As a condition of approval, the 
applicant shall submit revised elevations for review and approval that meet the 
requirements of Subsection (A)(6)(a) for the required materials for 75% of the façade.   

 
7. Multiple-Tenant Buildings. 

When large commercial structures contain multiple tenants, each business that 
occupies less than 15,000 square feet of gross ground-floor area, and with separate 
exterior entrance(s), shall have transparent windows along at least 50 percent of the 
horizontal length of its storefront.  The bottom of the ground floor windows shall be 
no more than three (3) feet above the adjacent exterior grade.  These requirements 
are in addition to all other requirements of this Chapter.    
 
APPLICANT’S RESPONSE:  No response. 
 
FINDING:  NOT APPLICABLE.  The proposed building is not a multi-tenant building.   
 

B. Roof Features.  Rooftops and rooflines have the ability to define the skyline and become 
symbols of the building.  Architectural variability in the roof design can enhance the 
character of the development and can add to its positive relationship to the neighborhood 
around it.  McMinnville encourages roof designs that provide architectural variation and 
visual interest to complement the community at-large.  Toward this end, roof features shall 
incorporate no less than two of the following features:   
1. Parapets with cornices; 
2. Overhanging eaves or cornices;  
3. Prominent portions of the roof design exhibiting slopes with a plane of between 4/12 

(33 degrees) and 6/12 (45 degrees). 
 

APPLICANT’S RESPONSE:  The proposed building elevation includes roof features 
consistent with the City’s standards including parapets as described previously in this 
letter. In addition to the architecturally significant parapets, the proposed building 
includes a significant architectural feature in the form of metal coping and an LED 
Light Band around the full perimeter of the building. These specialty roof features 
sufficiently accomplish the intent and objectives of this section of the LFCDS and 
furthermore are considered essential to the proposed Tenant’s branding. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The applicant didn’t demonstrate the 
criteria were met for a waiver to this standard.  As a condition of approval, the 
applicant shall submit revised elevations for review and approval that meet the 
requirements of Subsection (6)(B) for a design that provides at least two of the 
required roof features.   
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C. Site Design. 
1. Buffering.   

Where a property containing a large commercial structure(s) abuts land zoned for 
residential use, and no public street separates the residential-zoned land from the 
commercially zoned property, the proposed use shall provide screening in the form 
of sight-obscuring, evergreen plantings, shade trees, fences, walls, or combinations 
of plantings and screens.  Where plant material is used, emphasis shall be placed 
on achieving an effective year-round vegetative screen as approved by the 
Landscape Review Committee.  Chain-link fencing shall not be permitted.   
 
APPLICANT’S RESPONSE:  Buffering is required when a Large Format 
Commercial Building is proposed adjacent to a residential use, however, that is not 
the case for the subject development, and as such, no vegetative screening of 
fencing is required. 
 
FINDING:  NOT APPLICABLE.  All surrounding land is zoned C-3, and the property 
doesn’t abut residential zoning or use at a common property line. 
 

2. Pedestrian Walkways. 
a. Continuous 10-foot-wide pedestrian walkways shall be provided along the full 

length of any building facade featuring a customer entrance, and along any other 
building facade abutting customer parking areas for the distance that the parking 
lot abuts the building.     
 

b. Continuous 10-foot-wide pedestrian walkways may be allowed to be separated 
from the building façade with planting beds for foundation landscaping except 
where features such as covered entrances, awnings or canopies are part of the 
building façade, wherein the walkway must abut the building façade.  Such 
walkways shall include weather-protection features, such as awnings, within 30 
feet of all customer entrances and connecting to the entrance(s). 
 

c. Continuous six-foot-wide pedestrian walkways shall be provided from the 
sidewalk along the adjacent public or private street(s) to the principal customer 
entrance(s) of all large commercial structures.  These pedestrian walkways shall 
feature abutting landscaped areas of no less than five-feet in width for no less 
than 50 percent of the length from the building to the adjacent street.   
 

d. Pedestrian walkways shall be distinguished from driving surfaces through use of 
durable, low maintenance surface materials such as pavers, bricks, or scored or 
dyed concrete. 
 

e. Walkways within a site with multiple structures shall be located and aligned to 
directly and continuously connect all commercial buildings, and shall not be 
located and aligned solely based on the outline of a parking lot configuration.  
Walkways within parking lots shall be raised or enhanced with a paved surface 
not less than six (6) feet in width.  Drive aisles leading to main entrances shall 
have walkways on each side of the drive aisle. 
 

f. Where it is necessary for the primary pedestrian access to cross drive aisles or 
other internal roadways, the pedestrian crossing shall emphasize and place 
priority on pedestrian access and safety.  The material and layout of the 
pedestrian access shall be continuous as it crosses the driveway, with a break in 
continuity of the driveway paving and not in the pedestrian access way.  The 
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pedestrian crossings must be well-marked using pavement treatments, signs, 
striping, signals, lighting, traffic calming techniques, median refuge areas, or 
other design elements as may be approved. 

 
APPLICANT’S RESPONSE:  The previously submitted Civil Engineering Plans have 
been revised to include an additional 3’ of sidewalk width to comply with the 
Pedestrian Walkway Requirements of this chapter. 
 

FINDING:  SATISFIED WITH CONDITIONS.  The applicant shall submit a revised 
plan demonstrating the pedestrian access from Booth Bend Road is 6-feet wide, 
provides a continuous accessible path from the sidewalk on Booth Bend Road to the 
customer entrance, and provides a concrete surface or similar materials where it 
crosses the drive-through exit lane as required by this Subsection.   

 
3. Parking. 

Parking spaces shall be provided at no more than 120 percent of the minimum 
required by Chapter 17.60 (Off-Street Parking and Loading).  Additionally, all parking 
areas shall be designed in a manner that is attractive, easy to maintain, and 
minimizes the visual impact of off-street parking.  Bicycle parking accommodations 
shall be provided as required by Chapter 17.60.140 (Off-Street Parking and Loading) 
of the McMinnville Zoning Ordinance. 
 
APPLICANT’S RESPONSE:  The proposed development complies with the Parking 
Requirements of the LFCDS regarding parking count (no more than 120% minimum 
requirement). In addition parking lot and perimeter landscaping is provided in an 
attractive manner 
 
FINDING:  SATISFIED WITH CONDITIONS.  Vehicular parking meets the 
requirement of this Subsection.  As a condition of approval, the applicant shall submit 
a revised site plan showing 2 bicycle parking spaces as required by Chapter 17.60.  
(Bicycle parking shall be provided at a rate of 10% of vehicular spaces provided).   
 

4. Parking Lot Landscaping. 
a. All parking facilities shall include landscaping to equal not less than ten percent 

(10%) of the gross site area supporting the proposed commercial development; 
exclusive of building footprint(s).   

b. Landscaped peninsulas and islands shall be evenly distributed throughout all 
parking areas, and separated by no more than 60 feet, one from another.  Such 
landscaped areas shall be provided with raised curbs, be a minimum of five feet 
in width, and shall each contain at least one deciduous tree.  To achieve the 
maximum canopy coverage, all trees shall be non columnar in form or as may be 
approved by the Landscape Review Committee. 

 
APPLICANT’S RESPONSE:  The previously submitted Civil Engineering Plans have 
been revised to include landscaped peninsulas as required within the LFCDS. The 
off-street parking now complies with the LFCDS. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The landscape plan demonstrates 
compliance with this requirement.  The revised site plan and landscape plan required 
as a condition of approval to address other standards shall remain in compliance with 
this standard.  
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5. Dark Skies Lighting. 
Exterior lighting often creates a substantial amount of unintended sky-directed glare 
(sky glow).  “Dark skies” lighting aims to protect the night sky from light pollution by 
use of partially and fully shielded lighting, and by more careful selection of lighting 
options for the application.  These efforts help to ensure that the majority of the light 
reaches its intended target and reduces both vertical and lateral glare.  Additionally, 
as energy prices increase, the city encourages the use of more efficient lighting.    
Standard:  Lighting of parking and landscaped areas shall be directed either into or 
on the site and away from property lines.  Building accent lighting shall be directed 
and/ or shielded to place light on the intended target, and not result in skyward glare.   
 
APPLICANT’S RESPONSE:  A final photometrics plan will be submitted as part of 
final design for the City’s review and approval and all parking lot lighting will be direct 
toward the site interior and away from property lines, to comply with the City’s 
LFCDS. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The applicant shall submit a lighting 
plan that demonstrates compliance with this requirement.  Freestanding lighting shall 
have cut-off shielding to prevent glare off-site except on adjacent pedestrian facilities.  
Illumination levels shall meet but not exceed required level of illumination.  Wall-
mounted lighting shall not shine out onto the parking lot without use of cut-off 
shielding that prevents glare onto the adjacent roadways.  
 

17.56.060 Energy Efficiency.  Locally and nationally, energy costs have continued to rise as has 
the desire to lessen the volume and severity of pollutants released into the environment.  McMinnville 
supports the vision of local sustainability and endorses the utilization of proven and innovative energy 
efficient design and construction technologies to reduce building heat-gain, lower energy consumption 
and lessen pollutant output such as:         

A. Energy-efficient windows 
B. LEED level construction 
C. White reflective cool-roof technology to reduce heat absorption 
D. Use of other energy-efficient technologies as approved through the review process outlined 

in this chapter.     
 

APPLICANT’S RESPONSE:  To comply with the suggested energy efficiency measures listed 
in the LFCDS, the roof is proposed to be painted white, and the windows will be Low-E, so they 
are energy efficient. 
 

FINDING:  SATISFIED.  The applicant’s proposed addresses this standard.   
 

Landscape Plan (L 6-22) 
 
17.57.050(C) 
The landscaping plan shall be approved if it is found to be compatible with the purpose, intent, and 
requirements of this chapter.   
 
17.57.010. Purpose and intent.  The purpose and intent of this Chapter is to encourage and, where 
appropriate, require the use of landscape elements, particularly plant materials, in proposed 
developments in an organized and harmonious manner that will enhance, protect and promote the 
economic, ecological and aesthetic environment of McMinnville.  Landscaping is considered by 
McMinnville to be an integral part of a complete comprehensive development plan.  The City recognizes 
the value of landscaping in achieving the following objectives: 

A. Provide guidelines and standards that will: 
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1. Reduce soil erosion and the volume and rate of discharge of storm water runoff. 
2. Aid in energy conservation by shading structures from energy losses caused by 

weather and wind. 
3. Mitigate the loss of natural resources. 
4. Provide parking lot landscaping to reduce the harmful effects of heat, noise and glare 

associated with motor vehicle use. 
5. Create safe, attractively landscaped areas adjacent to public streets. 
6. Require the planting of street trees along the City’s rights-of-way. 
7. Provide visual screens and buffers that mitigate the impact of conflicting land uses to 

preserve the appearance, character and value of existing neighborhoods. 
8. Provide shade, and seasonal color. 
9. Reduce glare, noise and heat. 

B. Promote compatibility between land uses by reducing the visual noise and lighting impacts 
of specific developments on users of the site and abutting properties. 

C. Unify development and enhance and define public and private places. 
D. Preserve existing mature trees. 
E. Enhance the urban forest and tree canopy. 
F. Encourage the use of plants native to the Willamette Valley to the maximum extent feasible, 

in order to reduce watering requirements and agricultural chemical applications, and to 
provide a sense of regional identity with plant communities unique to the area. 

G. Establish and enhance a pleasant visual character and structure to the built environment 
that is sensitive to safety and aesthetic issues. 

H. Support McMinnville as a community that cares about its appearance. 
 

It is further recognized that landscaping increases property values, attracts potential residents and 
businesses to McMinnville, and creates safer, more pleasant living and working environments for all 
residents and visitors to the city.  

 
The guidelines and standards contained in this chapter serve to help McMinnville realize the objectives 
noted above.  These guidelines and standards are intended as minimum standards for landscape 
treatment.  Owners and developers are encouraged to exceed these in seeking more creative solutions 
both for the enhanced value of their land and for the collective health and enjoyment of all citizens of 
McMinnville.  The landscaping provisions in Section 17.57.070 are in addition to all other provisions of 
the zoning ordinance which relate to property boundaries, dimensions, setback, vehicle access points, 
parking provisions and traffic patterns.  The landscaping objectives shall also seek to accomplish the 
purposes set forth in Section 17.03.020.  (Ord. 5027 §2, 2017; Ord. 4128 (part), 1981; Ord. 3380 (part), 
1968). 

 
APPLICANT’S RESPONSE:  No response. 
 
FINDING:  SATISFIED.  The proposed landscape plan demonstrates compliance with the purpose and 
intent of 17.57.010.  There are no existing trees on site to be preserved.   

 
17.57.070 Area Determination—Planning factors.   
A. Landscaping shall be accomplished within the following ranges: 

1. … 
2. Commercial, at least seven percent of the gross area.  This may be reduced to not 

less than five percent upon approval of the review committee.  (The gross area to be 
landscaped may only be reduced by the review committee if there is a showing by the 
applicant that the intent and purpose of this chapter and subsection B of this section 
are met.)  
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APPLICANT’S RESPONSE:  N/A. 
 
FINDING:  SATISFIED.  The landscape plan shows almost 50% of the site in landscaping.  This 
meets the 7% commercial requirement, the 10% large format commercial requirement, and the 
Planned Development requirement or 15% of the total PD site as it applies to this property. 

 
17.57.070 Area Determination—Planning factors.   
B. The following factors shall be considered by the applicant when planning the landscaping in 

order to accomplish the purpose set out in Section 17.57.010.  The Landscape Review 
Committee shall have the authority to deny an application for failure to comply with any or 
all of these conditions: 
 
1. Compatibility with the proposed project and the surrounding and abutting properties 

and the uses occurring thereon.  
2. Screening the proposed use by sight-obscuring, evergreen plantings, shade trees, 

fences, or combinations of plantings and screens.  
3. The retention of existing trees and natural areas that may be incorporated in the 

development of the project.  The existing grade should be preserved to the maximum 
practical degree.  Existing trees shall be provided with a watering area equal to at 
least one-half the crown area.  

4. The development and use of islands and plantings therein to break up parking areas.  
5. The use of suitable street trees in the development of new subdivisions, shopping 

centers and like developments.  Certain trees shall be prohibited in parking areas: 
poplar, willow, fruit, nut, birch, conifer, and ailanthus.  

6. Suitable watering facilities or irrigation systems must be included in or near all planted 
areas;  

 
APPLICANT’S RESPONSE:  The Landscape Plan has been revised to include irrigation scope, 
specifically to include the City’s Standard Street Tree Detail. 
 
FINDING:  SATISFIED WITH CONDITIONS.  The proposed landscape plan includes on-site 
landscaping and street trees.  The street trees are selected from the approved street tree list, 
and the landscaping and trees are compatible with surrounding landscaping on the adjacent 
properties.   
 
The landscape plan includes hedge/shrub screening of on-site vehicular areas such as the drive-
through and perimeter of the parking lot.  A condition of approval requires a minor adjustment 
to the location of the trash enclosure to allow screening on three sides.   
 
There are no existing trees to be preserved on the site.   
 
The proposed landscape plan includes landscape islands to break up parking areas.  There are 
no more than five continuous parking spaces without a landscape island and no more than 60 
feet between landscape islands per the Large Format Commercial standards.  
 
Trees have been selected from the street tree list, and interior trees on the property are suitable 
species. 
 
An automatic irrigation system is proposed. 
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17.57.070 Area Determination—Planning factors.   
C. All landscaping approved through the Landscape Review Committee shall be continually 

maintained, including necessary watering, weeding, pruning, mowing, and replacement.  
Minor changes in the landscape plan, such as like-for-like replacement of plants, shall be 
allowed, as long as they do not alter the character and aesthetics of the original plan. It 
shall be the Planning Director’s decision as to what constitutes a major or minor change. 
Major changes to the landscape plan shall be reviewed and approved by the Landscape 
Review Committee. (Ord. 5027 §2, 2017; Ord. 4128 (part), 1981; Ord. 3380 (part), 1968). 

 
APPLICANT’S RESPONSE: 
 
FINDING:  SATISFIED WITH CONDITIONS.  A condition of approval is included to ensure 
compliance with this requirement.   

 
17.61.030  Guidelines and Standards (Trash Enclosure) 

 
A.   Any trash or recycling enclosure which is visible from the street must provide landscaping 

around three (3) sides of the structure. Climbing vines and screening shrubs or hedges 
are appropriate and landscaping must be a minimum of three-feet (3) in height at the time 
of planting. 

… 
C.   Generally, the design of the structure should match the exterior surface of the building and 

can be constructed of masonry, wood or concrete blocks in combination with plant material 
capable of forming a complete evergreen hedge.  The floor of the enclosure shall be a 
concrete holding pad which must extend eight-feet (8) beyond the gates. 

… 
G.   Parking is prohibited in front of the enclosure and all parked vehicles must be located at a 

safe distance.  A “No Parking” sign must be visibly placed on the gates of the enclosure. 
 
APPLICANT’S RESPONSE:   N/A 
 
FINDING:  SATISFIED WITH CONDITIONS.  As a condition of approval, the applicant shall 
submit a revised site plan and information demonstrating compliance with these excerpted 
standards  (as referenced and conditioned in the Large Format Commercial Review criteria and 
standards above).   

 
Partition MP (1-22) 
 
Approval of Streets and Ways 
17.53.100.  Creation of Streets 
17.53.101.  Streets 
17.53.103.  Blocks 
17.53.105.  Lots 
17.53.110.  Lot Grading 
 
Improvements 
17.53.150.  Improvement Procedures 
17.53.153.  Improvement Requirements 
 

APPLICANT’S RESPONSE:  N/A 
 
FINDING:  SATISFIED WITH CONDITIONS.  No new streets are proposed.  The proposal 
substantially retains the same internal circulation plan.  The proposed PD amendment would 
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authorize the partition with an additional parcel sharing the existing private driveway.  Frontage 
improvements are existing, other than street trees.   
 
Conditions of approval are included to address the requirements for the utility plan, access, 
easements, and maintenance agreements.   

 
Comprehensive Plan Volume II:  
 
The following Goals, Policies, and Proposals from Volume II of the Comprehensive Plan provide criteria 
applicable to this request.   
 
The implementation of many of the goals, policies, and proposals as they apply to quasi-judicial land 
use applications are accomplished through the provisions, procedures, and standards in the city codes 
and master plans, which are sufficient to adequately address applicable goals, polices, and proposals 
as they apply certain applications, and are not addressed below.   
 
The following findings are made relating to specific Goals and Policies: 
 
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. 
 
Policies 
 
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 
requests and the provision of feedback mechanisms to evaluate decisions and keep citizens 
informed. 

 
APPLICANT’S RESPONSE:  N/A 
 
FINDING:  SATISFIED.  The proposal includes a proposed amendment to a Planned Development 
and master plan, which requires a Planning Commission recommendation and City Council decision.  
The Zoning Ordinance provides for a concurrent consolidated review process when there are multiple 
applications associated with a development proposal, using the procedure that provides the greatest 
opportunity for public involvement.   
 
In addition, the procedures require the applicant to conduct a neighborhood meeting prior to 
submitting the application.  The applicant conducted the required  neighborhood meeting and 
provided the required documentation with the application.    
 
 
TS 
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InSite Real Estate, LLC 
1400 16th Street, Suite 300  |  Oak Brook, IL 60523-8854 
Phone: 630-617-9100  |  Fax: 630-617-9120  |  www.insiterealestate.com 

June 6, 2022 

Tom Schauer, AICP 
Senior Planner, City of McMinnville 
231 NE 5th Street  
McMinnville, Oregon 97128 
(503) 474-5108
Via Email: tom.schauer@mcminnvilleoregon.gov

RE: Completeness Review for Applications PDA 3-22, LFW 1-22, MP 1-22, and L 6-22 SW Corner of 
Booth Bend Rd and Hwy 99., Map & Tax Lot R4429CA 00300  

Dear Mr. Schauer: 

InSite Real Estate has received the two (2) review letters from the City of McMinnville dated April 25, 2022. In 
response to those letters, we are providing the following re-submittal documents and responses below:  

The following documents are being submitted for review, and are intended to replace any previously submitted plans 
with the same title:  

• Revised Preliminary Civil Engineering Drawings (Site, Grading, Utility and Tentative Plans) prepared by
Emerio Design and dated 5/31/2022

• ALTA Survey dated 6/2/2022
• Revised Landscape Plans prepared by Mears Design Group and dated 6/3/22
• Neighborhood Meeting Requirements

o A copy of the meeting notice mailed to surrounding property owners;
o A copy of the mailing list used to send the meeting notices;
o One photograph for each waterproof sign posted on the subject site, taken from the adjacent right-

of-way;
o One 8 ½ x 11” copy of the materials presented by the applicant at the neighborhood meeting; and
o Notes of the meeting, which shall include:

▪ Meeting date;
▪ Meeting time and location;
▪ The names and addresses of those attending;
▪ A summary of comments received

• Trip Generation Memo prepared by DKS Associated and dated December 27, 2021

The comments provided in the two (2) letters received from the City have been copied into this single response letter 
and numbered in the order in which they were received. Associated responses from InSite are provided in below 
bold font with the same number corresponding to the applicable comment: 

COMMENT 1: Section 17.72.095 of the Zoning Ordinance requires that a neighborhood meeting shall be held prior 
to submitting an application that requires a public hearing as described in Section 17.72.120.  At the time of 
application submittal, the application is to be accompanied by evidence of compliance with the neighborhood 
meeting requirements specified in 17.72.095(G).  That information was not submitted with the application.    
RESPONSE 1: A neighborhood meeting was held on April 18, 2022 at 6 PM at Alt Coworking, located 609 
NE 3rd Street in McMinnville. Three (3) people, other than the applicants, attended the neighborhood 

ATTACHMENT 1B TO DECISION DOCUMENT
(JUNE 6, 2022 SUPPLEMENTAL AND REVISED SUBMITTAL)
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meeting. The minutes from the Neighborhood Meeting are included with this submittal package, in addition 
to the other items required as proof that the Neighborhood Meeting Occurred in compliance with the City’s 
standards.  
 
COMMENT 2: Your application references a letter from DKS regarding transportation issues.  The burden of proof 
is on the applicant to address the applicable criteria and Comprehensive Plan policies.  With the traffic volumes 
associated with a drive-through restaurant, the location of the proposed access points, and the relative location to 
other private access points and a signalized intersection on a state highway, I would encourage you to address 
transportation issues in more detail than has been provided in the application, including at a minimum, submittal of 
the letter prepared by DKS with your application materials.   
RESPONSE 2: The Trip Generation Memo prepared by DKS is included with this resubmittal package. The 
driveway access location has been the subject of conversation between InSite and the City since project 
conception. The original access location was revised to it’s current location per the City’s advice, and the 
current proposed location matches the previously approved driveway location shown on the PD Site Plan. 
Furthermore, the DKS Trip Generation Memo confirms that no off-site improvements will be required based 
on the estimated levels of post-construction traffic.  
   
PDA 3-22.    
COMMENT 3: Please verify summary of proposed amendment:  The original plan showed two pads C and 
D on a parcel that included the subject property.  Part of that parcel indicated on the attached site plan was 
previously partitioned off with a building pad - Pad D (Hometown Dental).  This proposal would partition the 
balance of the remaining parcel into two additional parcels and amend the site plan to allocate the previously 
identified Pad C into two new pads allocated between the two new parcels.  Parcel 1 would have a 1,937 sf fast 
food restaurant with drive-through configured as shown on the site plan, and Parel 2 would have a ~5,500 sf 
building pad.  This is shown generically, and is proposed to include an additional shared access.    
RESPONSE 3: The above summary of the proposed amendment is accurate.  
  
COMMENT 4: Please submit the traffic analysis letter from DKS which was referenced in the application 
narrative.   
RESPONSE 4: Per Response 2 above, the Trip Generation Memo prepared by DKS is included with this 
resubmittal package.  
   
COMMENT 5: Please address any of the following Planned Development Amendment criteria which are not 
already addressed in your application.  (Excerpted from 17.74.070 of the Zoning Ordinance)  
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RESPONSE 5: Below is an explanation for how all mentioned criteria have been addressed:   
A. The physical building layout and architectural design are in conformance with the conditions 

and objectives described in the approved PD Ordinance. The proposed Permissible Building 
Area (PBA) as shown on the PD Site Plan, is proposed to be divided into two (2) separate 
PBA’s (1,937 SF and 5,500 SF), the combination of which (7,437 SF) will still be less than the 
previously approved PBA for a single building (16,000 SF). In addition, the existing lot (+/- 
1.80 acres) is proposed to be subdivided into two (2) lots (Parcel 1 = 40,898 SF (0.94 acres); 
Parcel 2 = 37,659 SF (0.86 acres)), one for each PBA. The northern of the two subdivided lots 
will be the subject property for development of the 1,937 SF fast-food restaurant. 

B. The proposed development is consistent with the Comprehensive Plan in that the area is 
contemplated to be developed as commercial property.  

C. The proposed driveway access shown on the Site Plan is matching the previously approved PD 
Site Plan.  

D. The intent is to start construction as soon as possible with an estimated 6-month construction 
schedule, not including weather delays.  

E. Please refer to the Trip Generation Memo prepared by DKS Associates.  
F. Per conversations with the City during the Pre-Application Meeting, and then further verified 

by a licensed land surveyor, there are adequate utilities available at or near the property 
boundary.  

G. The noise, air, and water pollutants are partially governed by local standard which the 
proposed development will comply with. Any pollutants will be minimized to the fullest extent 
practicable. Any potential impact will be consistent with other typical commercial 
development, which will not result in any adverse impacts to surrounding areas or the larger 
community.  
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LFW 1-22.    
COMMENT 6: The criteria for a waiver are provided in Section 17.56.040(D) of the Zoning Ordinance.   The 
application doesn’t address the applicable criteria.  Please address these criteria.    
RESPONSE 6: To recap this history of this application, InSite originally opted to submit for a Large 
Format Commercial Design Standards Waiver (LFW). After receiving the Letter of Incompleteness 
from the City of Molalla, and a subsequent phone conversation with City of McMinnville Senior 
Planner, Tom Schauer, the idea of amending the originally submitted application to be a Large Format 
Commercial Design Standards Review, in lieu of a waiver, was contemplated, however, due to some 
remaining discrepancies as described below, InSite has chosen to proceed with the Waiver Application. 
That said, revisions have been made to the previously submitted development plans, so that those plans 
are now more in conformance with the Large Format Commercial Design Standards (LFCDS). Please 
see the narrative below, which provides a response to each of the LFCDS. 
 

A. Building Facades 
1. Architectural Projections or Recesses 
RESPONSE: The proposed building elevations incorporate projections and recesses into 
the exterior wall design.  
2. Design Features 
RESPONSE: The proposed building elevations include multiple of the standard design 
features listed, including canopies, covered walkways, and transparent display windows.  
3. Loading Facilities 
RESPONSE: There are no proposed designated loading facilities, so this standard is not 
applicable.  
4. Entrances 
RESPONSE: The proposed entrance to the building is a meaningful focal point, highlighted 
by Vintage Wood Cedar Nichiha as well as a clearly visible, architecturally prominent, 
canopy-mounted signage.   
5. Repeating Elements 
RESPOSNE: There are multiple examples of repeating elements shown on the proposed 
building elevations, including color changes, texture changes, material changes, and 
expansion joints.  
6. Exterior Building Materials 
RESPONSE: While the proposed exterior building materials shown on the building 
elevations submitted are not explicitly compliant with the City’s LFCDS, the exterior 
building materials for the proposed building include brick wainscotting, since brick is one 
of the desired exterior building materials identified in the LFCDS.  In addition to the brick 
wainscotting, there is Nichiha (vintage wood cedar style) parapets, while the remainder of 
the building is mostly comprised of stucco. The proposed building materials sufficiently 
accomplish the intent and objectives of this section of the LFCDS.   

B. Roof Features 
RESPONSE: The proposed building elevation includes roof features consistent with the City’s 
standards including parapets as described previously in this letter. In addition to the architecturally 
significant parapets, the proposed building includes a significant architectural feature in the form of 
metal coping and an LED Light Band around the full perimeter of the building. These specialty roof 
features sufficiently accomplish the intent and objectives of this section of the LFCDS and 
furthermore are considered essential to the proposed Tenant’s branding.  
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C. Site Design 
1. Buffering 
RESPONSE: Buffering is required when a Large Format Commercial Building is proposed 
adjacent to a residential use, however, that is not the case for the subject development, and 
as such, no vegetative screening of fencing is required.  
2. Pedestrian Walkways 
RESPONSE: The previously submitted Civil Engineering Plans have been revised to 
include an additional 3’ of sidewalk width to comply with the Pedestrian Walkway 
Requirements of this chapter.  
3. Parking 
RESPONSE: The proposed development complies with the Parking Requirements of the 
LFCDS regarding parking count (no more than 120% minimum requirement). In addition 
parking lot and perimeter landscaping is provided in an attractive manner  
4. Parking Lot Landscaping 
RESPONSE: The previously submitted Civil Engineering Plans have been revised to 
include landscaped peninsulas as required within the LFCDS. The off-street parking now 
complies with the LFCDS. 
5. Dark Sies Lighting 
RESPONSE: A final photometrics plan will be submitted as part of final design for the 
City’s review and approval and all parking lot lighting will be direct toward the site interior 
and away from property lines, to comply with the City’s LFCDS.  

 
D. Energy Efficiency 
RESPONSE: To comply with the suggested energy efficiency measures listed in the LFCDS, the roof 
is proposed to be painted white, and the windows will be Low-E, so they are energy efficient.  

 
MP 1-22.    
COMMENT 7:  There should be one sheet labeled as the “Tentative Plan” that consistently shows existing 
physical features, as well as existing and proposed property lines, easements, and utilities - typically on a sheet 
without the proposed site plan elements – except as may be needed to indicate proposed easements.  The 
“partition plat” which was submitted would typically be submitted after approval of the tentative plan, 
incorporating any required revisions.  As submitted, the “partition plat” omits items that are shown on the 
“Proposed Site Plan” which is the closest sheet to a “Tentative Plan.” 
RESPONSE 7A:  A Tentative Plan prepared by Emerio Design is included with this submittal, per the 
requirements described in this letter.      

• Easements need to be clearly labeled as existing or proposed, and as public or private.  
RESPONSE 7B: Existing and Proposed Easements are shown on the Tentative Plan.  

• There is a discrepancy between “Proposed Site Plan” Sheet 1 of 3 and “Partition Plat” Sheet 1 of 2.  The 
“Proposed Site Plan” shows a 27’ wide access and utility easement not shown on the “partition plat” 
and shows a 15’ private sewer easement not shown on the “partition plat.”  
RESPONSE 7C: The discrepancies have been resolved and the proposed easements are shown 
on the Tentative Plan.  

• Will the proposed access and private utility easement only be located on Parcel 2, or will this be a 
mutual easement that also crosses Parcel 1 to benefit Parcel 2?  Please clearly show the extent of this 
easement on the Tentative Plan.    
RESPONSE 7D: The Tentative Plan and ALTA Survey have been updated to extend the access 
easement across Parcel 1, so that it is a mutual easement.  



  
 InSite Real Estate, LLC 

1400 16th Street, Suite 300  |  Oak Brook, IL 60523-8854 
Phone: 630-617-9100  |  Fax: 630-617-9120  |  www.insiterealestate.com 

 

• Please clarify proposed stormwater drainage for Parcels 1 and 2 and whether any private storm drainage 
easements will be necessary/proposed.  Not shown on the tentative plan/Proposed Site Plan, but shown 
on the landscape plan, is the stormwater drainage.  It appears the subsurface drainage system will 
include drainage from Parcel 1 through Parcel 2 outside of the easement shown on the Proposed Site 
Plan/Tentative Plan, and may require an additional easement area on Parcel 2 to be provided for 
stormwater drainage. 
RESPONSE 7E: A combination of a 27’ Private Utility Easement and a 15’ Private Sewer 
Easement are provided and shown on the Tentative Plan for the storm sewer across Parcel 2.  

 
L 6-22.    
COMMENT 8: Please note the street tree detail shown in Sheet L102 differs somewhat from the City of 
McMinnville specification, and may need to be updated accordingly, primarily related to requirements for deep 
watering tubes and the City’s root barrier specification.    
  
Please be sure the following information is provided per 17.57.060(F):  

 
RESPONSE 8: The Landscape Plan has been revised to include irrigation scope, specifically to include the 
City’s Standard Street Tree Detail.  
 
Please don’t hesitate to contact me if you have any questions or comments. My email address and phone number are 
provided with my signature below.  
 
Sincerely,  
 
 
 
____________________________ 
Andrew D. Johnson, P.E.  
Project Manager 
InSite Real Estate, LLC.  
Phone: (847) 287-9292 
Email: ajohnson@insiterealestate.com 
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Proposed Amendments to PUD Ordinance No. 4688:

1. Subdivide Parcel at SW corner of SW Booth Bend Rd.
and SW Highway 99W into two (2) separate lots with two
(2) separate Permissible Building Areas (PBA's). 

2. Divide previously approved PBA for subject property
(16,000 SF) into two separate PBA's: 1,937 SF on Lot 1,
and 5,000 SF on Lot 2. 



 

 

 
MEMORANDUM 

DATE:  December 27, 2021 

TO:  Andrew Johnson | InSite Real Estate, LLC 

FROM:  Lacy Brown, P.E. | DKS Associates 
Jenna Bogert, P.E. | DKS Associates 

SUBJECT:  McMinnville Burger King - Transportation Letter  P21251-000 
 

INTRODUCTION 

This memorandum is a traffic assessment letter for the proposed Burger King located on SW Booth 
Bend Road in McMinnville, Oregon. It is our understanding that the proposed fast food restaurant is 
consistent with the previously approved master plan for the area. The Burger King will have a total 
building gross floor area of 1,937 square feet and a drive-thru that can accommodate a vehicle 
queue of up to 9 vehicles. The site plan includes one full access driveway on SW Booth Bend Road 
and one full access driveway on the shared road to the west of the property. A map of the study 
area is shown in Figure 1.  

Because the City of McMinnville does not 
currently have any guidelines for when a 
traffic study is needed, City of McMinnville 
staff1 have stated that if the proposed site’s 
trip generation is less than 20 peak hour 
trips or 200 daily trips, no transportation 
impact analysis will be required. The 
following sections include the estimated 
project trip generation and a site plan 
review.  

 

 

 

 

1 Phone call between Jamie Fleckenstein (City of McMinnville) and Andrew Johnson (InSite Real Estate). 

Proposed Site Accesses 

Project Site 

FIGURE 1: STUDY AREA 
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TRIP GENERATION 

Trip generation is the method used to estimate the number of vehicles that are added to the 
roadway network by the proposed project during a specified period. 

For this project, the number of trips generated by the proposed development was based on the 
City’s Transportation System Development Charge (SDC) calculator. Using the spreadsheet 
calculator provided by the City of McMinnville, the estimated peak hour trips generated by the 
1,937 square-foot Burger King is a total of 9 vehicle trips after pass-by and other trip reductions. 
The SDC calculator is provided in the appendix. 

Because the site is expected to generate less than 20 peak hour trips, the City staff have confirmed 
that a traffic impact study is not required for the proposed development. 

SITE PLAN REVIEW 

A review of the project site plan and site accesses is summarized in the following sections. 

ACCESS SPACING 

Per City of McMinnville Code,2 the minimum distance between a proposed driveway and an 
intersection is to be 30 feet, measured from edge to edge.  

On SW Booth Bend Road, the OR 99W intersection is located approximately 145 feet from the 
proposed driveway. On the access road to the west of the property, the nearest driveway is located 
approximately 100 feet to the north of the proposed project site driveway. Therefore, both of the 
proposed site accesses meet the access spacing standard.  

A full movement access to the project site at the proposed location on SW Booth Bend Road is 
documented in the approved PUD for the area. Because the driveway is located in close proximity 
to the OR99W intersection, there is the potential for eastbound queues at the signal to 
interfere with driveway operations and possibly impact on-site circulation. If these potential 
impacts are realized once the development is in operation, signing and striping changes at the site 
driveway and on SW Booth Bend Road could be implemented to discourage left-turn movements in 
and out of the driveway. A conceptual layout of these changes is provided in the appendix. 

Prior to occupancy, sight distance at any new or modified access points will need to be verified, 
documented, and stamped by a registered professional Civil or Traffic Engineer licensed in the 
State of Oregon.  

 

 

2 12.20.070, City of McMinnville Municipal Code. 
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FRONTAGE IMPROVEMENTS  

Based on the City’s TSP3, SW Booth Bend Road fronting the project site is classified as a local 
street. The City Municipal Code provides the cross-section requirements for local streets.4 Local 
streets require a minimum curb-to-curb width of 28 feet with 5-foot sidewalks on both sides with 
planter strips. 

The existing cross section of SW Booth Bend Road fronting the project site is approximately 45 feet 
from curb-to-curb and includes three travel lanes with on-street bike lanes. There are existing 
sidewalks along the project frontage, but no planter strips. It is recommend that the existing curb-
to-curb width be maintained and that the project sponsor coordinate with City staff to determine if 
planter strips are desired along the project frontage. 

ON-SITE CIRCULATION AND PARKING 

Based on the site plan provided, vehicle drive aisles are shown to be 26 feet in width, providing 
sufficient width for two-way travel as well as parking maneuvers. The drive-through line circulates 
counterclockwise along the south side of the restaurant building and can accommodate up to 9 
queued vehicles without blocking through drive aisles in the parking lot. A by-pass lane in the 
drive-through is also shown on the site plan. The site provides sufficient circulation and drive-
through queue space for the fast food restaurant.  

There are a total of 19 parking stalls including one ADA stall shown on the site plan. Based on the 
City’s Municipal Code5, drive-through restaurants are required to provide one parking space per 
200 feet of floor area  or one space per four seats, whichever is greater. Based on the proposed 
site, the site is required to provide a minimum of 10 parking stalls.  

SUMMARY 

The following is a list of the key findings from the traffic analysis for the proposed Burger King 
located at the corner of SW Booth Bend Road and OR 99W in McMinnville, Oregon. 

• The proposed Burger King is estimated to generate 9 net new peak hour trips based on the 
City’s SDC calculator and therefore, does not require a full traffic impact study per City 
staff. 

• There are two project site accesses proposed, a full access onto SW Booth Bend Road and a 
full shared access on the private road along the west edge of the property. Both of the 
proposed driveways meet the City’s access spacing standard.   

 

3 Exhibit 2-3, City of McMinnville Transportation System Plan, Adopted May 2010. 
4 17.53.101, City of McMinnville Municipal Code. 
5 17.60.060, City of McMinnville Municipal Code. 
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• If traffic on SW Booth Bend Road is observed to interfere with operations of the site
driveway once the development is in operation, signing and striping changes could be
implemented to discourage left-turn movements in and out of the driveway.

• Prior to occupancy, sight distance at any new or modified access points will need to be
verified, documented, and stamped by a registered professional Civil or Traffic Engineer
licensed in the State of Oregon.

• It is recommended that the project sponsor coordinate with City staff to determine if planter
strips are desired on SW Booth Bend Road along the project site frontage to meet the City’s
street cross-section standards.

• The on-site vehicle circulation and number of parking stalls shown on the site plan are
sufficient and meet City code.

APPENDIX 

• Transportation SDC Calculator Spreadsheet

• Current Site Plan for Proposed Development

• Conceptual Changes at SW Booth Bend Road Project Driveway



Pre-App for a New Restaurant at 1180 SW Booth Bend Rd. - R4429CA00300

TSDC Revenue $18,366,985

New PM Peak Trips 7,230  

TSDC/New PM Peak Trip $2,540

Adjustable 
Value

Land Use Category - ITE 10th Edition Notes

ITE 
Land 
Use 

Code

ITE Average 
PM Peak Hour 

Trip Rate Unit*

Pass-By 
Trip 

Reduction 
Factor **

Net New 
Trip Rate

Trip Length 
Adjustment 

Factor

Net 
New 
Trips # Units

Net New PM Peak 
trips

[1] [2] [3] [4] [5]

 Fast Food Restaurant with Drive-Through Window 934 32.67 1,000 sf GFA 0.50 16.34 0.28 4.57  1.937 8.85  

Council 
Adopted  

Resolution 
2020-14 (July 1, 

2020)

 McMinnville TSDC Schedule - July 1, 2020
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PREMISES PLAN
LOCATION: (SWC) SW BOOTH BEND RD

AND SW HIGHWAY 99W
MCMINNVILLE, OR

CONCEPT PLAN (v14)
11/17/2021

SITE DATA

JURISDICTION CITY OF MCMINNVILLE

ZONING DISTRICT C3 GENERAL COMMERCIAL

PERMITTED USE(S) RESTAURANT

LOT AREA LOT 1: ± 41,033 SF (± .94 ACRES)
LOT 2: ± 37,375 SF (± .86 ACRES)
TOTAL: ± 78,408 SF (± 1.80 ACRES)

BUILDING AREA 1,937 SF

F.A.R. CODE TBD  |  PLAN .05

SETBACKS

BUILDING SETBACKS CODE PLAN

- FRONT YARD NONE 58' (E)

- CORNER SIDE YARD NONE 50' (N)

- INTERIOR SIDE YARD 0' 51' (S)

- REAR YARD 0' 149' (W)

PARKING SETBACKS

- FRONT YARD 5' 24' (E)

- CORNER YARD 5' 5' (N)

- INTERIOR SIDE YARD XX' 18' (S)

- REAR YARD XX' 44' (W)

SIGNAGE SETBACK TBD 5'

OFF STREET PARKING REQUIREMENTS

PARKING STALL COUNT 19 (NOTE 2) 19 (9.8 / 1000 SF)

ADA STALL COUNT 1 1

PARKING STALL SIZE 9' X 19' 9' X 19'

DRIVE AISLE WIDTH 26' 26'

DRIVE-THRU STACKING TBD 9

BUILDING HEIGHT 22' (PER LOWES CCR) TBD

PROTOTYPE: TBD

ADDITIONAL NOTES 1. BICYCLE SPACES SHALL BE 10% OF THE
AUTOMOBILE PARKING SPACES REQUIRED
2. LOWE'S RESTAURANT OR FAST FOOD
PARKING REQUIREMENT: 10 / 1,000 SF

DRAWN BY: BS

DRAFT



Conceptual Layout of Possible Future Striping Changes on SW Booth Bend Road 
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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
www.mcminnvilleoregon.gov 

 
EXHIBIT 6 - STAFF REPORT 
 
DATE: July 21, 2022  
TO: Planning Commission Members 
FROM: Monica Bilodeau, Senior Planner 
SUBJECT: S 3-18, Land-Use Extension Request 
 
STRATEGIC PRIORITY & GOAL:  

 
 
 
Report in Brief:   
 
This item was continued from the July 7, 2022 hearing due to lack of quorum. 
 
This is the second request for a land-use decision extension of one year for Oak Ridge Meadows 
Development, Docket S 3-18, a Tentative Subdivision.  The Planning Director issued a land-use 
extension on December 15, 2020, extending the decision expiration from August 22, 2021 to August 
22, 2022. 
 
The applicant is now requesting an additional year extension to August 22, 2023. 
 
Background:   
 
Tentative Subdivision decisions are good for one year. Per section 17.53.075 of the McMinnville 
Municipal Code, applicants can request a one-year extension that the Planning Director may approve, 
and any additional extension requests need to be approved by the Planning Commission.   
 
The City Council passed Ordinance No. 5070 on July 23, 2019.  The Ordinance was written to take 
effect 30 days after its passage, August 22, 2019.   
 
Per Conditions of Approval #6 and 32 of S 3-18, Ordinance 5070, the subdivision tentative plan Phase 
One approval is scheduled to expire two (2) years from the date the decision is final without appeal, 
August 22, 2021.  
 

 

http://www.mcminnvilleoregon.gov/
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The Planning Director issued a land-use extension on December 15, 2020, extending the decision 
expiration to August 22, 2022.   
 
The applicant requested a second land-use extension on May 10, 2022.  The reason for the request is 
delays experienced by both contractors and consultants due to pandemic related staffing challenges.  
In addition, wetland permitting and excessive wet weather this year did not allow work in the wetland 
areas. There were also supply chain and goods needed for construction of infrastructure that were 
delayed. 
 
Discussion:  
 
Below are figures representing the subdivision.  The applicant needs to complete all of the conditions of 
approval prior to recording the plat and has been working on those over the course of the past three 
years. The applicant has provided a summary table of the conditions and the status of each to 
demonstrate what they have completed to date. See Attachment A.  
 
The Oak Ridge Meadows Subdivision was originally approved in August 22, 2019 and prior to 
the adoption of the Great Neighborhood Principles. Staff asked the applicant to prepare a summary 
how the approved project meets the Great Neighborhood Principles. See Attachment B.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



----------------------------------------------------------------------------------------------------------------------------------------- 
Attachments:  
A: Land Use Extension Request Letter and Conditions 
B: Great Neighborhood Principles for Oak Ridge Meadows Subdivision 
C: December 15, 2020 Land Use Extension – Planning Director’s Decision 

 
 P a g e  | 3 

 
 
 
 

Figure 1.  Vicinity Map   
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Figure 2.  Subdivision Plan Summary 
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Figure 3.  Oak Ridge Meadows Tentative Subdivision (S 3-18) 

 

 
Attachments: 
 
A: Land Use Extension Request Letter and Conditions 
B: Great Neighborhood Principles for Oak Ridge Meadows Subdivision 
C: December 15, 2020 Land Use Extension – Planning Director’s Decision 
 
Recommendation: 
 
Staff recommends approving the land-use extension to August 22, 2023. 

 
 
 





S 3-18 Conditions of Approval Timeline Completed

S 3-18 Condition of Approval item Notes Complete date

#1 N/A

#2 Street Tree Landscape plan approved L 31-21 Street Trees to be installed Fall/Winter 2022 as 
needed

4/20/2022

#3 Private Active Park Landscape Plan approved 4/26/22

#4 #5 CCR’s/HOA CCR and Bylaws submitted to City 5/19/22

#6 Both phases will be built at one time —

#7 Developer is selling lots —

#8 Private Active Park Construction Landscape Plan approved 4/26/2022 TBD

#9 10 Greenway trail system has been redesigned 
and approved by City

Minor Amendment Approval PDA 1-22 3/10/22

#10 Ped/Bike pathway Part of construction plans/updated PDA 1-22 3/10/22

#11 Revocable License Agreement for 
maintenance of greenway trail and benches

Working with City Current

#12 N/A 108 lot subdivision —

#13 Subdivision design Complete —

#14 Storm Drain Plan Approved 9/22/21

#15,16,18,19,20,21,
22 25, 26,27,37

Final Construction Plans - City permits 
obtained

9/22/21

#17, 23 State and Federal Agency Permits Permitted

DEQ 1200C 7/21/21

DEQ 401 Water Quality Certificate 6/9/21

DSL Removal-Fill Permit 7/6/21

Army Corp of Engineers Nationwide Permit 9/8/21

#24 Construction of Pinehurst Dr through wetland Rock placed on roadway 10/21 - 1/22. Per 
Geotech monitoring, compaction complete 
4/30/22, no other work could be done on 
subdivision due to needing to install very deep 
sewer pipe first and needed to wait until 
compaction complete to determine height 
levels as well as weather permitting.  Currently, 
waiting for very delayed manholes, supplies 
and subs.  Plan is to start on sewer line by end 
of May 2022.

4/30/2022- current

#28 Signage To be done at end of project TBD

#29 Final Plat To be done at end of project TBD

#30 City Construction Permit After Army Corp Permit obtained 9/22/2021

#31 Mylars, Final Plat review To be done at end of project TBD

#32, 33 Tentative Subdivision Plan Extension 1st extension per Planning Director is to Aug, 
22, 2022, Developer requesting 2nd extension 
due to supply chain issues, delayed agency 
permits prior to wet weather, time required for 
Geotech surcharge compaction.  Contractor 
will be working through this summer however, 
it is doubtful all conditions including recording 
of final plat will be complete by Aug 22, 2022.

Current

#34 Mailbox clusters Developer has coordinated with Postmaster 
for placement of mailboxes

Complete

#35, 36 Architectural Pattern Book Architectural details added to CCR’s In review

#38 Certified Hydrology Report Submitted with construction plans 9/22/2021

Pertinent PDA 4-18 items

S 3-18

1



#9 Public greenway park min. 5.6 acres Upon clearing some of the brush, surveying 
and getting a better view of the slopes down 
to Baker Creek.  It was determined that the 
chip path is some areas needed to be moved 
away from the steep bank and moved to 
protect mature fir trees.  This change was 
finalized with Minor Plan Amendment. PDA 
1-22 In doing so the park area was increased 
to 7.04 acres

3/10/22

#11 Final Wetland Delineation Concurrence by DLS 10/23/2019

Condition of Approval item Notes Complete dateS 3-18
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Great Neighborhood Principles for Oak Ridge Meadows Subdivision 
Land Use Approval Extension S 3-18 (Ord. 5070)

Tax Lots R4417 01300 and R4407 00602
June 10, 2022

The Oak Ridge Meadows Subdivision was originally approved in August 22, 2019 and prior to 
the Great Neighborhood Principles being adopted by the City of McMinnville.  In a request for 
the Planning Commission to extend the subdivision’s completion time, the Planning Department 
has asked that the developer show how Oak Ridge Meadows Subdivision meets the Great 
Neighborhood Principles.  Below are the satisfied findings of the Great Neighborhood Principles.

Great Neighborhood Principles

187.50 The McMinnville Great Neighborhood Principles are provided below. Each Great 
Neighborhood Principle is identified by number below (numbers 1 – 13), and is followed by 
more specific direction on how to achieve each individual principle. 

1. Natural Feature Preservation. Great Neighborhoods are sensitive to the natural conditions 
and features of the land. 

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

Findings:  Oak Ridge Meadows has obtained the necessary permits from the Department of State 
Lands and Army Corp of Engineers for care and handling of the wetlands and installation of a 
sewer main line and road.  Some clearing of brush has uncovered steep slopes along the north 
end of the property requiring moving the chip path up hill and away from the steep bank and to 
preserve large trees.  Developer has addressed these issues and obtained approval with a  Minor 
Plan Amendment.  The principle of Natural Feature Preservation is satisfied by designing the 
overall subdivision with sensitivity to the wetlands, watercourse (Baker Creek), steep slopes by 
the banks of the creek, and large mature trees.

2. Scenic Views. Great Neighborhoods preserve scenic views in areas that 
everyone can access. 

a. Public and private open spaces and streets shall be located and oriented to 
capture and preserve scenic views, including, but not limited to, views of 
significant natural features, landscapes, vistas, skylines, and other important 
features. 

Findings:  Oak Ridge Meadows subdivision (PDA 4-18) conditions of approval, numbers 9 
requires dedication of a minimum of 5.6 acres of public open space greenway.  Upon 
construction plans being finalized 6.42 acres of public open space (City Park greenway) was 
designed to be dedicated to the City.  After clearing some of the area, the chip path’s original 
design needed to be moved off some steep slopes and away from Baker Creek’s bank.  In making 
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these adjustments through a Minor Plan Amendment, 0.62 acres of more City Park land was 
added to the dedicated City Park greenway.  This change also helped to better preserve the large 
fir and oak trees along the north end of the subdivision.   This principle is satisfied as there are 
great scenic views walking along the chip path, including large mature trees, nature and Baker 
Creek in the dedicated City Park.  There are also two wetland viewing benches to be installed 
along the wetland area.
 
3. Parks and Open Spaces. Great Neighborhoods have open and recreational spaces to walk, 

play, gather, and commune as a neighborhood. 
a. Parks, trails, and open spaces shall be provided at a size and scale that is variable based 
on the size of the proposed development and the number of dwelling units. 
b. Central parks and plazas shall be used to create public gathering spaces where 
appropriate. 
c. Neighborhood and community parks shall be developed in appropriate locations 
consistent with the policies in the Parks Master Plan. 

Findings:  Oak Ridge Meadows Subdivision has City approved plans for a Private Active 
Neighborhood Park with a play structure and bench to benefit the residents of the subdivision.  In 
addition, the developer has added an additional 0.62 acres to the 6.42 acres originally planned 
City Park, making the total dedication 7.04 acres to the City for park land with a chip path that 
follows Baker Creek and satisfies the McMinnville Park and Recreation Master plan.  This 
principle is satisfied.

4. Pedestrian Friendly. Great Neighborhoods are pedestrian friendly for people of all ages and 
abilities. 

a. Neighborhoods shall include a pedestrian network that provides for a safe 
and enjoyable pedestrian experience, and that encourages walking for a variety of reasons 
including, but not limited to, health, transportation, recreation, and social interaction. 
b. Pedestrian connections shall be provided to commercial areas, schools, 
community facilities, parks, trails, and open spaces, and shall also be 
provided between streets that are disconnected (such as cul-de-sacs or blocks with lengths 
greater than 400 feet). 

Findings:  The subdivision has streets that are designed to include planter strips and sidewalks 
for an enjoyable pedestrian experience.  There is chip path that meanders throughout the 
perimeter of the site with views of Baker Creek and large fir and oak trees, it also connects to the 
Private Active Neighborhood Park that has play equipment and large oak trees.  These amenities 
encourage pedestrian walking with connections to parks, trails and open spaces, therefore this 
principle is satisfied.

5. Bike Friendly. Great Neighborhoods are bike friendly for people of all ages and abilities. 
a. Neighborhoods shall include a bike network that provides for a safe and 
enjoyable biking experience, and that encourages an increased use of bikes 
by people of all abilities for a variety of reasons, including, but not limited 
to, health, transportation, and recreation. 
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b. Bike connections shall be provided to commercial areas, schools, 
community facilities, parks, trails, and open spaces. 

Findings:  The new local streets satisfy this principle as they will provide for a safe and 
enjoyable biking experience for all ages.  The chip path will connect with Baker Creek North’s 
chip path and connect to the established north/south bike/pedestrian  pathway, south to Jay 
Pearson Neighborhood Park and on to W 2nd Street. 

6. Connected Streets. Great Neighborhoods have interconnected streets that provide safe travel 
route options, increased connectivity between places and destinations, and easy pedestrian 
and bike use. 

a. Streets shall be designed to function and connect with the surrounding 
built environment and the existing and future street network, and shall 
incorporate human scale elements including, but not limited to, Complete 
Streets features as defined in the Comprehensive Plan, grid street networks, 
neighborhood traffic management techniques, traffic calming, and safety 
enhancements. 
b. Streets shall be designed to encourage more bicycle, pedestrian and transit 
mobility with a goal of less reliance on vehicular mobility.  

Findings:  This principle is satisfied in that the Oak Ridge Meadows Subdivision is designed to 
connect with the surrounding built environment.  It provides street connectivity and safe travel 
routes that are built to City standards with a 28 foot pavement width, plant strips and sidewalks.  
On the southeast side of the property, in the existing Oak Ridge Subdivision, Pinot Noir Drive, at 
the north end, will be widened to 28 feet and connected to the new Oak Ridge Meadows 
Subdivision.  On the southwest side, the existing Shadden Drive will be connected, and provides 
an alternative route to Baker Creek Road through the Baker Creek North Subdivision.

7. Accessibility. Great Neighborhoods are designed to be accessible and allow for ease of 
use for people of all ages and abilities. 

a. To the best extent possible all features within a neighborhood shall be 
designed to be accessible and feature elements and principles of Universal Design. 
b. Design practices should strive for best practices and not minimum 
practices. 

Findings:  Oak Ridge Meadows streets are designed to be accessible and allow for ease of use 
for people of all ages and abilities, therefore this principle is satisfied.  It offers elements such as 
a chip path meandering around the perimeter of the subdivision, a public park,  a private active 
park and streets with sidewalks with ADA truncated domes.

8. Human Scale Design. Great Neighborhoods have buildings and spaces that are designed to 
be comfortable at a human scale and that foster human interaction within the built 
environment. 

a. The size, form, and proportionality of development is designed to function and be 
balanced with the existing built environment. 
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b. Buildings include design elements that promote inclusion and interaction 
with the right-of-way and public spaces, including, but not limited to, 
building orientation towards the street or a public space and placement of vehicle 
oriented uses in less prominent locations.
 c. Public spaces include design elements that promote comfortability and 
ease of use at a human scale, including, but not limited to, street trees, 
landscaping, lighted public areas, and principles of Crime Prevention 
through Environmental Design (CPTED). 

Findings:  This principle #8 is satisfied as the Oak Ridge Meadows lot lay out is designed to 
function and be balanced with the existing built environment.  Building lots are oriented toward 
the streets promoting integration with public spaces.  The area will have street lights, trees lining 
the streets and street tree landscape plan has been reviewed and approved by the City.

9. Mix of Activities. Great Neighborhoods provide easy and convenient access to many of the 
destinations, activities, and local services that residents use on a daily basis. 

a. Neighborhood destinations including, but not limited to, neighborhood serving 
commercial uses, schools, parks, and other community services, shall be provided in 
locations that are easily accessible to surrounding residential uses. 
b. Neighborhood-serving commercial uses are integrated into the built environment at a 
scale that is appropriate with the surrounding area. 
c. Neighborhoods are designed such that owning a vehicle can be optional. 

Findings:  The Oak Ridge Meadows Subdivision satisfies the Mix of Activities principle as it has 
two routes of ingress and egress that will be completed and will allow residents easy access to 
Baker Creek Road which is a minor arterial leading to Highway 99W commercial uses, local 
schools, parks (Jay Pearson Neighborhood Park) and community services.  The completion of 
the subdivision will provide easy access to neighboring streets and amenities that can be 
accessed by vehicle, bike or walking.

10. Urban-Rural Interface. Great Neighborhoods complement adjacent rural areas and transition 
between urban and rural uses. 

a. Buffers or transitions in the scale of uses, buildings, or lots shall be provided on urban 
lands adjacent to rural lands to ensure compatibility. 

Findings:  Oak Ridge Meadows transitions from smaller lots in the center of the subdivision to 
larger lots bordering the exterior of the land and is compatible with neighboring subdivisions 
(Oak Ridge and Baker Creek North).  This principle is satisfied.

11. Housing for Diverse Incomes and Generations. Great Neighborhoods provide housing 
opportunities for people and families with a wide range of incomes, and for people and 
families in all stages of life. 

a. A range of housing forms and types shall be provided and integrated into 
neighborhoods to provide for housing choice at different income levels and 
for different generations. 
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Findings:  This principle is satisfied as the range in the size of the lots throughout the subdivision 
is from 3793 square feet to 13,165 square feet.  This range provides housing opportunities for 
different income levels and different generations.  The larger sized lots allow for the potential of 
Middle Housing options.

12. Housing Variety. Great Neighborhoods have a variety of building forms and architectural 
variety to avoid monoculture design.

a. Neighborhoods shall have several different housing types. 
b. Similar housing types, when immediately adjacent to one another, shall provide variety 
in building form and design. 

Findings:  This principle is satisfied as the developer intends to sell the lots to citizens and 
builders.  This variety of owners will provide a variety of architecture.  The CCR’s have identified 
building material expectations per Conditions of Approval #17 and #18, for submission to the 
City for building permits to include the following:  
“In order to eliminate a cookie-cutter stylization of the neighborhood, no same home design 
shall be built in adjacency to another, including both sides of the street.  Front elevations will 
need to be clearly defined with at least two material types, driveways should be adjacent to each 
other to enhance opportunities for front yards and landscaping, and a variety of color schemes 
should be used throughout the development that are distinctly different from each other but 
enhance each other.  At a minimum, the submitted building plan shall contain sections 
addressing:

a).  Style and Massing 
b).  Quality and Type of Exterior Materials
c).  Front Porches/Entry Areas
d).  Roof Design and Materials
e).  Exterior Doors and Windows
f).  Garage Door Types
g).  Exterior Lighting
h).  Sample Exterior Colors”.

13. Unique and Integrated Design Elements. Great Neighborhoods have unique features, 
designs, and focal points to create neighborhood character and identity. Neighborhoods shall 
be encouraged to have: 

a. Environmentally friendly construction techniques, green infrastructure 
systems, and energy efficiency incorporated into the built environment.
b. Opportunities for public art provided in private and public spaces. 
c. Neighborhood elements and features including, but not limited to, signs, 
benches, park shelters, street lights, bike racks, banners, landscaping, paved 
surfaces, and fences, with a consistent and integrated design that are unique 
to and define the neighborhood. (Ord 5066 §2, April 9, 2019)

Findings:  The Oak Ridge Meadows subdivision has been designed to provide an efficient, 
ecologically friendly environment with protected wetlands, storm water management system, 
completed paved streets with lights, plant strips with street trees, a public park with chip path, a 
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private park with play structure and 2 wetland viewing benches.  With these elements this 
principle is satisfied.

Summary:  Oak Ridge Meadows has completed many items necessary to build the subdivision, 
such as, designing and engineering plans, surveying and a hydrology analysis report of Baker 
Creek, designing a storm water management detention system, working with Army Corp of 
Engineers and Department of State Lands for mitigating wetlands in order to obtain federal 
(Army Corp), and state (OHA-401 Cert., DEQ1200C and Dept. of State Lands removal/fill) 
permits.  Additionally, we have worked with McMinnville Water and Light and City Planning and 
Engineering to obtain construction permits.   This was all done during the Covid Pandemic with 
many delays.  

Once Army Corp and DSL permits were obtained mid-September 2021, the contractor was able 
to do some clearing, cut out and rock the streets and prepare the lower Pinehurst Road (wetland 
area) for surcharging.  The surcharge (gravel), once fully applied, was to sit undisturbed for 8 
-12 weeks.   Due to the extensive amount of time it took to obtain the necessary federal and state 
permits and with winter wet weather upon us, working in the wetlands area was delayed until the 
Geotechnical Engineer could approve the compaction and soil conditions.  

During the winter, the redesigning of part of the chip path location was approved, as a result, we 
were able to preserve trees and provide a safer location for the chip path, away from the steep 
slopes by Baker Creek.   The wet weather, saturated soils, Covid related delays and now supply 
chain/Covid delays for manholes have been some of the obstacles the developer and contractor 
have faced.   The developer has preordered and received most all of the materials needed such 
as, pipe and fittings.  Currently, the sewer and storm pipe is being install in the northern section 
of the property and continued evaluation of the dryness of the wetland area is being done in 
order to safely install manholes and pipe in that area.  

The contractor is moving full steam ahead, however, it is unlikely the plat will be recorded by the 
expiration date of August 22, 2022.  Therefore, Oak Ridge Meadows is requesting a one year 
extension to August 22, 2023 for the Oak Ridge Meadows Subdivision Conditions of Approval    
S 3-18.  The overall plan is to record both phases of the plat by the end of the year or early 2023.
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