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Welcome! All persons addressing the Planning Commission will please use the table at the front of the Council Chambers. 
All testimony is electronically recorded. Public participation is encouraged. Public Hearings will be conducted per the outline 
on the board in the front of the room.  The Chair of the Planning Commission will outline the procedures for each public 
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If you wish to address Planning Commission on any item not on the agenda, you may respond as the Planning Commission 
Chair calls for “Citizen Comments.” 
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Roger Hall,  
Chair 
 
Zack Geary,  
Vice-Chair 
 
Erin Butler 
 
Martin Chroust-Masin 
 
Susan Dirks 
 
Gary Langenwalter 
 
Roger Lizut 
 
Lori Schanche 
 
Erica Thomas 
 

 

 

 
5:30 PM - WORK SESSION – CONFERENCE ROOM 
 
1. Call to Order 
 
2. Discussion Items 
 

 Accessory Dwelling Units (Exhibit 1) 

 Cottage Development (Exhibit 2) 
 

3. Adjournment 
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If you wish to address Planning Commission on any item not on the agenda, you may respond as the Planning Commission 
Chair calls for “Citizen Comments.” 
 

Commission 
Members 

 Agenda Items 

 
Roger Hall,  
Chair 
 
Zack Geary,  
Vice-Chair 
 
Erin Butler 
 
Martin Chroust-Masin 
 
Susan Dirks 
 
Gary Langenwalter 
 
Roger Lizut 
 
Lori Schanche 
 
Erica Thomas 
 

 

 

6:30 PM – REGULAR MEETING – COUNCIL CHAMBERS 
 
1. Call to Order 
 
2. Citizen Comments 
 
3. Approval of Minutes:   

A. June 15, 2017 Work Session (Exhibit 1a) 

B. July 20, 2017 Regular Meeting (Exhibit 1b) 
 
4. Public Hearing 

A. Zone Change (ZC 9-17/ZC 10-17) (Exhibit 2) 

Request: Approval of a zone change from R-1 (Single-Family Residential) 
to R-4 PD (Multiple-Family Residential Planned Development) 
on an approximately 0.22 acre parcel of land.  Concurrently, the 
applicant is requesting a Planned Development amendment to 
amend an existing R-4 PD (Multiple-Family Residential Planned 
Development) zone on an approximately 0.89 acre parcel of 
land.  The two parcels are located immediately adjacent to each 
other, with the smaller parcel adjacent to 2nd Street and the 
larger parcel to the south extending down to SW Apperson 
Street.  The rezoning and planned development amendment 
would result in the ability to develop 21 (twenty-one) multiple-
family residential dwelling units on the two parcels. 

 
 
 

http://www.mcminnvilleoregon.gov/
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Location: 1730 SW 2nd Street and more specifically described as Tax Lots 

101 and 100, Section 20CB, T. 4 S., R. 4 W., W.M. 
 
Applicant: Ray Kulback 
 
B. Zone Change (ZC 11-17) (Exhibit 3) 

Request: Approval of a zone change from AH (Agricultural Holding) to R-
4 (Multiple-Family Residential) on approximately 5.2 acres of a 
5.3 acre site. 

 
Location: North of NE Cumulus Avenue and east of NE Fircrest Drive and 

is more specifically described as Tax Lot 900, Section 23, T. 4 
S., R. 4 W., W.M. 

 
Applicant: Land Use Resources, LLC 
 
C. Conditional Use Permit (CU 4-17) (Exhibit 4) 

Request: Approval of a conditional use permit to allow for the expansion 
of the existing MMS campus.  The school has purchased the 
property next to the existing MMS building, and intends to 
renovate the existing building on the property to operate as the 
elementary school classroom.  The existing MMS building would 
continue to operate as school classrooms and facilities.  The 
rear of the existing school and the new property would be 
combined to operate as one open play yard in the backyard 
areas. 

 
Location: The property is located at 1045 SE Brooks Street, and is more 

specifically described as Tax Lot 1202, Section 21CA, T. 4 S., 
R. 4 W., W.M. 

 
Applicant: McMinnville Montessori School 
 
D. Zoning Text Amendment (G 4-17) (Exhibit 5) 

Request: Approval to amend Chapter 17.55 (Wireless Communications 
Facilities) of the McMinnville Zoning Ordinance to update 
provisions related to wireless telecommunications facilities to 
achieve a more desirable community aesthetic while ensuring 
code compliance with current Federal Communications 
Commission (FCC) regulations. 

 
Applicant: City of McMinnville 
 

E. Zoning Text Amendment (G 5-17) (Exhibit 6) 

Request: Approval to amend Chapter X, (Citizen Involvement) of the 
Comprehensive Plan to update goals and policies related to 
citizen engagement and involvement in planning processes and 
programs. 

 
Applicant: City of McMinnville 
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5. Old/New Business 
 
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 
 

Work Session  
EXHIBIT 1 - STAFF REPORT 
 
DATE: August 17, 2017 

TO: McMinnville Planning Commission 

FROM: Ron Pomeroy, Principal Planner 

SUBJECT: G 6-17 Accessory Dwelling Units – Proposed Text Amendments to the  
McMinnville Zoning Ordinance (ORD 3380) 

 
 
Report in Brief: 
 
The purpose of this discussion item is to review draft amendments to the McMinnville Zoning Ordinance 
(Ordinance 3380) specific to Accessory Dwelling Units (ADUs). 
 
Background: 
 
As part of their efforts to remove barriers for affordable housing in McMinnville, the McMinnville Affordable 
Housing Task Force has been reviewing the McMinnville Zoning Ordinance for affordable housing 
initiatives and efficiencies.  They have been using the State of Oregon’s Affordable Housing Measures 
checklist as a framework for their discussions.  (Attachment A to this staff report). 
 
The January 25, 2017 meeting of the McMinnville Affordable Housing Task Force (MAHTF) started their 
evaluation of the current McMinnville Zoning Ordinance to identify additional development code efficiency 
measures as they pertain to affordable housing.  The discussion resulted in direction being provided to 
Planning Department staff to assemble an analysis evaluating comparable cities’ development codes as 
they pertain to barriers and incentives to affordable housing with the goal of identifying potential efficiency 
measures that could be incorporated into the McMinnville Zoning Ordinance.   
 
The multi-jurisdictional analysis included a review of development codes from the cities of Newberg, 
Ashland, Bend, Redmond, Corvallis, and Grants Pass.   
 
At the February 22, 2017 MAHTF meeting an analysis of the first set of potential efficiency measures was 
provided and discussed.  Those measures included: 
 

 Accessory Dwelling Units 

 Multi-Family Off-Street Parking Requirements 

 Under Four Units Off-Street Parking Requirements 

 Residential Street Standards 

 Minimum Density Standards 

http://www.mcminnvilleoregon.gov/
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 Limitations on Low Density Housing Types 

 Amount of High Density Zoning Districts 

 Duplexes in Low Density Zones, and 

 Attached Units Allowed in Low Density Zones 
 
That analysis showed that McMinnville’s efficiency measures are generally better for affordable housing 
than similar sized cities.  However, there are some opportunities for improvements.  One of those 
opportunities would be to consider modifications to McMinnville’s current ADU regulations.  Staff was 
asked to bring proposed draft amendments to the Zoning Ordinance governing ADUs to the MAHTF for 
consideration potentially resulting in a MAHTF recommendation to the Planning Commission for review 
of those modifications.   
 
On July 26, 2017, the recommended amendments were presented to the McMinnville Affordable Housing 
Task Force for review, comment and direction.  At that meeting, the Task Force reviewed and discussed 
the proposed amendments and directed staff to move this recommendation forward for Planning 
Commission review at the August 17, 2017 work session. 
 
Discussion: 
 
Planning Department staff conducted an analysis across six similarly sized Oregon cities regarding 
opportunities to accommodate Accessory Dwelling Units on otherwise developed residential lots.  (See 
Attachment B for Comparable Matrix Summary).  There were a few notable observations resulting from 
that comparative analysis.  By allowing ADUs as a permitted use on otherwise already developed single-
family lots in all of its residential zones, McMinnville is more lenient than some jurisdictions which require 
either conditional use approvals or employ other limitations such as establishing minimum lot sizes in 
certain zones before ADUs are allowed.  Regarding dwelling type, McMinnville is fairly similar to other 
cities by allowing the ADU to be either attached to or part of the main home or to be designed as a 
detached dwelling as long as applicable zoning setbacks were met. 
 
Where McMinnville is more restrictive than most other surveyed cities is that the current McMinnville 
regulations require that an ADU be a minimum of 300 square feet in size while most of the other cities 
have not established a minimum size requirement for such a dwelling.   Additionally, McMinnville’s 
regulations cap the maximum size of an ADU to either 800 square feet or 40% of the size of the main 
residence, whichever is smaller.  While this size/percentage ratio relationship is not unique to 
McMinnville, those established by other cities commonly allow a maximum of 1,000 square foot or 50% 
of the main house as a maximum size limitation. 
 
Another notable difference can be experienced as a disincentive, or even a barrier, to affordable housing 
as it directly impacts the economic viability of constructing the ADU.  To point, McMinnville currently 
requires an ADU to be provided with independent services that include, but are not limited to, water, 
sewer, and electricity.  This means that, unlike a residential duplex that shares a common private sanitary 
sewer line that connects both dwellings to the public right-of-way, an ADU in McMinnville must install a 
separate sanitary sewer line directly to the public sewer line located in the right-of-way.  This results in 
two sanitary sewer laterals being extended from one lot rather than one shared lateral in the case of a 
duplex dwelling.   
 
The rationale behind this requirement is to proactively address the potential future partitioning of the 
residential lot into two lots enabling the sale of each dwelling unit separately.  In this instance, the utilities 
would already be separate making the partitioning effort easier and less costly.  However, this 
requirement does add costs to the project, and the costs are borne by the ADU applicant based upon a 
potential effort in the future and not in response to that effort.  So the question to consider is if this 
requirement should be modified to allow an ADU to connect to the existing sanitary sewer lateral of the 
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main residence and, in that manner, operate similarly to a duplex.  The cost of extending a separate 
sewer lateral would then only be borne by those choosing to later move forward with a request to partition 
the units onto their own separate lots. 
 
The City’s Engineering Department has been consulted on this matter and is supportive of removing this 
requirement, noting that the costs for separation will need to be incurred at the time of a partition.  While 
this is accurate, there are only a minor number of such properties that would, or could, actually partition 
the dwelling units on to their own lots while meeting all of the necessary remaining planning requirements 
relative to lot size, setbacks, etc.  So, on balance, most ADU owners would experience a development 
savings over this life of the ADU as they are likely to remain on the same parcel.  The Engineering 
Department concurs with this observation. 
 
A third efficiency that could be provided would be to remove the current local zoning requirement that the 
property owner must reside on site within the primary dwelling unit.  While this requirement was most 
likely adopted for reasons related to neighborhood social stability, the question of who lives in any given 
residential unit has no actual land use impact as they would yet remain two dwelling units regardless of 
who lives in each dwelling.  There was some discussion of this by the MAHTF but no clear direction 
provided.  That said, staff is supportive of this amendment and is comfortable bringing it forward as a 
proposed amendment for consideration. 
 
Recommended Amendments: 
 
The amendments being proposed are as follows.  As the requirements for ADU’s are found in the R-1 
(Single-Family Residential) chapter of the zoning ordinance (Chapter 17.12) and referenced by the other 
residential zones, the proposed amendments are specific to Chapter 17.12.  Text to be deleted is 
identified with a bold strikeout font and text to be added is identified with a bold underlined font.    
 
McMinnville Zoning Ordinance (Ordinance 3380)  
“Chapter 17.12.010 (Permitted Uses) – (D) Accessory dwelling unit (ADU) subject to the following 
standards.” 
 

1. The accessory dwelling unit may be established by: 
a. Conversion of an attic, basement, or garage or any other portion of the primary dwelling; 
b. Adding floor area to the primary dwelling, including a second story; or 
c. Construction of a detached accessory dwelling unit on a lot with a primary single-family 

dwelling. 
2. The square footage of the accessory dwelling shall not exceed 4050 percent of the primary 

dwelling exclusive of the garage, or 8001,000 square feet, whichever is less.  The minimum 
area shall be as determined by the State of Oregon Building Codes Division.  The 
minimum area shall not be less than 300 square feet. 

3. The accessory dwelling shall meet all applicable standards for this zone including, but not 
limited to, setbacks, height, and building codes in effect at the time of construction. 

4. The structure’s appearance, including siding, roofing, materials, and color shall coincide with 
that used on the primary dwelling unit. 

5. One additional off-street parking space shall be provided (in addition to any off-street parking 
required for other uses on the same parcel or lot). 

6. The accessory dwelling unit must have independent services that include but are not 
limited to water, sewer, and electricity. 

6. Not more than one accessory dwelling unit shall be allowed per lot or parcel. 
7. The accessory dwelling unit shall contain a kitchen, bathroom, living, and sleeping area that 

are completely independent from the primary dwelling. 
8. The property owner shall reside on site within the primary dwelling unit. 
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8. Manufactured homes, recreational vehicles, motor vehicles, travel trailers and all other forms 
of towable or manufactured structures shall not be used as an accessory dwelling unit. 

 
Fiscal Impact: 
 
None to Municipality 
Reduced private utility construction cost  
 
Recommendation: 
 
The McMinnville Affordable Housing Task Force contends that these amendments would be beneficial 
to future residential development by reducing some identified barriers to affordable housing opportunities 
in McMinnville.  The McMinnville Affordable Housing Task Force recommends that the McMinnville 
Planning Commission review these proposed legislative amendments in a public work session to be held 
on August 17, 2017, and to direct staff to present these proposed legislative amendments for review and 
consideration at a Planning Commission public hearing to be held on September 21, 2017, and to 
recommend approval to the City Council.       
 

 



OAR 660-039 Pilot Program Summary – February 21, 2017 – For detailed requirements refer to the rule language 

Measures to Encourage Affordable and Needed Housing (within existing UGB) - HB 4079 Pilot Program

Affordable Housing Measures (23 total points) OAR 660-039-0060(3)(a)

Density Bonus (max 3 points) 
3 points – Density bonus of at least 20%, no additional design review 
1 point – Density bonus with additional design review 

Systems Development Charges (max 3 points) 
3 points – At least 75% reduction on SDCs 
1 point – Defer SDCs to date of occupancy 

Property Tax Exemptions 
3 points – Property tax exemption for low income housing 
3 points – Property tax exemption for non-profit corp. low income housing 
3 points – Property tax exemption for multi-unit housing

Other Property Tax Exemptions/Freeze  
1 point – Property tax exemption for housing in distressed areas 
1 point – Property tax freezes for rehabilitated housing 

Inclusionary Zoning 
3 points – Imposes 
inclusionary zoning 

Construction Excise Tax 
3 points – Adopted 
construction excise tax 

Needed Housing Measures (30 total points) OAR 660-039-0060(3)(b)

Accessory Dwelling Units (max 3 points) 
3 points – ADUs allowed in any zone without many constraints 
1 point – ADUs with more constraints 

Minimum Density Standard (max 3 points) 
3 points – Minimum density standard at least 70% of maximum 
1 point – Minimum density standard at least 50% of maximum 

Limitations on Low Density Housing Types 
3 points – No more than 25% of residences in medium density to be detached 
1 point – No detached residences in high density zones 
1 point – Maximum lots for detached homes medium/high zones ≤5,000 sq ft 

Multifamily Off-street Parking Requirements (max 3 points) 
3 points – ≤1 parking space/unit for multi-unit dwelling and ≤0.75 spaces/unit for 

units within one-quarter mile of high frequency transit 
1 point – ≤ 1 parking space/unit in multi-unit dwellings 

Under Four Unit Off-street Parking Requirements 
1 point – ≤ 1 space/unit required for detached, attached, duplex, triplexes 

Amount of High Density Zoning Districts (max 3 points) 
3 points – At least 15% of all residential land is zoned for high density 
1 point – At least 8% of all residential land is zoned for high density

Duplexes in Low Density Zones (max 3 points) 
3 points – Duplexes are allowed in low density zones 
1 point – Duplexes are allowed on corner lots in low density zones 

Attached Units Allowed in Low Density Zones 
1 point – Attached residential units allowed in low density zones 

Residential Street Standards  
3 points – Allowed minimum local residential street width 28 feet or less 

Mixed-Use Housing  
3 points – At least 50% of commercial zoned land allows residential 

Low Density Residential Flexible Lot Sizes 
1 point – Minimum lot size in low density zones is 25%+ less than the 

minimum lot size corresponding to maximum density 

Cottage housing  
1 point – Allows cottage housing 

Vertical housing  
1 point – Allows vertical housing 

Cities must have adopted measures totaling at 
least 3 points of affordable housing measures 

- and -  
at least 12 points overall 

cities may apply for up to 6 points of credit 
for alternative measures 

Attachment A



Light Green – Less Restrictive, Medium Green – Same or Very Similar, Dark Green – More Restrictive 

Topic McMinnville Newberg1 Bend2 Ashland3 Redmond4 Corvallis5 Grants Pass6 

ADU 
Type Allowed - Conversion of attic, 

basement, or garage 
- Adding floor area to 
primary dwelling 
- Detached ADU 

- Attached or detached 
- Addition to primary 
dwelling 

- Attached or detached 
- Conversion of portion of 
primary dwelling 

- Attached or detached - Attached or detached - Attached or detached 
- Conversion of garage 

- Attached or detached 
- Conversion of attached or 
detached (garage or shed) 
space 
- Addition to primary 
dwelling 

Zoning Districts Allowed - All Residential districts as 
permitted use 
- Only allowed on lots w/ a 
detached single family 
dwelling 

- R-1 as conditional use 
- R-2 & R-3 as permitted 
use 

- All Residential districts as 
permitted use 
- Only allowed on lots w/ 
single family detached or 
attached dwelling unit 

- Permitted w/ special use 
standards in all residential 
districts 
- Allowed on lots w/ single 
family residential dwelling 
as primary use 

- Allowed in all residential 
zones 
- Permitted in R-4 & R-5 
- Conditional use in R-1, R-
2, R-3 & R-3A 

- Allowed in all residential 
zones, but must meet 
minimum lot sizes: 
    - RS-1: 8,000 sf 
    - RS-3.5/RS-5: 6,000 sf 
    - RS-6/RS-9/RS-12/RS-20: 

 3,500 sf for detached 
 2,500 sf for attached 

- Only allowed on lots w/ 
single family detached 
dwelling unit 

Size Limitations - Max ADU Size: 40% of the 
primary dwelling square 
footage or 800 square feet, 
whichever is less 
- Min. ADU Size: 300 
square feet 

- Max ADU size: 50% of the 
primary dwelling, up to 
1,000 square feet 

- Lot 6,000 sf or less: max. 
ADU size of 600 sf 
- Lot greater than 6,000 sf: 
max ADU size of 800 sf 

- R-1 Zone: Max ADU size 
of 50% of the primary 
dwelling, up to 1,000 sf 
- R-2/R-3 Zone: Max ADU 
size of 50% or the primary 
dwelling, up to 500 sf 

- Max detached ADU size: 
50% of the primary 
dwelling, up to 800 sf 
- Above garage ADU: may 
not exceed garage 
footprint 

- Max ADU size: 40% of the 
primary dwelling up to 900 
sf 

- Max ADU size: 1,000 sf 
- Height max of 18 feet 
- ADU footprint shall not 
be larger than footprint of 
primary dwelling 

Setback/Development 
Standards 

- Follows underlying zoning 
district standards 

- Follows underlying zoning 
district standards 

- Exempt from max FAR if 
certain size 

- Follows underlying zoning 
district standards 
- Exempt from density and 
min. lot area requirements 

- Follows underlying zoning 
district standards 

- Follows underlying zoning 
district standards 
- Entry & walkway must be 
5’ from side yard lot line 

- Exempt from density 
requirements 

Material 
Requirements/Design 
Standards 

- Siding, roofing, materials, 
and color shall coincide w/ 
primary dwelling 
- Definition of ADU states 
that ADU will “generally” 
have its own outside 
entrance, but not 
specifically required 

- Entry may not be located 
on front façade of primary 
dwelling 
- 2nd story windows 10’ or 
less from property line 
must be privacy glass 

- Max height of 25’ or 
height of primary dwelling 
- 2nd story doorways, 
outdoor living areas, and 
staircases setback of 10’ 

- Independent entry 
- Certain design standards 
apply in neighborhoods w/ 
adopted small area plans: 
visual buffers, second floor 
detailing or step-back 
design 

- Independent entry 
- If entry is accessed by 
stairs, a covered porch is 
required 

- Architecturally integrated 
(roof, exterior materials, 
windows, color) w/ 
primary dwelling unit 
- 2nd story windows opaque 
- Balconies only allowed to 
face nearest side yard 

- Entry located in side/rear 
- Compatible w/ primary 
dwelling (roof, exterior 
materials, windows, eaves) 
- New detached ADUs must 
be located at least 6 feet 
behind the primary 
dwelling 

1 Newberg Development Code 15.440.030 
2 Bend Development Code Table 2.1.200, 2.1.400, 2.1.600 (B)(2), 3.3.300, 3.6.200 (B) 
3 Ashland Development Code Table 18.2.3.040, 18.4.3.040, 18.6.1 
4 Redmond Development Regulations 8.0135, 8.0325, 8.0500 
5 Corvallis Land Development Code 4.1.30, 4.9.40. Corvallis allows ministerial and general development options for ADUs, which have different requirements. Ministerial is a staff level review w/ no public hearing or notification.  Ministerial requirements listed above. 
General development option requires property owner notification, but allows for no minimum lot size in low density residential zones, no setbacks for entrance doors/walkways, less restriction on architectural integration w/ primary dwelling. 
6 Grants Pass Development Code 22.720, 25.042 

Attachment B



Light Green – Less Restrictive, Medium Green – Same or Very Similar, Dark Green – More Restrictive 

Parking Requirement - 1 space for the ADU - 1 space for the ADU - 1 space for the ADU - Studio or 1 BR < 500 sf: 1 
space/unit 
- 1 BR > 500 sf: 1.5 
spaces/unit 
- 2 BR: 1.75 spaces/unit 
- 3 BR+: 2 spaces/unit 

- 1 space for the ADU - If parking requirement for 
primary dwelling is met, no 
additional off-street 
parking required 
- If ADU parking provided, 
cannot be in front/side 
yard 

- 1 space for the ADU 

Utilities - Must have independent 
water, sewer, and 
electricity services 

- Utilities can be shared 
with primary dwelling 

- Utilities can be shared 
with primary dwelling 

- No specific requirement 
that utilities be separate 
from primary dwelling 

- Utilities can be shared 
with primary dwelling 

- No specific requirement 
that utilities be separate 
from primary dwelling 

- Utilities can be shared 
with primary dwelling 

Number/Density - 1 ADU allowed per lot N/A - 1 ADU allowed per lot - 1 ADU allowed per lot N/A - 1 ADU allowed per lot - 1 ADU allowed per lot 

Facilities - ADU must include 
kitchen, bathroom, living, 
and sleeping area that are 
completely independent 
from primary dwelling 

- ADU must have one or 
more rooms, bathroom, 
and kitchen 

N/A - ADU must have 
independent, permanent 
provisions for living, 
sleeping, eating, cooking, 
and sanitation 

- Kitchen w/ oven, stove 
w/ 2 burners, sink, 
refrigerator w/ 6 cubic feet 
capacity, & freezer 
- Bathroom w/ sink, toilet, 
& shower 

N/A N/A 

Ownership - Property owner must 
reside in primary dwelling 

N/A N/A N/A - Property owner must 
reside in either primary 
dwelling or ADU 

- Property owner must 
reside in either primary 
dwelling or ADU 
- Deed restriction required 

- Ownership of ADU shall 
not be subdivided or 
separated from ownership 
of primary residence 

RV/Trailer/Manufactured 
Home 

- Not allowed as an ADU N/A N/A N/A N/A N/A N/A 
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Work Session 
EXHIBIT 2 - STAFF REPORT 
 
DATE: August 17, 2017 
TO: McMinnville Planning Commission 
FROM: Heather Richards, Planning Director 
SUBJECT: G 7-17 Alternative Housing Options, Cottage Cluster Developments –  

Proposed Draft Development Code Amendments 
 
 
The purpose of this discussion item is to review draft amendments to the McMinnville Zoning Ordinance 
(Ordinance 3380) specific to adding a new chapter, Alternative Housing Options, Cottage Cluster 
Developments. 
 
Background: 
 
As part of their efforts to remove barriers for affordable housing in McMinnville, the McMinnville Affordable 
Housing Task Force has been reviewing the McMinnville Zoning Ordinance for affordable housing 
initiatives and efficiencies.   
 
The January, 2017 meeting of the McMinnville Affordable Housing Task Force (MAHTF) started their 
evaluation of the current McMinnville zoning ordinance to identify additional development code efficiency 
measures as they pertain to affordable housing.  The discussion resulted in direction being provided to 
Planning Department staff to assemble an analysis evaluating comparable cities’ development codes as 
they pertain to barriers and incentives to affordable housing with the goal of identifying potential efficiency 
measures that could be incorporated into the McMinnville zoning ordinance.   
 
The multi-jurisdictional analysis included a review of development codes from the cities of Newberg, 
Ashland, Bend, Redmond, Corvallis and Grants Pass.   
 
Discussion: 
 
At their March 15, 2017 meeting, the MAHTF discussed cottage cluster developments.  Cottage cluster 
developments are a development on one parcel of several single family dwelling units that share common 
open space and accessories.  It is a tool used by many communities to development smaller, compact 
neighborhoods on one parcel that maintain the rhythm and form of the existing neighborhood in which 
that parcel is located.  Please see photos below.   
 
 
 
 

http://www.mcminnvilleoregon.gov/
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Observations from the MAHTF March 15, 2017 meeting included the following: 
 
Cottage Cluster Developments: 

• Cottage development is an innovative way to provide flexibility in housing product, 
introduce more density to existing residential areas, support efficient use of existing 
residential land, and allow for infill development.  Communities that have begun to allow 
cottage development have done so for a variety of reasons.  Some have done so to 
respond to the market demand for smaller detached housing units, and some have 
done so to address density and allow for increased efficiency in the development of 
existing residential lands within their Urban Growth Boundaries. 

• McMinnville does allow for development in the form of the typical cottage housing 
development.  As previously discussed, this type of housing development would be 
allowed in McMinnville as “condominium” development.  However, condominium 
development is only permitted in the R-4, C-3, and O-R zoning districts (high-density 
residential and commercial zones). 

• Other communities in Oregon have adopted Cottage Development Codes to allow for 
this type of housing to occur in other residential areas besides those zoned for high 
density development.  There are a variety of approaches to regulating cottage 
development.  Other communities have removed minimum lot size requirements, 
allowed for density bonuses, or developed unique setback requirements for cottage 
development sites to allow for the innovative placement of single family units within the 
larger site. 

• Three of the six cities used as comparison communities in our previous research have 
adopted specific Cottage Development codes.  Those communities include Bend, 
Redmond, and Grants Pass. 

• All communities that have Cottage Development codes, especially those that have 
allowed for cottage development to occur in lower density areas, have included site 
design and architectural standards that apply to cottage development sites to ensure 
that the development blends in with the surrounding neighborhood. 

• Grants Pass has an interesting Cottage Development code, which includes Guiding 
Principles specific for cottage development, design requirements, and photo examples 
of the type of design that the code encourages.  These were included in the code to 
promote high quality construction and ensure that cottage development is compatible 
with surrounding neighborhoods. 

 
On July 26, 2017, the MAHTF reviewed draft code language for cottage cluster developments.  At that 
meeting, the Task Force reviewed and discussed the proposed amendments and directed staff to move 
this recommendation forward for Planning Commission review at the August 17, 2017 work session. 
(Please see attached proposed language).   
 
This language was developed after reviewing seven other cottage cluster development codes.  Staff is 
recommending a new chapter to the Zoning Ordinance for alternative housing options site and design 
review including cottage cluster development, with the land-use classification then allowed in every 
residential zone as a conditional use.   
 
Fiscal Impact: 
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Attachments:   
Draft Code Language – Cottage Cluster Developments 
Cottage Cluster Development Code Summary Matrix 
Cottage Cluster Developments – Alternative Housing 

None at this time. 
 
Recommendation: 
 
The McMinnville Affordable Housing Task Force contends that these amendments would be beneficial 
to future residential development by reducing some identified barriers to affordable housing opportunities 
in McMinnville.  The McMinnville Affordable Housing Task Force recommends that the McMinnville 
Planning Commission review these proposed legislative amendments in a public work session to be held 
on August 17, 2017, and to direct staff to present these proposed legislative amendments for review and 
consideration at a Planning Commission public hearing to be held on September 21, 2017, and to 
recommend approval to the City Council.       
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ALTERNATIVE HOUSING OPTIONS 
 
COTTAGE DEVELOPMENTS (Conditional Uses in all Residential Zones): 
 
 
Purpose:  The purpose of a Cottage Development is as follows: 
 

1. To provide greater flexibility in development of land for creative housing options. 
 

2. To provide a voluntary option to allow compatible infill development with an automatic density 
bonus with standards designed to mitigate the intensity of the development so that the 
development is compatible with the surrounding neighborhood.   
 

3. To provide diverse housing types that respond to changing household sizes and ages 
 

4. To promote housing affordability and greater choice by encouraging smaller and more diverse 
house sizes and mixes of income levels. 
 

5. To encourage a create approach in land development and for a consistent and interesting 
architectural theme within each development. 
 

6. To encourage creation of more open space for residents of the development while at the same 
time achieving a more efficient use of land through flexibility in density and lot standards; and 
 

7. To provide guidelines to ensure compatibility with surrounding land uses.   
 

8. To build great neighborhoods. 
 
Concept:  A Cottage Development is a grouping of four or more small, single family dwelling units 
clustered around a common open space area and developed with a coherent plan for the entire site. 
Cottage units may have other shared amenities. The shared common area and coordinated design 
may allow densities that are somewhat higher than typical in single family neighborhoods possible 
while minimizing impacts on adjacent residential areas. 
 
Guiding Principles:  The following elements are intended to guide cottage developments to foster 
community and ensure a balance between privacy, security and neighborhood interactions. The guiding 
elements are encouraged. The city may require proposed cottage development to be consistent with 
the guiding elements. 
 

1. Shared Open Space. The shared common space binds the cottage development together 
and gives it vitality. Residents surrounding this space share in its management, care and 
oversight, thereby enhancing a sense of security and identity. 
 

2. Active Commons.  Development can be arranged to encourage community interaction in 
the commons. This can be achieved by arrangement of mailboxes, parking areas and 
common buildings, and by orienting front doors toward the commons. Rather than having 
homes turn their backs to their neighbors, active interior rooms can be oriented so they look 
onto the active commons. 
 

3. Common Buildings.  An advantage of living in a cottage development is being able to have 
shared buildings. These can be simple and inexpensive shared amenities such a tool shed, 
outdoor barbeque, or picnic shelter. A multipurpose room with a kitchenette, bathroom and 
storage room can be used to host community events such as potlucks, meetings, exercise 
groups, and movie nights. 
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Example:  Common buildings 
Project: Danielson Grove in Kirkland, WA 
Architect: Ross Chapin Architects Developer:
 The Cottage Company.  
 

 
 

4. Adequate Parking that does not Dominate. Parking areas should be located so they are 
shielded or screened from the surrounding neighborhood, adjoining public street, and the 
central commons. Parking areas can also be located and arranged to encourage interaction 
of residents and guests. Locating parking areas away from the homes can allow more flexible 
use of a site, limit the dominance of garages and driveways, decrease the amount of hard 
surface, and allow more light into homes. 
 

5. Connection and Contribution to the Neighborhood. A cottage development should make the 
neighborhood a better place. The site should be designed to connect and contribute to the 
fabric of the surrounding houses and streetscape. The development should be designed to 
make improvements that serve both personal needs and the larger community at the same 
time. 

 
Example:   Connection and Contribution to Neighborhood 
Project: Danielson Grove in Kirkland, WA 
Architect: Ross Chapin Architects Developer:
 The Cottage Company 
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6. Eyes on the Commons. When the active spaces of the houses look onto the shared 
common areas, safety for all residents is enhanced. 

 
7. Layers of Personal Space. When living closer together, the design and relationship of public 

and private space is important. It is desirable to help define and provide for transitions from 
public to semi-private to private space. Creating multiple ‘layers of personal space’ will help 
achieve the right balance between privacy and community. 

 
This can be achieved between the cottage development and its surrounding neighborhood, as 
well as between the commons and homes within the cottage development. At the transition 
between the public street and the semi-public commons, this can be achieved by creating a 
passage of some sort: a gateway, arbor, or narrowed enclosure of plantings, for example. 

 
Between the commons and the front door of the homes, this can be achieved by creating a 
series of layers such as a private yard with a low fence and/or border of shrubs and flowers at 
the edge of the sidewalk, a covered porch with a low railing and flowerboxes, and then the 
front door. With this layering, residents will feel comfortable being on the porch with enough 
enclosure to be private, with enough openness to acknowledge passersby. 

 
Example:  Layers of Personal Space 
Project: Greenwood Avenue Cottages in Shoreline, WA 
Architect: Ross Chapin Architects 
Developer: The Cottage Company 

 

 
8. Private Space and a Place for Planting. Include private ground space for each dwelling, such 

as a small yard or a planting bed. Locating at least some of the private garden in view of the 
shared common area provides a personal touch that contributes to the character of the 
commons, as well as a way of fostering connections with neighbors, and transitioning between 
public and private space. 
 

9. Front Porches. The front porch is a key element in fostering neighborly connections. Its 
placement, size, relation to the interior and the public space, and height of railings are 
important to creating strong community connections. 
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10. Nested Houses. Residences should be designed with open and closed sides so that 
neighboring homes ‘nest’ together. This means the open side has large windows facing its 
side yard, while the closed side has high windows and skylights to bring in ample light while 
preserving privacy. The result is that neighbors do not peer into one another’s living space. 

 
11. Smaller, High-Quality, Well-Designed Dwellings. Slightly smaller, high- quality houses, 

together with the common open area and cottage development elements, help ensure the 
intensity of development is compatible with the surrounding neighborhood.   Together, the 
common areas and individual home elements, such as the porch, gardens and shared 
common buildings serve as additional living area. There are opportunities for privacy while 
fostering connection among neighbors with a spacious feeling and without a sense of 
overcrowding. 

 
12. Cottage development is not considered “needed housing” per the definition in Oregon Revised 

Statutes, and as such is not limited to clear and objective review standards. Cottage 
development provides a voluntary alternative to standard land division and development 
methods to provide creative housing solutions. However, the standards of this Section are 
intended to provide a “template” that clearly identifies the necessary elements to successfully 
obtain approval of a cottage development 

 
13. Whether or not lots are created as part of the cottage development, all provisions of the 

Development Code pertaining to frontage improvements along any public street frontage 
shall apply to the parent parcel. Improvements within the cottage development shall be 
as specified in this Section. 
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Additional Illustrations of Key Guiding Principles and Cottage Development Elements 
 
 

 

Shared open space 
Project: Danielson Grove in Kirkland, WA 
Architect: Ross Chapin Architects 
Developer: The Cottage Company 

 

Connection to the neighborhood 
Photo provided by SERA Architects 

 

Eyes on the common 
Photo provided by SERA Architects 

 Porches 
Project: Greenwood Avenue Cottages in 
Shoreline, WA 

Architect: Ross Chapin Architects 

Developer: The Cottage Company 
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Permitted Uses and Structures within a cottage development 
 

1. Cottage.  Permitted in all zones where cottage development is permitted. 
 

2. Community Building.  Permitted on common area lots in all zones where cottage development is 
permitted. Not for commercial use. May include guest quarters. 

 
3. Shared Accessory Structures. Permitted in all zones where cottage development is 

permitted. May include parking, storage buildings. Shall not be permitted within central 
common area and must be screened from view from central common areas. 

 
4. Individual Accessory Structures. Individual attached garages may be permitted for a 

cottage. Garages shall not face a central common area. 
 

5. Two Cottage Unit (Attached). Limited to one-third of units. 
 

6. Carriage House (1 unit above a common parking structure). One carriage unit is permitted for 
every four cottages. 

 
Limitations on Use and Accessory Uses 
 

1. Accessory Dwelling Units are not permitted as part of cottage development. 
 

2. Home Occupation Limits. Home occupations are limited to exempt home occupations that 
don’t have outside employees or on-site clients and which are only be conducted within the 
dwelling unit or attached garage. If the home occupation is located within an attached 
garage, it shall not preclude parking in the garage. 

 
Density 
 

1. An automatic density bonus is allowed with cottage developments that meet the 
requirements in this section. Cottage developments may reach a density of up to 150% of 
the maximum density established by the base zone. 

 
2. In any zone that has a minimum density requirement, cottage development shall only be 

permitted if it meets those requirements, independently, or together with other 
development included in the overall proposal. 

 
General site requirements 
 

1. Ownership options. Ownership may be a common lot, fee simple lots with a homeowner’s 
association holding common areas, or condominium ownership of the whole development. 
NOTE:  Any development meeting the definition of a “Planned Development” or 
“Condominium” per state statute shall comply with all applicable provisions of state law. If 
condominium ownership, common areas shall be designated as ‘general common elements’ 
and private yard spaces shall be designated as ‘limited common elements’ for purposes of 
ORS Chapter 100 Condominium Law. 

 
2. Overall site requirements 

 
A. The parent parcel shall be at least 8,000 square feet. The lot may be further subdivided to 

facilitate individual lot ownership combined with shared ownership of common spaces. 
 

B. Cottage developments shall contain a minimum of four cottages (single or attached). 
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C. Lot Coverage. Principal and accessory structures in the cottage development shall account 

for no more than 35 percent of the gross lot area in the overall development. 
 

D. If individual lots are created, the lots shall not be subject to the minimum lot size provisions 
of the zone. They may be smaller subject to compliance with the density requirements for 
the overall cottage development, and in accordance with the provisions of this Section, 
including requirements for provision of common areas and private open space. There is no 
minimum lot size for the individual cottage lots, provided they include the footprint and 
private yards areas for the individual cottages. 

 
3. Lot/cottage arrangement 

 
A. Cottages shall be arranged around a common open space, and each cottage shall have 

frontage on the common open space. 
 

B. Units along the public right-of-way should have an inviting facade such as a primary or 
secondary entrance facing the right-of-way. 

 
C. All other units shall be arranged around the common open space and have their primary entry 

and porch facing that common open space. 
 

D. Lots fronting common area and public right-of-way should generally be arranged at a corner to 
avoid a need for “two fronts” that would preclude full-height fencing, if desired, of both the front 
and back sides of the unit. 

 
E. A community building may be provided adjacent to or at the edge of the central common area 

as part of the cottage development, consistent with the standards in subsection (17) below. 
 

4. Setbacks 
 

A. Front yards (yards facing a public right-of-way) shall meet the front yard setback of the zoning 
district. 
 

B. Exterior side and rear yards (facing public right-of-way) shall be a minimum of 10 feet. 
 

C. Interior units on a common lot or separate lots shall be spaced at least 10 feet apart. 
 

D. If individual lots are created, the applicant may create a zero lot line configuration between 
units to maximize usable private area and provide privacy.   

 
E. Setbacks from central common area – private area between sidewalk and unit.  Minimum of 5 

feet to porch. 
 

5. Private and common open space 
 

A. Central Common Open Space 
 

1. Common open space is a defining characteristic of a cottage housing development. A 
minimum of 400 square feet of central common open space per unit shall be provided. 

 
2. Up to 50 percent of the central common open space requirement may be provided in 

an area constrained from development such as a wetlands, steep slope, or forested 
area. 
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3. Cottages shall be present on at least two sides of common open space to provide a 

sense of enclosure. 
 

4. Common space should be in one contiguous area, or no more than three separate 
areas. Each contiguous common area shall have a minimum of four cottages arranged 
around at least 2 sides of the common area. 

 
5. Each common open space area should have minimum width and depth dimensions of 

20 feet. 
 

6. The central common shall include a sidewalk (width) around the open space, 
connecting to each cottage front entrance facing the common area. 

 
7. No vehicular areas shall be located between dwellings and central common areas. 

Vehicular areas shall be screened with landscaping. 
 

6. Private Open Space 
 

A. A minimum of 250 square feet of usable private open space shall be provided adjacent 
to each unit. 
 

B. Required exterior side yards shall not apply to the calculation of required private open 
space. 

 
7. Frontage, Access, Parking, and Vehicular Circulation 

 
A. Frontage.  The parent parcel shall have frontage on a public street.  If individual lots are created 

within the cottage development, each lot shall abut a common area, but is not required to have 
public street frontage. 

 
B. Access. Access, parking and circulation will be provided through a shared private lane. A lane is 

similar to a private driveway and parking area serving multiple units. There shall be pedestrian 
connectivity to the common area, but a lane is not a public street and is not subject to street 
standards. A lane will not fulfill block length and connectivity standards and is not intended for 
through-connectivity to other properties, although shared access may be required or desirable in 
some cases.  If a public street connection is required to meet connectivity requirements or other 
street connectivity standards or plans, a public street connection shall be required where 
applicable. 

 
C. Parking. A minimum of one parking space per unit shall be provided, plus one additional parking 

space for every four cottages to for visitors and extra vehicles. 
 

1. Parking and/or garage structures shall be located behind or to the side of the residential 
area and open space. They shall be accessed from the back of the cottages. 

 
2. Parking areas, shared parking structures, and garages shall be screened from common 

space and public streets by landscaping or architectural screening, not chain link. 
 
3. Shared covered or uncovered parking is permitted. Parking should be limited to groups 

not to exceed 4 spaces, with each group separated by at least 20 feet. 
 
4. If the property has frontage on a public alley, access and parking may be provided from 

the alley. 
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5. If individual lots are created, parking and access shall be provided in a common area 

with access easement. 
 

6. On-Street parking may be counted toward meeting the guest parking requirements for 
the development. 

 
D. Fire Access. Fire access shall be provided consistent with the fire code, and fire hydrants 

shall be provided consistent with the fire code. 
 

8. Landscaping and Vegetation 
 

A. Where feasible, cottage developments should be designed to retain existing mature trees 
(at least 6 inches in diameter) that do not pose a safety hazard. 
 

B. Landscaping located in common open spaces shall be designed to allow for easy access 
and use of the space by all residents, and to facilitate maintenance needs. 

 
C. Street trees shall be per Section XX of this code. 

 
9. Fences 

 
A. No fence taller than 36 inches in height shall be located between the front wall of a cottage or 

community building and the common open space. 
 

B. Fences around dwelling units or on the street frontage shall not exceed 36 inches in height. 
 

C. If private yards between buildings are fenced, they shall not exceed 6 feet in height. 
 

10. Utilities 
 
A. Cottage development is subject to any applicable code provisions regarding public 

street frontages. 
 
B. Water. Water meters shall be installed within the public right-of-way. If the property is retained 

as a single lot, a master meter or individual meters may be used. If individual lots are created, 
each lot shall have a separate meter and service.  Service lines may cross common areas to 
the individual lots, but shall not cross individual lots. If on-site fire hydrants are required, they 
shall be served by a public fire line located in a drivable easement within the parking and 
circulation areas. 

 
C. Sewer. Service laterals may be extended from a sewer main in the public right-of-way. Sewer 

mains may be extended in the driving and circulation areas in a public utility easement, with 
service laterals to individual units. Private sewer laterals may be extended across common 
areas, but shall not cross individual building lots. 

 
D. Gas/Electric/Phone/Cable/Utility Pedestals. These utility services may be extended from the 

public right-of-way across common areas to individual lots, or they may be extended in 
circulation areas in a public utility easement, and extended across common areas to individual 
lots. \ 

 
E. Trash Storage. Any areas where communal trash and recycling are stored shall be screened 

by a sight-obscuring fence and/or vegetation. 
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11. Addressing. Cottages should be addressed from a public street, not a private lane. 
 
Building Requirements 
 

1. Cottages 
 

A. Building footprint.  Cottages shall have a maximum building footprint of 1,000 square feet. The 
footprint of an attached one-car garage is not included in this maximum, but shall not exceed 
200 square feet per unit. 
 

B. Cottages may have a second partial or full story, provided that the floor area of the second 
story is no more than 0.6 of the square footage of the main floor (e.g., a cottage with an 800-
square-foot building footprint (main floor) could have a second floor of 480 square feet, for a 
total floor area of 1,280 square feet). 

 
C. The maximum total floor area of cottages shall be 1,600 square feet (e.g., a cottage with a 

1,000-square-foot building footprint (main floor) could have a second floor of 600 square feet, 
for a total floor area of 1,600 square feet). An additional 200 square feet is permitted for an 
attached garage. 

 
D. A below-grade partial story may be allowed, but habitable space on that story shall count 

toward the total floor area of the cottage. 
 

E. Building Height.  The maximum building height shall be 24 feet. 
 

F. Porches.  Attached, covered porches are required and shall have minimum width and depth 
dimensions of seven feet. (cottages, two-unit cottages). Carriage units are not required to 
have porches, but are encouraged to have an outdoor patio or deck). 

 
G. Other design requirements.  Cottages shall contain a variety of designs that include 

articulation of facades; changes in materials, texture, color, and window treatments; and other 
architectural features so all units do not appear identical.   (Some repetition is acceptable.) 

 
2. Two-Unit Structures 

 
A. Where permitted, two-unit attached cottages shall not exceed a building footprint of 2,000 

square feet for one-story units (average 1000 square feet footprint per unit) or 1,800 square 
feet for either one-and-a-half or two- story units (average 900 square feet footprint per unit). 
 

B. The number of attached units in a cottage development may not exceed one-third of the total 
number of units. 

 
C. Attached two-unit structures are allowed and must be similar in appearance to detached 

cottages. 
 

D. Attached two-unit structures shall have one primary shared entry facing the common open 
space. 

 
3. Carriage Units 

 
A. One carriage unit may be provided for every four cottages. 

 
4. Community Buildings 
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A. Community buildings are intended as an amenity for the use of the cottage development 
residents and to help promote the sense of community. They may include a multi-purpose 
entertainment space, a small kitchen, library, or similar amenities.  Guest quarters, storage 
space, or a carriage unit could be included as part of a community building. 
 

B. A community building shall be of similar scale, design, and height as the cottages, with a 
maximum footprint of 1,000 square feet and with the second floor not to exceed 0.6 square 
footage of the first floor. 

 
C. Commercial uses are prohibited in the community building. 

 
5. Accessory Structures 

 
A. Accessory structures such as garages, carports, storage or tool sheds shall not exceed 200 

square feet per unit, or 1,000 square feet per accessory structure that is shared by five or 
more dwelling units. Storage space may be included in a garage structure, but vehicle space 
may not be used for storage or uses other than parking. 
 

B. The design of garages, carports, and other accessory structures must be similar or compatible 
with that of the cottages in the development. 

 
6. Existing Dwellings on the Site. Existing dwellings may be incorporated into the development 

as a residence or community building, and may be nonconforming to standards. 
Noncompliance may not be increased. 

 
7. Renovation and Expansion 

 
A. Renovations shall be in keeping with the size and architectural character of the new 

development. 
 

B. A covenant restricting any increases in unit size after initial construction beyond the maximum 
allowed by this section shall be recorded against the property. 
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Cottage development design standards 

 

 



Topic McMinnville Newberg Bend1 Ashland Redmond2 Corvallis Grants Pass3 

Cottage Codes 
       

Type Allowed - Cottage development 
not specifically allowed 
 
- Same form could be 
allowed as 
“condominium” 
development 

- Cottage/ 
cluster 
development 
not 
specifically 
allowed 

- Cottage Housing Development 
- Cluster grouping of 4-12 
cottages on one site 
- One site can contain more than 
one cluster 

- Cottage/ 
cluster 
development 
not 
specifically 
allowed 

- Cottage Development allowed 
- Single family dwellings 
permitted 
- Site must contain a minimum of 
4 cottages 

- Cottage/ 
cluster 
development 
not 
specifically 
allowed 

- Cottage Development allowed 
- Cluster of 4-12 small, single 
family dwelling units on one site 
- Site must contain a minimum of 
4 cottages, and no more than 12 
cottages 

Zoning Districts 
Allowed 

- Condominium 
development permitted 
in R-4, O-R, and C-3 

 - Standard Density Res (RS) 
- Medium Density Res (RM) 
- Medium-10 Res (RM-10) 
- RS & RM make up majority of 
residentially zoned land in Bend  

 - Conditional use in R-2, R-3, R-4, 
and R-5 districts 

 - Permitted in all residential 
districts, with approval by 
hearing’s officer or Planning 
Commission 

Density - Minimum lot size of 
1,500 sf/dwelling unit 
 

 - Minimum densities of 4 
units/acre in RS, and 12 
units/acre in RM 
- Max. density cannot exceed 
underlying zone 

 - No minimum overall site or 
individual lot sizes 
- Densities: 
  R-2: 4-9 units/acre 
  R-3: 4-10 units/acre 
  R-4: 5-12 units/acre 
  R-5: 8+ units/acre 

 - Density bonus allowed, up to 
125% of the maximum density of 
the underlying zone 

Setbacks - Follows standard R-4 
setback requirements 

 - Standard setbacks between any 
building and site perimeter 
- Smaller setbacks between 
buildings within site 

 - Standard setbacks between any 
building and site perimeter 
- Smaller setbacks between 
buildings within site 

 - Standard setbacks between any 
building and site perimeter 
- Smaller setbacks between 
buildings within site 

Material 
Requirements/Design 
Standards 

- None  - Each unit served by individual 
utilities 
- Covered entries required 
- Pathways required 
- Common accessory structures 
allowed 

 - Orientation of cottages toward 
open space 
- FARs for cottage units 
- Architectural standards for 
cottages & accessory structures 
- Pathways required 

 - Guiding Principles related to 
site design, architecture, and 
building materials to guide 
cottage development 
- FARs and building footprint 
maximums for cottage units 

Open Space - 25% of site required to 
be landscaped 

 - Common open space required 
at minimum of 400 sf/cottage 
- Private open space required at 
400 sf/cottage 

 - Minimum common open space 
of 500 sf/cottage 
- Minimum private open space of 
300 sf/cottage 

 - Minimum common open space 
of 400 sf/cottage 
- Minimum private open space of 
250 sf/cottage 

Parking - Follows standard multi-
family requirements 

 - Number based on cottage size 
and number of BRs 
- Location flexible 

 - 2 parking spaces required per 
cottage unit 
- Location flexible 

 - 1 space required per cottage 
unit, plus 1 extra space per 4 
cottage units 
- Location flexible 

                                                           
1 Bend Development Code Table 4.5.600 
2 Redmond Development Regulations 8.0285 
3 Grants Pass Development Code 18.300 
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3. COTTAGE CLUSTERS

Third Street Cottages in Langley, WA, is a community of eight detached cottages located on four standard single-
dwelling lots, oriented around a shared commons building and tool shed.
(Photo courtesy of Third Street Cottages and Ross Chapin Architects.) 

Cottage Cluster Characteristics

Cottage Clusters – Typical Characteristics
Form

Ownership 

Density 
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History & Regulatory Context

 

Journal of San Diego 
History

Housing Finance 
International

Washington Grove, Montgomery 
County, MD.
(Images courtesy of the Maryland 
Historical Trust.)
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Code Elements

Attribute Typical Single-Dwelling Zones Cottage Clusters

 http://www.census.gov/construction/chars/highlights.html

Cottage clusters on Cottage Street NE, Salem, OR.
(Photos courtesy of TGM.) 
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Attribute Typical Single-Dwelling Zones Cottage Clusters

 

Provision Type Supportive Codes Limiting Codes
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Provision Type Supportive Codes Limiting Codes

Recommendations 
(1) Couple Density Bonuses with Home Size Caps

and 

(2) Avoid Minimum Individual Lot Size Requirements

(3) Support Community-Oriented Site Plans with Flexible Subdivision or Planned 
Development Rules

(4) Strike a Balance with Design Requirements
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(5) Experiment with Geographically-Speci ic, Limited Adoption

Bene its and Limitations of the Cottage Cluster Housing Type

Bene its Limitations
More Ef icient Use of Land

Flexible Ownership Models

Flexible Scale of Development

Availability of Suitable Lots

Lack of Familiarity with Sharing Space

Conclusions
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COTTAGE CLUSTER CASE STUDIES

Commons at NorthWest Crossing – Bend, OR
Irregular lot development in an experimental/opportunity district
Location:
Owner/Developer:
Architect:
Builder:
Type:

Square Footage:
Year Built:

1,200 square foot cottage, Commons at NW Crossing, Bend, OR.
(Photo courtesy of Tyee Development.) 
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Commons at NW Crossing site plan, Bend, OR.
(Image courtesy of Tyee Development.)
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Supportive Code Provisions

Limiting Code Provisions

Lessons Learned

Current Status

http://thegarnergroup.harcourtsusa.com/Home/Neighborhoods/The-
Commons-at-NorthWest-Crossing/5456

www.codepublishing.com/OR/Bend
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Pocket Neighborhoods: Creating Small-Scale 
Community in a Large-Scale World, 

Wyers End – White Salmon, WA
Site-speci ic code adoption and subsequent expansion 
Location:
Owner/Developer:
Architect:
Builder:
Type:

Square Footage:
Year Built:

Live-work homes, Wyers End, White Salmon, WA.
(Photo courtesy of Ross Chapin Architects.)
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Cottages, Wyers End, White Salmon, WA.
(Photo courtesy of Ross Chapin Architects.)

Site plan for Wyers End, White Salmon, WA.
(Image courtesy of Ross Chapin Architects.)
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Supportive Code Provisions

Limiting Code Provisions

Lessons Learned

Current Status
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Cully Grove – Portland, OR
Community-oriented site layout achieved through Planned Development 
Location: 
Owner/Developer:
Architect:

Builder:
Type:

Square Footage:

Year Built:  

Courtyard, Cully Grove, Portland OR.
(Photo courtesy of Communitecture.) 
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Site plan, Cully Grove, Portland OR.
(Image courtesy of Orange Splot, LLC.)
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Supportive Code Provisions
 

Limiting Code Provisions

Lessons Learned

Current Status

www.cullygrove.org
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Catterlin Cottages – Salem, OR
World War II-era cottage clusters become market-based affordable rentals
Location: 
Owner:
Architect, Builder:
Type:  
Square Footage:
Year Built: ~

The Catterlin Cottages in Salem, OR, are six detached one-story homes, each approximately 38’x24’, fronting onto a 
central courtyard.
(Photo by Eli Spevak.)
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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 2 - STAFF REPORT 
 

DATE: August 17, 2017 

TO: Planning Commissioners 

FROM: Chuck Darnell, Associate Planner 

SUBJECT: ZC 9-17 / ZC 10-17 – 1730 SW 2nd Street 
 
 
Report in Brief: 
 
This is a public hearing to consider an application for a zone change from R-1 (Single Family Residential) 
to R-4 (Multiple-Family Residential) on a parcel approximately 0.22 acres, and an amendment to an 
existing planned development (R-4 PD) of approximately 0.89 acres, that would increase the allowed 
density, provide variances for setbacks, allow for multiple duplexes as a multi-family project, and increase 
the size by adding the 0.22 acre parcel that has been rezoned to R-4 for a new multiple-family residential 
planned development of approximately 1.11 acres.  The two parcels are located immediately adjacent to 
each other, with the smaller parcel adjacent to 2nd Street and the larger parcel to the south extending 
down to SW Apperson Street.  The rezoning and planned development amendment would result in the 
ability to develop 21 (twenty-one) multiple-family residential dwelling units on the two parcels.  The subject 
sites are located at 1730 SW 2nd Street, and more specifically described as Tax Lots 101 and 100, Section 
20CB, T. 4 S., R. 4 W., W.M., respectively. 
 
Background: 
 
The subject sites are currently largely undeveloped.  There is an existing single family home on the 
northern parcel and the southern parcel is vacant.  The site is bounded on the north by SW 2nd Street 
and on the south by SW Apperson Street.  Existing single family homes in the Jandina subdivision are 
located to the west of the subject site.  Immediately to the east of the subject site are a few single family 
homes and a larger apartment complex, the Villa West Apartments.  The subject sites are identified 
below: 
  

http://www.mcminnvilleoregon.gov/
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Site Reference Map 
 

 
 
The northern parcel is currently zoned R-1 (Single Family Residential) and is designated on the 
comprehensive plan map as Residential.  The southern parcel is currently zoned R-4 PD (Multiple Family 
Residential Planned Development) and is also designated on the comprehensive plan map as 
Residential. 
 
The existing Planned Development overlay that applies to the southern parcel (Ordinance 4097) was 
adopted in 1980 and resulted in a rezoning of the property to R-4 PD to allow for the development of up 
to five (5) dwelling units.  The approval of the planned development included conditions of approval as 
follows: 
 

1) That the density allowed for development of this property be limited to five units. 
2) That sewer and water facilities be extended to the property prior to the issuance of building 

permits 
3) That “A” Street be improved to City standards prior to the issuance of building permits. 
4) That a ten-foot easement for utilities be granted to the City along the subject site’s “A” Street 

frontage. 
 
The applicant is proposing to repeal the outdated existing planned development ordinance and replace 
it with a new planned development ordinance that more accurately reflects their proposed development 
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plan.  The original conditions of approval from the 1980 planned development have either already been 
completed or will be required as part of the applicant’s development.  The required improvements to “A” 
Street, which is now SW Apperson Street, have already occurred.  Sewer and water facilities and any 
necessary easements will be required by McMinnville Water and Light and the Engineering Department 
through the building permit process should the zone change and planned development requests be 
approved. 
 
The original condition of approval related to density and the limit to 5 (five) dwelling units was based on 
a sewer system analysis completed in 1979, which had determined that downstream capacity issues 
existed in the sanitary sewer system serving this property and this area of the city.  One of the 
recommendations of the 1979 sewer system analysis was to limit density in the western side of 
McMinnville to 6 (six) dwelling units per acre.  This resulted in the southern parcel being limited to 5 (five) 
dwelling units based on its 0.89 acres size.  Since the adoption of the existing planned development in 
1980, improvements to the sanitary sewer system have occurred and will be discussed in more detail 
below during the evaluation of the review criteria. 
 
Properties immediately adjacent to the subject site to the west in the Jandina subdivision are zoned R-2 
PD (Single Family Residential Planned Development).  Other properties immediately adjacent to the 
subject site are zoned R-2 (Single Family Residential) and R-4 PD (Multiple Family Residential Planned 
Development).  The R-4 PD property to the east is the location of the Villa West Apartments and was 
allowed to be developed at a density of up to 15 dwelling units per acre as part of a planned development 
that was adopted in 1978.  The zoning of other properties in the general vicinity of the subject site is 
varied, with some R-2 (Single Family Residential) and R-3 (Two Family Residential) zoned property, as 
well as some other R-4 (Multiple Family Residential) zoned properties in both directions along SW 2nd 
Street. 
 
Reference maps showing the existing and proposed zoning designations of the subject site and the 
surrounding properties are provided below: 
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Discussion: 
 
The Planning Commission’s responsibility regarding this type of land use request is to conduct a public 
hearing and, at its conclusion, render a decision to recommend approval or approval with conditions to 
the City Council, or deny the zone change and planned development amendment requests utilizing the 
criteria in Section 17.74.020 of the McMinnville Zoning Ordinance for a zone change, and the criteria in 
Chapter 17.51 of the McMinnville Zoning Ordinance for a planned development, and Section 17.74.070, 
planned development amendment review criteria 
 
There are two concurrent requests being made by the applicant.  The zone change request applies to 
the northern parcel, and the planned development amendment request applies to both the southern and 
northern parcels.  The two requests have different review criteria, and have been reviewed against those 
criteria separately.  However, the overall planned development as proposed would expand to cover both 
parcels and the entire development site, so the entire site was considered when reviewing the proposed 
development plan against the planned development review criteria. 
 
Northern Parcel Zone Change 
 

The request that is applicable to the northern parcel is to rezone the parcel from R-1 (Single-Family 
Residential) to R-4 (Multiple-Family Residential).  An amendment of the zoning map may be authorized 
provided that the proposal satisfies all applicable zoning requirements and provided that the applicant 
demonstrates the following: 
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Section 17.74.020 

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

There are numerous Comprehensive Plan Goals and Policies that are applicable to this request.  The 
narrative provided by the applicant identifies those goals and policies in detail, and they have also been 
identified in the attached decision document. 
 
The more notable Comprehensive Plan policies being satisfied by the rezoning are found in Chapter V 
(Housing and Residential Development).  Goals from Chapter V of the Comprehensive Plan promote the 
development of affordable, quality housing for all city residents, and also promote a land-intensive 
development pattern.  Policies adopted to support and achieve those goals include providing 
opportunities to develop a variety of housing types and densities, and an encouragement of a compact 
form of urban development close to the city center and in areas where urban services are readily 
available.  Specifically, there is a policy that provides guidance in the designation of high density 

residential zones.  Policy 71.13 states that the following factors should serve as criteria in determining 
areas appropriate for high-density residential development:  
 

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

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

3. Areas which have direct access from a major collector or arterial street;  
4. Areas which are not subject to development limitations;  
5. Areas where the existing facilities have the capacity for additional development;  
6. Areas within a one-half mile wide corridor centered on existing or planned public transit 

routes;  
7. Areas within one-quarter mile from neighborhood and general commercial shopping centers; 

and  
8. Areas adjacent to either private or public permanent open space.  

 
The northern parcel is currently zoned for low density residential development.  However, the applicant 
is arguing that the site better meets the locational criteria for high density residential development.  The 
adjacent property that will be part of the overall development of the northern parcel is currently zoned for 
high density residential development.  In addition, the surrounding residential neighborhoods are zoned 
for a variety of residential densities, with a variety of housing types in the immediate area.  The northern 
parcel can be buffered by landscaping from adjacent lower density residential areas on the west and east 
sides of the site.  A condition of approval is being suggested to require landscaping as buffering along 
the planned development’s east and west property lines to maximize the privacy of established lower 
density residential areas adjacent to the site.  The condition of approval will also require that a landscape 
plan be submitted for review, at which time the Landscape Review Committee would ensure that any 
proposed landscaping is achieving the required buffering effect. 
 
In addition, because the request is to rezone a property with a lower residential density to a higher 
residential density that has adjacency to existing single family development, a condition of approval is 
being recommended to increase required setbacks if the maximum building height normally allowed in 
lower density residential zones is exceeded.  Currently the R-4 (Multiple Family Residential) zone states 
that a side yard shall not be less than six (6) feet, except an exterior side yard shall not be less than 15 
(fifteen) feet.  And all yards shall be increased over the requirements of this section, one (1) foot for each 
two (2) feet of building height over 35 (thirty-five) feet (Section 17.21.040).  Since the subject site is 
adjacent to existing single family residential development, it is recommended that the language for 
increasing the side yard setbacks relative to building height over 35 (thirty-five) feet be increased to one 
(1) foot for each one (1) foot of building height over 35 (thirty-five) feet.  The applicant has stated in their 
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narrative that they intend to construct duplex units with similar architecture and exterior design as the 
applicant’s recently constructed multiple family complex across SW 2nd Street, west of Newby Elementary 
School.  These units were not more than 35 feet in height, but because there are no specific architectural 
plans associated with the planned development request, this condition of approval would ensure that 
adequate spacing and buffering is provided. 
 
The northern parcel has direct access from SW 2nd Street, which is an arterial street.  The northern parcel 
is not subject to any development limitations, as the site is flat and does not contain any significant natural 
or topographic features or that would reduce the developable area of the site. 
 
The applicant has provided a traffic analysis that concluded that the surrounding street network has the 
capacity to accommodate the increase in trips that would result from the applicant’s request to rezone 
the northern parcel and develop 21 (twenty-one) dwelling units on the entire site, including the southern 
parcel.  The traffic analysis showed that minimal increases in delays would occur at all of the surrounding 
intersections on SW 2nd Street, SW Agee Street, and SW Cypress Street.  The minimal increases in delay 
did not have any impact on the overall level of service of any intersection within the study area.  The 
Engineering Department has reviewed the traffic analysis, and does not have any concerns with the 
analysis or the findings.  The Engineering Department has also verified that adequate sanitary and storm 
sewer facilities exist to serve the increased density of the site proposed by the applicant. 
 
Public transit is available immediately adjacent to the property, as Yamhill County Transit Route 2 
(McMinnville East-West Express) runs hourly along SW 2nd Street for most of the day.  The northern 
parcel is within one-quarter mile of a future commercial area, as there is a vacant piece of land at the 
southwest corner of the intersection of SW 2nd Street and SW Agee Street that is zoned C-3 (General 
Commercial).  The northern parcel is not immediately adjacent to any permanent public open space, but 
private open space will be provided within the site and will be discussed in more detail below in the review 
of the planned development.  The site is located in close proximity to permanent public open space.  A 
nearly 2,000 foot long segment of the West McMinnville Linear Park is located within a quarter mile of 
the subject site, and the southern end of the Westside Bicycle/Pedestrian Greenway is also located within 
a quarter mile of the subject site.  Also within a quarter mile of the subject site is the future Quarry Park, 
which is proposed in the Parks, Recreation, and Open Space Master Plan to be a special use park.  While 
there is no neighborhood park within a half mile of the property, there are multiple other existing or 
planned park and recreation facilities within a quarter mile of the site. 
 
The amenities within a quarter mile and half mile of the subject site can be seen below: 
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Section 17.74.020 

B. The proposed amendment is orderly and timely, considering the pattern of development in the 
area, surrounding land uses, and any changes which may have occurred in the neighborhood or 
community to warrant the proposed amendment. 

 
The development pattern in the surrounding area is widely varying.  Within a quarter mile of the subject 
site, there are nearly all forms of residential zones and housing types.  The area to the west in the Jandina 
subdivision is primarily single-family residences, with some duplexes on corner lots along SW Cypress 
Street.  Immediately adjacent to the subject site to the east is an existing higher density apartment 
complex.  Slightly further east and across SW Agee Street, a number of duplex and townhome type 
residential dwelling units have been developed.  Across SW 2nd Street and near the intersection of SW 
2nd Street and SW Cypress Street, another R-4 (Multiple Family Residential) zoned property contains 
another apartment complex.  The established development pattern for the larger surrounding area is 
clearly a mix of residential housing types. 
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The parcel immediately to the south of the northern parcel is vacant, but is zoned R-4 PD (Multiple Family 
Planned Development).  Therefore, the rezoning of the northern parcel to R-4 would be consistent with 
the zoning of other properties immediately adjacent to the site, and also would be consistent with the 
overall development pattern of the area.  The existing R-4 PD zoned property to the south is very deep 
and narrow, which makes development of that property difficult.  The rezoning of the northern parcel to 
R-4 will allow for the property to be developed along with the vacant parcel to the south, which will be 
discussed in more detail below in the review of the planned development.  The rezoning of the property 
to R-4 will allow for more efficient and orderly development of the vacant land in this area of the city. 
 
The applicant is also arguing that the current zoning designation of R-1 (Single Family Residential) is not 
consistent with the City’s locational policies for R-1 zoned land.  Comprehensive Plan policies 71.06 and 
71.07 state that low density residential development should be limited to areas adjacent to collector and 
local streets, areas with development limitations such as natural or topographic features, and areas 
where utilities cannot support more intense uses.  The subject site does not meet many of these locational 
requirements.  Together with the adjacent land uses and pattern of development in the surrounding area, 
the subject site better meets the locational policies for higher density residential development. 
 
Section 17.74.020 

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

 
Utility and Service Provision:  This area is well served by existing sanitary and storm sewer systems as 
well as other public utilities.  The Engineering Department has reviewed this proposal and has offered no 
concerns with providing adequate services to this site to support the residential development density 
proposed by the applicant as part of the planned development. 
 
Street System:  As discussed above, the applicant has provided a traffic analysis that concluded that the 
surrounding street network has the capacity to accommodate the increase in trips that would result from 
the applicants request to rezone the northern parcel and develop 21 dwelling units on the entire site, 
including the southern parcel.  The traffic analysis showed that minimal increases in delays would occur 
at all of the surrounding intersections on SW 2nd Street, SW Agee Street, and SW Cypress Street.  The 
minimal increases in delay did not have any impact on the overall level of service of any intersection 
within the study area.  The Engineering Department has reviewed the traffic analysis, and does not have 
any concerns with the analysis or the findings.    
 
Planned Development Amendment 
 
The request that is applicable to the southern parcel is an amendment of the existing planned 
development.  The primary reasons for the amendment are to increase the density of the planned 
development which is limited based upon an outdated land-use decision; request a variance in the 
setbacks from the street to be able to create more open space interior to the project due to the unique 
and constrained layout of the property, and to allow several duplexes as a multi-family project on one 
parcel rather than one large apartment complex.   
 
The applicant is requesting to repeal the existing planned development ordinance and replace it with a 
new planned development overlay.  The zoning of the property would remain as R-4 PD (Multiple Family 
Residential Planned Development), but a development plan has been proposed by the applicant to 
become binding on the site.  Also, the applicant is proposing to expand the planned development overlay 
to encompass the northern parcel.  Therefore, the entire site would become R-4 PD, and the entire site 
was considered when reviewing the proposed development plan against the planned development review 
criteria 
 
The proposed development plan can be seen below: 
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An amendment to an existing planned development may be authorized, provided that the proposal 
satisfies all relevant zoning requirements, and also provided that the applicant demonstrates the 
following:  
 
Section 17.74.070 

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; 

 
The subject site is uniquely shaped, as it is a somewhat narrow (80 feet wide) and deep (510 feet deep) 
parcel.  This unique lot size creates a difficulty in the development of multiple family dwelling units on the 
site.  The subject site is also located between two properties with different residential zoning 
classifications and existing residential uses.  Immediately to the west are properties zoned R-2 PD (Single 
Family Residential Planned Development) and developed as single family dwellings.  Immediately to the 
east is a property zoned R-4 PD (Multiple Family Residential Planned Development) and developed as 
a higher density apartment complex. 
 
To allow for efficient development of the parcel, the applicant is proposing to combine the property with 
the adjacent property to the north, should the concurrent zone change request be approved, to provide 
one-way access through the site.  This allows the applicant to reduce the amount of space required for 
vehicular movement, and also allows for the dwelling units to be more evenly distributed and spread out 
throughout the site. 
 
In addition, the applicant is proposing to construct multiple duplex units within the site, clustered into three 
separate groups throughout the site.  This pattern of development would not normally be allowed under 
standard zoning requirements.  The City’s definition of a multiple family dwelling unit is “a building 
containing three or more dwelling units”.  The buildings proposed by the applicant would only contain two 
dwelling units, which are defined as two-family dwelling units and are more commonly known as 
duplexes.  Duplexes are allowed in the underlying R-4 zone, but normally no more than one duplex is 
allowed on a single lot.  The allowance for multiple duplex units on a single lot is the primary reason for 
the applicant’s planned development request.  The proposed pattern of development with multiple duplex 
units clustered throughout the site would also provide more of a transition in building massing between 
the existing apartment complex to the east and the existing single family residences to the west. 
 
The physical conditions of the site being uniquely shaped, and the applicant’s intent to distribute housing 
units throughout the site and provide a transition between existing land uses, warrant a departure from 
the standard regulation requirements and the allowance of multiple duplex units in one development site. 
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Section 17.74.070 
B. Resulting development will not be inconsistent with the Comprehensive Plan objectives of the 

area;  
 
There are numerous Comprehensive Plan Goals and Policies that are applicable to this request.  The 
narrative provided by the applicant identifies those goals and policies in detail, and they have also been 
identified in the attached decision document. 
 
Housing and Residential Development Policies 
 
The more notable Comprehensive Plan policies being satisfied by the planned development amendment 
are found in Chapter V (Housing and Residential Development).  Goals from Chapter V of the 
Comprehensive Plan promote the development of affordable, quality housing for all city residents, and 
also promote a land-intensive development pattern.  The applicant is proposing to provide a housing type 
that is needed in the city in multiple family dwelling units, and the infill development of this parcel with 
increased densities is an efficient and land-intensive development pattern. 
 
The applicant is requesting an increase in density on the southern parcel as part of the planned 
development amendment.  The existing planned development overlay limits the southern parcel to five 
(5) dwelling units, which his based on a maximum density of six (6) units per acre.  The development 
plan for the overall planned development, which includes the parcel to the north, shows the construction 
of 21 (twenty-one) dwelling units.  The requested increase to 21 (twenty-one) dwelling units then 
represents an overall increase of 15 (fifteen) dwelling units.  The density of the overall planned 
development as proposed would be 18.9 units per acre.  This level of density is more consistent with the 
densities intended for high density residential (R-4) properties in Comprehensive Plan Policy 71.09.  The 
southern parcel also meets the locational requirements described in Policy 71.13 for high density 
residential (R-4) land, in that the site will have direct access from an arterial street if the planned 
development is approved.  The site also has access to existing transit service, access to future 
commercial services, access to public parks and pedestrian walkways, and the development of the site 
is not limited by any natural or topographic features. 
 
Westside Density Policy 
 
The existing Planned Development overlay that applies to the southern parcel (Ordinance 4097) was 
adopted in 1980 and resulted in a rezoning of the property to R-4 PD to allow for the development of up 
to five (5) dwelling units.  The limit to five (5) dwelling units was included as a condition of approval and 
was based on a sewer system analysis completed in 1979, which had determined that downstream 
capacity issues existed in the sanitary sewer system serving this property and this area of the city.  One 
of the recommendations of the 1979 sewer system analysis was to limit density in the western side of 
McMinnville to six (6) dwelling units per acre.  This resulted in the southern parcel being limited to five 
(5) dwelling units based on its 0.89 acres size. 
 
In response to the sewer capacity issues identified in the 1979 analysis, the City adopted the Westside 
Density Policy in 1985 as a policy within the Comprehensive Plan.  The Westside Density Policy (Policy 
71.01) formally limited densities on the west side of the city to no more than six (6) units per acre.  
However, in an effort to disperse multiple family units throughout the community, the policy was amended 
in 2003 to exclude properties within a quarter mile of planned or existing transit corridors from the density 
limitation.  The southern parcel is located well within a quarter mile of transit service.  The Yamhill County 
Transit Route 2 (McMinnville East-West Express) currently operates immediately adjacent to the site, 
running hourly along SW 2nd Street for most of the day.  Therefore, the subject site is not limited to six 
dwelling units per acre. 
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Planned Development Policies 
 
Comprehensive Plan policies related to planned developments are contained in Policies 72.00 – 78.00.  
These policies encourage planned developments as a form of residential development as long as social, 
economic, and environmental savings will accrue to the city.  The planned development policies also 
require preservation of natural and topographic features, the development of open space and community 
facilities within the planned development, and the development of safe and efficient traffic patterns and 
vehicle circulation within the planned development. 
 
The proposed planned development will provide for a type of needed housing in the city in the form of 
multiple family residential rental housing.  The increase in density on the site is more consistent with the 
city’s policies for high density residential zones, as described above, but the increase in dwelling units 
also increases the efficiency with which vacant land in the city is being developed.  This can be 
considered an environmental savings as it will allow for densification within the existing urban growth 
boundary. 
 
There are no significant natural or topographic features to preserve within the site.  Open space is being 
provided within the development that directly benefits the future residents of the development.  The 
applicant had originally submitted a development plan that included minimal open space, outside of some 
small areas that would be used for landscaping.  To better meet the purpose of a planned development 
and Comprehensive Plan policies 75.00 and 76.00, the applicant revised the site plan to include more 
open space.  On the north side of the southernmost grouping of duplexes, one of the duplex units was 
reduced to a single stand-alone unit.  This allowed for a contiguous open space area to be provided 
within the site, totaling 2,360 square feet.  The space is centrally located within the site, and will provide 
opportunities for gathering space and recreation for future residents.  The open space provided equates 
to five (5) percent of the site being preserved as contiguous, usable open space. 
 
In order to provide that larger open space within the site, the applicant is requesting reduced setbacks 
for the overall development site.  The reduced setbacks are shown on the development plan that would 
become binding on the site, should the planned development amendment be approved.  Specifically, the 
reduced setbacks are as follows: 
 

 Front Yard Rear Yard 

Standard Required Setback 20 Feet 15 Feet 

Proposed Setback 15 Feet 10 Feet 

 
Since the City does not have specific standards for the amount of open space to be provided, staff 
reviewed other Oregon city’s requirements and found that the proposed percentage of open space is 
consistent with what other communities require within multiple family developments. 
 
The internal traffic system is being designed to be efficient and safe.  The circulation through the site will 
be one-way traffic, with ingress to the site from SW 2nd Street and egress to SW Apperson Street.  The 
one-way drive aisle will meander through the site, primarily to allow for clustering of the duplex units, but 
that will effect traffic movement and should help to limit vehicle speed through the site.  Also, landscaped 
islands will be provided near the curves in the drive aisle, which should assist more with traffic calming 
through the site. 
 
Section 17.74.070 

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

 
The surrounding area is fully developed, and the property within the planned development will not provide 
for access or services to adjoining parcels.  Buffering will be required as a condition of approval between 
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the subject site and the adjoining parcels, and the planned development will directly connect to the streets 
adjacent to the property without any major reconstruction or change to the surrounding transportation 
system. 
 
Section 17.74.070 

D. The plan can be completed within a reasonable period of time;  
 
The applicant has developed other properties in the city, and has a bona fide ability to develop this site.  
From conversations with the applicant, it is staff’s understanding that, should the zone change and 
planned development amendment be approved, the applicant intends to begin site work this fall in 
anticipation of construction of the dwelling units during the next construction season.  In order to ensure 
that the plan is completed in a reasonable period of time, a condition of approval is recommended to 
require that the proposed improvements commence within two years of the effective date of this proposal.  
If the proposed improvements have not commenced within two years, and if they are not fully complete 
within seven years, the planned development approval shall be terminated and the applicant would be 
required to resubmit a planned development amendment application. 
 
Section 17.74.070 

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

 
The applicant has provided a traffic analysis that concluded that the surrounding street network has the 
capacity to accommodate the increase in trips that would result from the applicant’s request to rezone 
the northern parcel and develop 21 (twenty-one) dwelling units on the entire site, including the southern 
parcel.  The traffic analysis showed that minimal increases in delays would occur at all of the surrounding 
intersections on SW 2nd Street, SW Agee Street, and SW Cypress Street.  The minimal increases in delay 
did not have any impact on the overall level of service of any intersection within the study area.  The 
Engineering Department has reviewed the traffic analysis, and does not have any concerns with the 
analysis or the findings.  The engineering department has also verified that adequate sanitary and storm 
sewer facilities exist to serve the increased density of the site proposed by the applicant. 
 
Section 17.74.070 

F. Proposed utility and drainage facilities are adequate for the population densities and type of 
development proposed;  

 
Improvements to the sanitary sewer system have occurred since the time of the adoption of the Westside 
Density Policy, which was discussed in more detail above.  Those improvements have addressed the 
capacity issues that drove the need for the Westside Density Policy, and the Engineering Department 
has reviewed this proposal and has offered no concerns with providing adequate services to this site to 
support the residential development density proposed by the applicant as part of the planned 
development.  The applicant has also discussed the proposed development plan with other utility 
providers, McMinnville Water and Light and Northwest Natural, and neither entity has concerns with 
providing services to the site.  Water, electricity, natural gas, sanitary sewer, and storm sewer all exist in 
either SW 2nd Street or SW Apperson Street to service the site.  The engineering department will require 
that onsite stormwater detention and storm system improvements be provided that comply with the City’s 
Storm Drainage Master Plan, and the applicant has verified that they intend to design their onsite system 
to meet that requirement. 
 
Section 17.74.070 

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.  

 



ZC 9-17 / ZC 10-17 – 1730 SW 2nd Street Page 13 

 

---------------------------------------------------------------------------------------------------------------------------------------------------- 
Attachments: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of Zone Change 
and Planned Development Amendment Requests for Property Located at 1730 SW 2nd Street. 

The proposed development will be relatively low in intensity as a multiple family residential development.  
Based on the size of the site at 1.11 acres and the allowable densities in the R-4 (Multiple Family 
Residential) zone, the property could be developed with up to 32 (thirty-two) dwelling units.  Therefore, 
significant noise, air, and water pollutants from the proposed development of the 21 (twenty-one) dwelling 
units will not have an adverse effect on the surrounding area or the city as a whole. 
 
Additional Conditions of Approval 
 
As proposed, the development plan shows three clusters of duplex units.  The northern-most cluster is 
identified to be located primarily on the northern parcel.  However, one of the duplex units in the northern 
cluster is currently shown to be constructed over the existing property line between the two subject 
parcels.  In order to not have a duplex unit constructed over a common property line, staff is 
recommending a condition of approval to require that the applicant complete a property line adjustment 
to either eliminate the common property line between the parcels or to adjust the property line to allow 
for the construction of all duplex units on one parcel. 
 
Fiscal Impact: 
 
None. 
 
Commission Options: 
 

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

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

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

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

motion to deny. 
 
 
Recommendation/Suggested Motion: 
 
The Planning Department recommends that the Planning Commission make the following motion 
recommending approval of ZC 9-17/ZC 10-17 to the City Council: 
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE PLANNING COMMISSION 
RECOMMENDS THAT THE CITY COUNCIL APPROVE ZC 9-17/ZC 10-17. 
 
 
 
CD:sjs 

 



CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 
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DECISION, CONDITIONS OF APPROVAL, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS 
FOR THE APPROVAL OF ZONE CHANGE AND PLANNED DEVELOPMENT AMENDMENT 
REQUESTS FOR PROPERTY LOCATED AT 1730 SW 2ND STREET. 

DOCKET: ZC 9-17/ZC 10-17 (Zone Change and Planned Development Amendment) 

REQUEST: The applicant is requesting approval of a zone change from R-1 (Single Family 
Residential) to R-4 (Multiple-Family Residential) on a parcel approximately 0.22 
acres, and an amendment to an existing planned development (R-4 PD) of 
approximately 0.89 acres, that would increase the allowed density, provide 
variances for setbacks, allow for multiple duplexes as a multi-family project, and 
increase the size by adding the 0.22 acre parcel that has been rezoned to R-4 
for a new multiple-family residential planned development of approximately 1.11 
acres.  The two parcels are located immediately adjacent to each other, with the 
smaller parcel adjacent to 2nd Street and the larger parcel to the south extending 
down to SW Apperson Street.  The rezoning and planned development 
amendment would result in the ability to develop 21 (twenty-one) multiple-family 
residential dwelling units on the two parcels.     

LOCATION: The subject sites are located at 1730 SW 2nd Street, and more specifically 
described as Tax Lots 101 and 100, Section 20CB, T. 4 S., R. 4 W., W.M., 
respectively.   

ZONING: The subject site’s current zoning is R-1 and R-4 PD.  

APPLICANT:  Ray Kulback 

STAFF: Chuck Darnell, Associate Planner 

HEARINGS BODY: McMinnville Planning Commission 

DATE & TIME: August 17, 2017.  Civic Hall, 200 NE 2nd Street, McMinnville, Oregon. 

HEARINGS BODY: McMinnville City Council 

DATE & TIME: September 12, 2017.  Civic Hall, 200 NE 2nd Street, McMinnville, Oregon. 

COMMENTS: This matter was referred to the following public agencies for comment: 
McMinnville Fire Department, Police Department, Engineering Department, 
Building Department, Parks Department, City Manager, and City Attorney; 
McMinnville Water and Light; McMinnville School District No. 40; Yamhill County 
Public Works; Yamhill County Planning Department; Frontier Communications; 
Recology Western Oregon; Comcast; Northwest Natural Gas.  Their comments 
are provided in this decision document. 

Attachment A

http://www.mcminnvilleoregon.gov/
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DECISION 
 
Based on the findings and conclusions, the Planning Commission recommends that the City Council 
APPROVE zone change ZC 9-17 and zone change ZC 10-17 subject to the conditions of approval 
provided in this document.   
 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
DECISION: APPROVAL WITH CONDITIONS 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
City Council:  Date:  
Scott Hill, Mayor of McMinnville 
 
 
Planning Commission:  Date:  
Roger Hall, Chair of the McMinnville Planning Commission 
 
 
Planning Department:  Date:  
Heather Richards, Planning Director 
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Application Summary: 
 
The applicant is requesting approval of a zone change from R-1 (Single Family Residential) to R-4 
(Multiple-Family Residential) on a parcel approximately 0.22 acres, and an amendment to an existing 
planned development (R-4 PD) of approximately 0.89 acres, that would increase the allowed density, 
provide variances for setbacks, allow for multiple duplexes as a multi-family project, and increase the 
size by adding the 0.22 acre parcel that has been rezoned to R-4 for a new multiple-family residential 
planned development of approximately 1.11 acres.  The two parcels are located immediately adjacent 
to each other, with the smaller parcel adjacent to 2nd Street and the larger parcel to the south extending 
down to SW Apperson Street.  The rezoning and planned development amendment would result in the 
ability to develop 21 (twenty-one) multiple-family residential dwelling units on the two parcels.  The 
subject sites are identified below: 
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The proposed development plan can be seen below: 
 

 
 

 
 
The two graphics below provide a depiction of current zoning designations on the subject sites and 
surrounding properties in addition to identifying how the zoning map would appear should these zone 
change requests be approved. 
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CONDITIONS OF APPROVAL: 
 
The following conditions of approval shall be required to ensure that the proposal is compliant with the 
City of McMinnville’s Comprehensive Plan and Zoning Ordinance: 
 

1. That the development plan shall be placed on file with the Planning Department and become a 
part of the zone and binding on the owner and developer. 

The developer will be responsible for requesting approval of the Planning Commission for any 
major change in the details of the adopted site plan.  Minor changes to the details of the adopted 
plan may be approve by the City Planning Director.  It shall be the Planning Director’s decision 
as to what constitutes a major or minor change.  An appeal from a ruling by the Planning Director 
may be made only to the Planning Commission.  Review of the Planning Director’s decision by 
the Planning Commission may be initiated at the request of any one of the commissioners. 

2. Side yards setbacks shall be increased one (1) foot for each one (1) foot of building height over 
35 (thirty-five) feet. 

3. Buffering along the western and eastern boundaries of this site shall be required and shall utilize 
methods for the express purpose of mitigating noise, headlight glare, and visual intrusion from 
this site onto the neighboring properties located to the west and east of this site and shall include 
a mix of vertical and horizontal vegetation, fencing and/or berms.  A landscape plan for the site, 
which includes proposed plant material to provide the required buffering, shall be submitted to 
the McMinnville Landscape Review Committee for review and approval prior to the issuance of 
building permits for the site. 

4. The current development plan includes one duplex unit that would be constructed over the 
existing common property line between the subject parcels.  To prevent a duplex unit from being 
constructed over a common property line, the applicant shall submit a property line adjustment 
application to the Planning Department to either eliminate the common property line between 
the subject parcels, or to adjust the common property line to allow for the construction of each 
duplex unit on an individual lot of record.  The property line adjustment shall be recorded, as 
approved by the Planning Director, with the Yamhill County Clerk’s office prior to the issuance 
of building permits for the site. 

5. That the applicant shall submit shared parking and access agreements or easements to the 
Planning Department for review.  The shared parking and access agreements or easements 
shall be recorded, as approved by the Planning Director, with the Yamhill County Clerk’s office 
prior to the issuance of building permits for the site. 

6. That the applicant shall dedicate 18 (eighteen) feet of right-of-way along the site’s SW 2nd Street 
frontage to provide the necessary right-of-way for the roadway as it is classified in the 
Transportation System Plan. 

7. That the applicant shall dedicate a 10 (ten) foot public utility easement along the site’s SW 2nd 
Street frontage. 

8. That driveway and sidewalk improvements within the site and adjacent to the site shall be 
constructed to meet current Public Right-of-Way Accessibility Guidelines (PROWAG). 

9. That the applicant shall provide onsite stormwater detention and storm system improvements 
that satisfy the requirements of the City of McMinnville Storm Drainage Master Plan. 

10. That the planned development amendment approval shall be terminated if the proposed 
improvements do not commence within two years of the effective date of this approval, and if 
the proposed improvements are not complete with seven years of the effective date of this 
approval. 

11. That Ordinance No. 4097 is repealed in its entirety. 
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ATTACHMENTS 
 

1. ZC 9-17/ZC 10-17 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, City Manager, 
and City Attorney; McMinnville Water and Light; McMinnville School District No. 40; Yamhill County 
Public Works; Yamhill County Planning Department; Frontier Communications; Recology Western 
Oregon; Comcast; Northwest Natural Gas.  Their comments are provided in this decision document: 
 
Engineering Department:   
 
We have reviewed proposed ZC 9/10-17, and do not have concerns with the proposal.  As noted in the 
applications, and associated attachments, there is adequate transportation network and sanitary sewer 
system capacity to accommodate the proposed zone change.   
 
At the time of development of the properties, the appropriate infrastructure improvements and right-of-
way dedications, in compliance with the City’s adopted master plans, will be required.  Those 
requirements will include: 

 The dedication of an additional 18’ of right-of-way along the site’s 2nd Street frontage per the 
adopted Transportation System Plan; 

 The dedication of a 10’ public utility easement along the site’s 2nd Street frontage;  

 Site driveway and sidewalk improvements meeting current Public Right-of-Way Accessibility 
Guidelines (PROWAG); and 

 Onsite stormwater detention and storm system improvements in compliance with the City’s 
Storm Drainage Master Plan. 

 
Building Department: 
 
A full Geo-Technical study of the proposed development will be required specifically areas of bearing 
capacities of the building footprint. 
 
Yamhill County Public Works:   
 
I have reviewed the subject Planned Development Amendment and have no conflicts with the interests 
of Yamhill County Public Works. 
 
McMinnville Water and Light: 
 
MW&L has no comments on this application. 
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FINDINGS OF FACT 
 
A. Ray Kulback is requesting approval of a zone change from R-1 (Single Family Residential) to 

R-4 (Multiple-Family Residential) on a parcel approximately 0.22 acres, and an amendment to 
an existing planned development (R-4 PD) of approximately 0.89 acres, that would increase the 
allowed density, provide variances for setbacks, allow for multiple duplexes as a multi-family 
project, and increase the size by adding the 0.22 acre parcel that has been rezoned to R-4 for 
a new multiple-family residential planned development of approximately 1.11 acres.  The two 
parcels are located immediately adjacent to each other, with the smaller parcel adjacent to 2nd 
Street and the larger parcel to the south extending down to SW Apperson Street.  The rezoning 
and planned development amendment would result in the ability to develop 21 (twenty-one) 
multiple-family residential dwelling units on the two parcels. 
 

B. The site is currently designated as Residential on the McMinnville Comprehensive Plan Map, 
1980. 

 
C. Sanitary sewer and municipal water and power can adequately serve the site.  The municipal 

water reclamation facility has sufficient capacity to accommodate expected waste flows resulting 
from development of the property. 

 
D. The applicant has submitted findings (Attachment 1) in support of this application.  Those 

findings are herein incorporated. 
 
 
CONCLUSIONARY FINDINGS 
 
The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 1981 are 
applicable to this request: 
 
GOAL V 1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL 

CITY RESIDENTS. 
 
Policy 58.00 City land development ordinances shall provide opportunities for development of a variety 

of housing types and densities. 
 
Policy 59.00 Opportunities for multiple-family and mobile home developments shall be provided in 

McMinnville to encourage lower-cost renter and owner-occupied housing.  Such housing 
shall be located and developed according to the residential policies in this plan and the land 
development regulations of the City. 

 
Finding:  Goal V 1 and Policies 58.00 and 59.00 are met by this proposal in that approval of the zone 
change requests from R-1 (Single-Family Residential) to R-4 (Multiple-Family Residential) will allow for 
the opportunity to develop the property and increase the variety of housing types and densities in this area 
of the city.  The multiple family residential units proposed would provide rental housing, which is a needed 
type of housing in the city.  Higher density residential development is also consistent with the surrounding 
development pattern, as there are numerous multiple-family development projects located within a 
quarter mile of the subject sites. 
 

GOAL V 2: TO PROMOTE A RESIDENTIAL DEVELOPMENT PATTERN THAT IS LAND-
INTENSIVE AND ENERGY-EFFICIENT, THAT PROVIDES FOR AN URBAN LEVEL OF 
PUBLIC AND PRIVATE SERVICES, AND THAT ALLOWS UNIQUE AND INNOVATIVE 
DEVELOPMENT TECHNIQUES TO BE EMPLOYED IN RESIDENTIAL DESIGNS. 

 

Policy 68.00 The City of McMinnville shall encourage a compact form of urban development by directing 
residential growth close to the city center and to those areas where urban services are 
already available before committing alternate areas to residential use. 
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Policy 71.00 The City of McMinnville shall designate specific lands inside the urban growth boundary 

as residential to meet future projected housing needs.  Lands so designated may be 
developed for a variety of housing types.  All residential zoning classifications shall be 
allowed in areas designated as residential on the Comprehensive Plan Map. 

 
Policy 71.09 Medium and High-Density Residential (R-3 and R-4) – The majority of residential lands in 

McMinnville are planned to develop at medium density range (4 – 8 units per net acre).  
Medium density residential development uses include small lot single-family detached 
uses, single family attached units, duplexes and triplexes, and townhouses.  High density 
residential development (8 – 30 dwelling units per net acre) uses typically include 
townhouses, condominiums, and apartments.  The City of McMinnville shall encourage a 
compact form of urban development by directing residential growth close to the city center 
and to those areas where urban services are already available before committing alternate 
areas to residential use. 
 
1. Areas that are not committed to low density development; 

2. Areas that have direct access from collector or arterial streets; 

3. Areas that are not subject to development limitations such as topography, flooding, 
or poor drainage;  

4. Areas where the existing facilities have the capacity for additional development;  

5. Areas within one-quarter mile of existing or planned public transportation; and, 

6. Areas that can be buffered from low density residential areas in order to maximize 
the privacy of established low density residential areas. 

 
Policy 71.13 The following factors should serve as criteria in determining areas appropriate for high-

density residential development: 
 

1. Areas which are not committed to low or medium density development; 

2. Areas which can be buffered by topography, landscaping, collector or arterial streets, 
or intervening land uses from low density residential areas in order to maximize the 
privacy of established low density residential areas; 

3. Areas which have direct access from a major collector or arterial street; 

4. Areas which are not subject to development limitations; 

5. Areas where the existing facilities have the capacity for additional development; 

6. Areas within a one-half mile wide corridor centered on existing or planned public 
transit routes; 

7. Areas within one-quarter mile from neighborhood and general commercial shopping 
centers; and 

8. Areas adjacent to either private or public permanent open space.  
 
Finding:  Goal V 2 and Policies 68.00, 71.00, 71.09, and 71.13 are met by this proposal in that the 
proposal to rezone this land as requested is encouraged by the existing Comprehensive Plan.  In 
addition, rezoning of this site to allow higher residential density encourages more efficient residential 
development in an area where urban services are already available before committing alternate areas 
to residential development.  The northern parcel is currently zoned for low density residential 
development.  However, the site better meets the locational criteria for high density residential 
development.  The adjacent property that will be part of the overall development of the northern parcel 
is currently zoned for high density residential development.  The site can be buffered by landscaping 
from adjacent lower density residential areas on the west and east sides of the site.  A condition of 
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approval is included to require landscaping as buffering along the planned development’s east and west 
property lines to maximize the privacy of established lower density residential areas adjacent to the site.  
The condition of approval also requires that a landscape plan be submitted for review, at which time the 
Landscape Review Committee would ensure that any proposed landscaping is achieving the required 
buffering effect. 
 
In addition, because the request is to rezone a property with a lower residential density to a higher 
residential density that has adjacency to existing single family development, a condition of approval is 
included to increase required setbacks if the maximum building height normally allowed in lower density 
residential zones is exceeded.  Currently the R-4 (Multiple Family Residential) zone states that a side 
yard shall not be less than six (6) feet, except an exterior side yard shall not be less than 15 (fifteen) 
feet.  And all yards shall be increased over the requirements of this section, one (1) foot for each two 
(2) feet of building height over 35 (thirty-five) feet (Section 17.21.040).  Since the subject site is adjacent 
to existing single family residential development, a condition of approval is included to require that side 
yards be increased by one (1) foot for each one (1) foot of building height over 35 (thirty-five) feet.  The 
applicant has stated in their narrative that they intend to construct duplex units with similar architecture 
and exterior design as the applicant’s recently constructed multiple family complex across SW 2nd 
Street, west of Newby Elementary School.  These units were not more than 35 feet in height, but 
because there are no specific architectural plans associated with the planned development request, this 
condition of approval will ensure that adequate spacing and buffering is provided. 
 
The northern parcel has direct access from SW 2nd Street, which is an arterial street.  The northern 
parcel is not subject to any development limitations, as the site is flat and does not contain any 
significant natural or topographic features or that would reduce the developable area of the site. 
 
The applicant has provided a traffic analysis that concluded that the surrounding street network has the 
capacity to accommodate the increase in trips that would result from the applicant’s request to rezone 
the northern parcel and develop 21 (twenty-one) dwelling units on the entire site, including the southern 
parcel.  The traffic analysis showed that minimal increases in delays would occur at all of the 
surrounding intersections on SW 2nd Street, SW Agee Street, and SW Cypress Street.  The minimal 
increases in delay did not have any impact on the overall level of service of any intersection within the 
study area.  The Engineering Department has reviewed the traffic analysis, and does not have any 
concerns with the analysis or the findings.  The Engineering Department has also verified that adequate 
sanitary and storm sewer facilities exist to serve the increased density of the site proposed by the 
applicant.  Conditions of approval have been included to ensure that when the site is developed, it is 
done so to meet current street, right-of-way, and stormwater requirements.   
 
Public transit is available immediately adjacent to the property, as Yamhill County Transit Route 2 
(McMinnville East-West Express) runs hourly along SW 2nd Street for most of the day.  The northern 
parcel is within one-quarter mile of a future commercial area, as there is a vacant piece of land at the 
southwest corner of the intersection of SW 2nd Street and SW Agee Street that is zoned C-3 (General 
Commercial).  The northern parcel is not immediately adjacent to any permanent public open space, 
but a condition of approval has been included to require common open space within the planned 
development.  The site is also located in close proximity to permanent public open space.  A nearly 
2,000 foot long segment of the West McMinnville Linear Park is located within a quarter mile of the 
subject site, and the southern end of the Westside Bicycle/Pedestrian Greenway is also located within 
a quarter mile of the subject site.  Also within a quarter mile of the subject site is the future Quarry Park, 
which is proposed in the Parks, Recreation, and Open Space Master Plan to be a special use park.  
While there is no neighborhood park within a half mile of the property, there are multiple other existing 
or planned park and recreation facilities within a quarter mile of the site.  Please see the aerial map 
below. 
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Policy 71.01 The City shall plan for development of the property located on the west side of the city 
that is outside of planned or existing transit corridors (1/4 mile either side of the route) to 
be limited to a density of six units per acre. It is recognized that it is an objective of the 
City to disperse multiple family units throughout the community.  In order to provide 
higher density housing on the west side, sewer density allowances or trade-offs shall be 
allowed and encouraged. (Ord. 4961, January 8, 2013; Ord.4796, October 14, 2003) 

 
1. It will be the obligation of the City Planning Director and the City Engineer to 

determine whether or not the density of each proposed development can exceed six 
units per acre. School property, floodplain, and parklands will not be included in the 
density calculations.  

2. For those developments which have less than six units per acre, the differences 
between the actual density of the development and the allowed density (six units per 
acre) may be used as an additional density allowance by other property which is 
located in the same immediate sewer service area, providing that no peak loading 
effect would occur which would cause overloading of particular line design capacity, 
and provided that the zone change application is processed under the provisions of 
Chapter 17.51 of the zoning ordinance.  
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3. The City will monitor development on the west side of McMinnville to determine which 
property is available for development at increased densities.  

4. In no case will a residential development of a higher density than six units per acre 
be approved if, by allowing the development, some other undeveloped property 
(which is not included in the application, but which is within the above-mentioned 
sewer service area) would be caused to develop at less than six units per acre 
because of lack of sewer capacity.  

5. Applications for multiple-family zone changes will be considered in relation to the 
above factors, e.g., sewer line capacity and dispersal of units. In addition, requests 
for zone changes to multiple-family shall consider those factors set for in Section 
17.74.020 (Comprehensive Plan Map Amendment and Zone Change – Review 
Criteria) of the zoning ordinance (Ord. 4796, October 14, 2003; Ord. 4218, November 
23, 1985). 

 
Finding:  Policy 71.01 is met by this proposal in that the property is located well within a quarter mile of 
transit service.  The Yamhill County Transit Route 2 (McMinnville East-West Express) currently 
operates immediately adjacent to the site, running hourly along SW 2nd Street for most of the day.  
Therefore, the subject site is not limited to six dwelling units per acre.  The Engineering Department has 
no concerns with providing adequate services to this site to support the residential development density 
proposed by the applicant as part of the planned development. 
 
Policy 72.00 Planned developments shall be encouraged as a favored form of residential 

development as long as social, economic, and environmental savings will accrue to the 
residents of the development and the city.   

 
Policy 73.00 Planned residential developments which offer a variety and mix of housing types and 

prices shall be encouraged. 
 
Finding:  Policies 72.00 and 73.00 are satisfied by this proposal in that the proposed planned 
development will provide for a type of needed housing in the city in the form of multiple family residential 
rental housing.  The increase in density on the site is more consistent with the city’s policies for high 
density residential zones, and will also increase the efficiency with which vacant land in the city is being 
developed.  This can be considered an environmental savings as it will allow for densification within the 
existing urban growth boundary. 
 
Policy 74.00 Distinctive natural, topographic, and aesthetic features within planned developments 

shall be retained in all development designs.   
 
Finding: Policy 74.00 is satisfied by this proposal in that there are no significant natural or topographic 
features to preserve within the site.   
 
Policy 75.00 Common open space in residential planned developments shall be designed to directly 

benefit the future residents of the developments. When the open space is not dedicated 
to or accepted by the City, a mechanism such as a homeowner’s association, 
assessment district, or escrow fund will be required to maintain the common area.   

 
Policy 76.00 Parks, recreation facilities, and community centers within planned developments shall 

be located in areas readily accessible to all occupants.   
 
Finding:  Open space is being provided within the development that directly benefits the future residents 
of the development.  The applicant had originally submitted a development plan that included minimal 
open space, outside of some small areas that would be used for landscaping.  To better meet the 
purpose of a planned development and Comprehensive Plan policies 75.00 and 76.00, the applicant 
revised the site plan to include more open space.  On the north side of the southernmost grouping of 
duplexes, one of the duplex units was reduced to a single stand-alone unit.  This allowed for a 
contiguous open space area to be provided within the site, totaling 2,360 square feet.  The space is 
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centrally located within the site, and will provide opportunities for gathering space and recreation for 
future residents.  The open space provided equates to five (5) percent of the site being preserved as 
contiguous, usable open space. 
 
Policy 77.00 The internal traffic system in planned developments shall be designed to promote safe 

and efficient traffic flow and give full consideration to providing pedestrian and bicycle 
pathways.   

 
Policy 78.00 Traffic systems within planned developments shall be designed to be compatible with 

the circulation patterns of adjoining properties. 
 
Finding:  The internal traffic system is being designed to be efficient and safe.  The circulation through 
the site will be one-way traffic, with ingress to the site from SW 2nd Street and egress to SW Apperson 
Street.  The one-way drive aisle will meander through the site, primarily to allow for clustering of the 
duplex units, but that will also help to limit vehicle speed through the site.  In addition, landscaped 
islands will be provided near the curves in the drive aisle, which should assist further with traffic calming 
through the site.  Since the planned development will include two (2) existing parcels, a condition of 
approval is included to require that shared parking and access agreements or easements between the 
two (2) parcels be created and recorded with the Yamhill County Clerk’s office. 
 
Policy 86.00 Dispersal of new multiple-family housing development will be encouraged throughout the 

residentially designated areas in the City to avoid a concentration of people, traffic 
congestion, and noise.  The dispersal policy will not apply to areas on the fringes of the 
downtown "core,” and surrounding Linfield College where multiple-family developments 
shall still be allowed in properly designated areas. 

 
Finding:  Policy 86.00 is satisfied by this proposal in that the rezoning and planned development 
amendment will allow for the development of multiple-family residential units in a residentially 
designated area of the city that has both low density and high density existing residential development.  
The development of multiple family residential units would not be inconsistent with the surrounding 
development pattern, but would allow for additional dispersal of new multiple family units in the city. 
 
Policy 89.00 Zoning standards shall require that all multiple-family housing developments provide 

landscaped grounds. 
 
Finding:  Policy 89.00 is met by this proposal in that landscaping will be provided for the site, and a 
landscape plan will be required to be submitted and approved by the Landscape Review Committee. 
 
Policy 90.00 Greater residential densities shall be encouraged to locate along major and minor arterials, 

within one-quarter mile from neighborhood and general commercial shopping centers, and 
within a one-half mile wide corridor centered on existing or planned public transit routes.  
(Ord. 4840, January 11, 2006; Ord. 4796, October 14, 2003) 

 
Policy 91.00 Multiple-family housing developments, including condominiums, boarding houses, lodging 

houses, rooming houses but excluding campus living quarters, shall be required to access 
off of arterials or collectors or streets determined by the City to have sufficient traffic carrying 
capacities to accommodate the proposed development.  (Ord. 4573, November 8, 1994) 

 
Policy 92.00 High-density housing developments shall be encouraged to locate along existing or 

potential public transit routes. 
 
Policy 92.01 High-density housing shall not be located in undesirable places such as near railroad lines, 

heavy industrial uses, or other potential nuisance areas unless design factors are included 
to buffer the development from the incompatible use.  (Ord. 4796, October 14, 2003) 
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Policy 92.02 High-density housing developments shall, as far as possible, locate within reasonable 
walking distance to shopping, schools, and parks, or have access, if possible, to public 
transportation.  (Ord. 4796, October 14, 2003) 

 
Finding:  Policies 90.00, 92.00, 92.01 and 92.02 are satisfied by this proposal in that the subject site is 
located adjacent to and accessed from SW 2nd Street, which is a minor arterial street.  Public transit is 
available immediately adjacent to the property, as Yamhill County Transit Route 2 (McMinnville East-
West Express) runs hourly along SW 2nd Street for most of the day.  The northern parcel is within one-
quarter mile of a future commercial area, as there is a vacant piece of land at the southwest corner of 
the intersection of SW 2nd Street and SW Agee Street that is zoned C-3 (General Commercial).  In 
addition, there are multiple schools and parks within one-half mile of the subject site.  The subject site 
is not located near any undesirable land uses such as railroad lines or heavy industrial uses. 
 
Policy 99.00 An adequate level of urban services shall be provided prior to or concurrent with all 

proposed residential development, as specified in the acknowledged Public Facilities Plan.  
Services shall include, but not be limited to: 

 
1. Sanitary sewer collection and disposal lines.  Adequate municipal waste treatment 

plant capacities must be available. 

2. Storm sewer and drainage facilities (as required). 

3. Streets within the development and providing access to the development, improved to 
city standards (as required). 

4. Municipal water distribution facilities and adequate water supplies (as determined by 
City Water and Light).  (as amended by Ord. 4796, October 14, 2003) 

5. Deleted as per Ord. 4796, October 14, 2003. 
 

Finding:  Policy 99.00 is satisfied by this proposal as adequate levels sanitary sewer collection, storm 
sewer and drainage facilities, and municipal water distribution systems and supply either presently 
serve or can be made available to adequately serve the site.  Additionally, the Water Reclamation 
Facility has the capacity to accommodate flow resulting from development of this site.  Required street 
improvements shall be required at the time of development. 

 
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. 

 
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. 
 
Policy 120.00 The City of McMinnville may require limited and/or shared access points along major and 

minor arterials, in order to facilitate safe access flows. 
 
Policy 122.00 The City of McMinnville shall encourage the following provisions for each of the three 

functional road classifications: [in part] 
 

1.  Major, Minor arterials. 
a. Access should be controlled, especially on heavy traffic-generating developments.  

 
Finding:  Goal VI 1 and Policies 117.00, 119.00, 120.00 and 122.00 are satisfied by this proposal in that 
the subject site is currently adjacent to public streets along two sides, SW 2nd Street on the north and 
SW Apperson Street on the south.  Access to the site will be provided from SW 2nd Street, with entry 
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only off of SW 2nd Street and a one-way drive aisle through the site that exits onto SW Apperson Street.  
This circulation pattern will limit access points and traffic delays on SW 2nd Street, which is a minor 
arterial street.  The driveway on SW 2nd Street is also being located as far east as possible to increase 
the distance between the driveway and the intersection of SW 2nd Street and SW Cypress Street. 

 
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 right-of-ways as transportation routes. 
 
Finding:  Policies 126.00 and 127.00 are satisfied by this proposal in that off-street parking will be 
provided in excess of the minimum number of required parking spaces for a multiple family 
development. 

 
Policy 130.00 The City of McMinnville shall encourage implementation of the Bicycle System Plan that 

connect residential areas to activity areas such as the downtown core, areas of work, 
schools, community facilities, and recreation facilities.   

 
Policy 132.15 The City of McMinnville shall require that all new residential developments such as 

subdivisions, planned developments, apartments, and condominium complexes provide 
pedestrian connections with adjacent neighborhoods. 

 
Finding:  Policies 130.00 and 132.15 are satisfied by this proposal in that public sidewalks will be 
required to be upgraded to Public Right-of-Way Accessibility Guidelines (PROWAG) as a condition of 
approval, which will enhance pedestrian connections between the site and the surrounding area.  An 
accessible pedestrian walkway will be provided through the site, connecting to the existing sidewalk 
network on SW 2nd Street on the north side of the site and SW Apperson Street on the south side of the 
site.      
 
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. 

 
Policy 136.00 The City of McMinnville shall insure that urban developments are connected to the 

municipal sewage system pursuant to applicable city, state, and federal regulations. 
 
Policy 139.00 The City of McMinnville shall extend or allow extension of sanitary sewage collection lines 

with the framework outlined below:   
 

1. Sufficient municipal treatment capacities exist to handle maximum flows of effluents. 

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

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

4. Extensions will implement applicable goals and policies of the comprehensive plan. 
 
Policy 142.00 The City of McMinnville shall insure that adequate storm water drainage is provided in 

urban developments through review and approval of storm drainage systems, and through 
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requirements for connection to the municipal storm drainage system, or to natural drainage 
ways, where required. 

 
Policy 143.00 The City of McMinnville shall encourage the retention of natural drainage ways for storm 

water drainage.  
 
Policy 144.00 The City of McMinnville, through McMinnville Water and Light, shall provide water services 

for development at urban densities within the McMinnville Urban Growth Boundary. 
 
Policy 145.00 The City of McMinnville, recognizing McMinnville Water and Light as the agency 

responsible for water system services, shall extend water services within the framework 
outlined below:   

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

surrounding land uses. 
2. Extensions promote the development patterns and phasing envisioned in the 

McMinnville Comprehensive Plan. 
3. For urban level developments within McMinnville, sanitary sewers are extended or 

planned for extension at the proposed development densities by such time as the 
water services are to be utilized; 

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

 
Policy 147.00 The City of McMinnville shall continue to support coordination between city departments, 

other public and private agencies and utilities, and McMinnville Water and Light to insure 
the coordinated provision of utilities to developing areas.  The City shall also continue to 
coordinate with McMinnville Water and Light in making land use decisions. 

 
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. 

   
Finding:  Goal VII 1 and Policies 136.00, 139.00, 142.00, 143.00, 144.00, 145.00, 147.00 and 151.00 
are satisfied by the request as, based on comments received, adequate levels of sanitary sewer 
collection, storm sewer and drainage facilities, municipal water distribution systems and supply, and 
energy distribution facilities, either presently serve or can be made available to serve the site.  
Additionally, the Water Reclamation Facility has the capacity to accommodate flow resulting from 
development of this site.  Administration of all municipal water and sanitary sewer systems guarantee 
adherence to federal, state, and local quality standards.  The City of McMinnville shall continue to 
support coordination between city departments, other public and private agencies and utilities, and 
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McMinnville Water and Light to insure the coordinated provision of utilities to developing areas and in 
making land-use decisions.  
 
Policy 153.00 The City of McMinnville shall continue coordination between the planning and fire 

departments in evaluating major land use decisions.  
 
Policy 155.00 The ability of existing police and fire facilities and services to meet the needs of new 

service areas and populations shall be a criterion used in evaluating annexations, 
subdivision proposals, and other major land use decisions.  

 
Finding:  Policies 153.00 and 155.00 are satisfied in that emergency services departments have 
reviewed this request and no concerns were raised.     
 
GOAL VII 3: TO PROVIDE PARKS AND RECREATION FACILITIES, OPEN SPACES, AND SCENIC 

AREAS FOR THE USE AND ENJOUMENT OF ALL CITIZENS OF THE COMMUNITY. 
 
Policy 163.00 The City of McMinnville shall continue to require land, or money in lieu of land, from new 

residential developments for the acquisition and/or development of parklands, natural 
areas, and open spaces. 

 
Finding:  Goal VII 3 and Policy 163.00 are satisfied in that park fees shall be paid for each housing unit 
at the time of building permit application as required by McMinnville Ordinance 4282, as amended. 
 
GOAL VIII 1: TO PROVIDE ADEQUATE ENERGY SUPPLIES, AND THE SYSTEMS NECESSARY 

TO DISTRIBUTE THAT ENERGY, TO SERVICE THE COMMUNITY AS IT EXPANDS. 
 
Policy 173.00 The City of McMinnville shall coordinate with McMinnville Water and Light and the 

various private suppliers of energy in this area in making future land use decisions.   
 
Policy 177.00 The City of McMinnville shall coordinate with natural gas utilities for the extension of 

transmission lines and the supplying of this energy resource. 
 
Finding:  Policies 173.00 and 177.00 are satisfied in that McMinnville Water and Light and Northwest 
Natural Gas were provided opportunity to review and comment regarding this proposal and no concerns 
were raised.  A building permit pre-application meeting was held, and McMinnville Water and Light did 
not have any concerns with providing adequate services to this site to support the residential 
development density proposed by the applicant as part of the planned development 
 
Policy 178.00 The City of McMinnville shall encourage a compact urban development pattern to provide 

for conservation of all forms of energy.  
 
Finding:  Policy 178.00 is satisfied in that the applicant is proposing to amend the current zoning 
designations of this site to R-4 to allow for a multiple family housing product, thereby achieving a more 
compact form of urban development and energy conservation than would have otherwise been 
achieved. 
 
GOAL X1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 

DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 
 

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 by the availability of information on 
planning requests and the provision of feedback mechanisms to evaluate decisions and 
keep citizens informed. 
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Finding:  Goal X1 and Policy 188.00 are satisfied in that McMinnville continues to provide opportunities 
for the public to review and obtain copies of the application materials and completed staff report prior 
to the holding of advertized public hearing(s).  All members of the public have access to provide 
testimony and ask questions during the public review and hearing process. 
 
 

The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to the 
request: 
 

17.21.010  Permitted uses. In an R-4 zone, the following uses and their accessory uses are 
permitted:  

A. Single-family dwelling;  

B. Two-family dwelling;  

C. Multiple-family dwelling;  
 

Finding:  Section 17.21.010 is satisfied by the proposal in that the proposed planned development will 
include two-family dwellings that will operate as a larger multiple family complex.  The applicant is 
proposing to construct multiple duplex (two-family) units within the site, clustered into three separate 
groups throughout the site.  This pattern of development would not normally be allowed under standard 
zoning requirements, but the unique development pattern with multiple duplex units on a single lot can 
be allowed within a planned development overlay, which will be described in more detail below. 
 
 17.21.040  Yard requirements. In an R-4 zone, each lot shall have yards of the following size 
unless otherwise provided for in Section 17.54.050:  

A. A front yard shall not be less than fifteen feet;  
B. A side yard shall not be less than six feet, except an exterior side yard shall not be less than 

fifteen feet;  
C. A rear yard shall not be less than twenty feet;  
D. Whether attached to a residence or as a separate building, a covered storage facility for a 

vehicle on which the main opening is toward a street shall be located not less than twenty 
feet to the property line bordering the street;  

E. All yards shall be increased, over the requirements of this section, one foot for each two feet 
of building height over thirty-five feet.  

 
Finding:  Section 17.21.040 is satisfied by the proposal in that the required side yard setbacks in the R-
4 zone will be met based on the development plan associated with the proposed planned development.  
The applicant has requested reduced front and rear yard setbacks as part of the planned development 
overlay, which will be described in more detail below. 
 

17.21.060  Density requirements.  In an R-4 zone, the lot area per family shall not be less than 
fifteen hundred square feet for each unit with two bedrooms or less, and not less than seventeen 
hundred fifty square feet for each unit with three bedrooms, and an additional five hundred square feet 
for each additional bedroom in excess of three in any one unit. The above requirements may be waived 
if the provisions of Section 17.21.020(M) are utilized. 
 
Finding:  Section 17.21.060 is satisfied in that the proposed density of the planned development is under 
the maximum density allowed based on the size of the lot.  Based on the size of the lot at 1.11 acres, 
the site could accommodate up to 32 (thirty-two) dwelling units.  As proposed, the planned development 
would include 21 (twenty-one) dwelling units. 
 

17.51.010  Purpose.  The purpose of a planned development is to provide greater flexibility and 
greater freedom of design in the development of land than may be possible under strict interpretation 
of the provisions of the zoning ordinance. Further, the purpose of a planned development is to 
encourage a variety in the development pattern of the community; encourage mixed uses in a planned 
area; encourage developers to use a creative approach and apply new technology in land development; 
preserve significant man-made and natural features; facilitate a desirable aesthetic and efficient use of 
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open space; and create public and private common open spaces. A planned development is not 
intended to be simply a guise to circumvent the intent of the zoning ordinance.  
 

Finding:  Section 17.51.010 is satisfied in that the proposed planned development, along with the 
conditions of approval described in this decision document, is consistent with the purpose of a planned 
development.  The planned development provides for the efficient development of a unique shaped lot.  
The planned development will increase the variety of housing types available in the area of the city it 
will be located in, while not being inconsistent with the surrounding development pattern.  Private 
common open space will be provided, which will help to facilitate a desirable aesthetic within the planned 
development site.  The open space being provided within the development will directly benefit the future 
residents of the development. 
 
The applicant had originally submitted a development plan that included minimal open space, outside 
of some small areas that would be used for landscaping.  To better meet the purpose of a planned 
development and Comprehensive Plan policies 75.00 and 76.00, the applicant revised the site plan to 
include more open space.  On the north side of the southernmost grouping of duplexes, one of the 
duplex units was reduced to a single stand-alone unit.  This allowed for a contiguous open space area 
to be provided within the site, totaling 2,360 square feet.  The space is centrally located within the site, 
and will provide opportunities for gathering space and recreation for future residents.  The open space 
provided equates to five (5) percent of the site being preserved as contiguous, usable open space.  In 
order to provide that open space, the applicant is proposing reduced setbacks for the overall 
development site.  The reduced setbacks are shown on the development plan that will become binding 
on the site.  Specifically, the reduced setbacks are as follows: 
 

 Front Yard Rear Yard 

Standard Required Setback 20 Feet 15 Feet 

Proposed Setback 15 Feet 10 Feet 

 
 

17.51.020  Standards and requirements. The following standards and requirements shall govern 
the application of a planned development in a zone in which it is permitted:  

A. The principal use of land in a planned development shall reflect the type of use indicated on 
the comprehensive plan or zoning map for the area. Accessory uses within the development 
may include uses permitted in any zone, except uses permitted only in the M-2 zone are 
excluded from all other zones. Accessory uses shall not occupy more than twenty-five 
percent of the lot area of the principal use;  

B. Density for residential planned development shall be determined by the underlying zone 
designations.  

 
Finding:  Section 17.51.020 is satisfied by this proposal in that the use of land as proposed, with duplex 
units functioning as a larger multiple family complex, is consistent with the Comprehensive Plan and 
zoning of the underlying property.  The property is designated as residential on the Comprehensive 
Plan, and the underlying R-4 (Multiple Family Residential) zone allows for two-family and multiple family 
dwelling units as permitted uses.  The proposed density for the planned development is well within that 
which would be allowed in the R-4 zone. 
 

17.51.030  Procedure. The following procedures shall be observed when a planned 
development proposal is submitted for consideration: […] 

C. The Commission shall consider the preliminary development plan at a meeting at which time 
the findings of persons reviewing the proposal shall also be considered. In reviewing the 
plan, the Commission shall need to determine that:  
1. There are special physical conditions or objectives of a development which the proposal 

will satisfy to warrant a departure from the standard regulation requirements;  
2. Resulting development will not be inconsistent with the Comprehensive Plan objectives 

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

4. The plan can be completed within a reasonable period of time;  
5. The streets are adequate to support the anticipated traffic, and the development will not 

overload the streets outside the planned area;  
6. Proposed utility and drainage facilities are adequate for the population densities and type 

of development proposed;  
7. 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;  
 
Finding:  Section 17.51.030(C) is satisfied in that the proposed planned development, along with the 
conditions of approval described in this decision document, meets the necessary review criteria for a 
planned development. 
 
The development plan, which would become binding on the site, is identified below: 
 

 
 
There are special physical conditions of the subject site that warrant the use of a planned development 
overlay.  The subject site is uniquely shaped, as it is a somewhat narrow (80 feet wide) and deep (510 
feet deep) parcel.  This unique lot size creates a difficulty in the development of multiple family dwelling 
units on the site.  The subject site is also located between two properties with different residential zoning 
classifications and existing residential uses.  Immediately to the west are properties zoned R-2 PD 
(Single Family Residential Planned Development) and developed as single family dwellings.  
Immediately to the east is a property zoned R-4 PD (Multiple Family Residential Planned Development) 
and developed as a higher density apartment complex. 
 
To allow for efficient development of the parcel, the applicant is proposing to combine the property with 
the adjacent property to the north, should the concurrent zone change request be approved, to provide 
one-way access through the site.  This allows the applicant to reduce the amount of space required for 
vehicular movement, and also allows for the dwelling units to be more evenly distributed and spread 
out throughout the site. 
 
In addition, the applicant is proposing to construct multiple duplex units within the site, clustered into 
three separate groups throughout the site.  This pattern of development would not normally be allowed 
under standard zoning requirements.  The City’s definition of a multiple family dwelling unit is “a building 
containing three or more dwelling units”.  The buildings proposed by the applicant would only contain 
two dwelling units, which are defined as two-family dwelling units and are more commonly known as 
duplexes.  Duplexes are allowed in the underlying R-4 zone, but normally no more than one duplex is 
allowed on a single lot.  The allowance for multiple duplex units on a single lot is the primary reason for 
the applicant’s planned development request.  The proposed pattern of development with multiple 
duplex units clustered throughout the site would also provide more of a transition in building massing 
between the existing apartment complex to the east and the existing single family residences to the 
west. 
 
The physical conditions of the site being uniquely shaped, and the applicant’s intent to distribute housing 
units throughout the site and provide a transition between existing land uses, warrant a departure from 
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the standard regulation requirements and the allowance of multiple duplex units in one development 
site. 
 
The proposed planned development is consistent with the goals and policies of the Comprehensive 
Plan, as described in more detail above in the specific findings for each Comprehensive Plan goal and 
policy. 
 
The surrounding area is fully developed, and the property within the planned development will not 
provide for access or services to adjoining parcels.  Buffering will be required as a condition of approval 
between the subject site and the adjoining parcels, and the planned development will directly connect 
to the streets adjacent to the property without any major reconstruction or change to the surrounding 
transportation system. 
 
The applicant has developed other properties in the city, and has a bona fide ability to develop this site.  
Should the zone change and planned development amendment be approved, the applicant intends to 
begin site work this fall in anticipation of construction of the dwelling units during the next construction 
season.  In order to ensure that the plan is completed in a reasonable period of time, a condition of 
approval is included to require that the proposed improvements commence within two years of the 
effective date of this proposal.  If the proposed improvements have not commenced within two years, 
and if they are not fully complete within seven years, the planned development approval shall be 
terminated and the applicant would be required to resubmit a planned development amendment 
application. 
 
The applicant has provided a traffic analysis that concluded that the surrounding street network has the 
capacity to accommodate the increase in trips that would result from the applicant’s request to rezone 
the northern parcel and develop 21 (twenty-one) dwelling units on the entire site, including the southern 
parcel.  The traffic analysis showed that minimal increases in delays would occur at all of the 
surrounding intersections on SW 2nd Street, SW Agee Street, and SW Cypress Street.  The minimal 
increases in delay did not have any impact on the overall level of service of any intersection within the 
study area.  The Engineering Department has reviewed the traffic analysis, and does not have any 
concerns with the analysis or the findings.  The engineering department has also verified that adequate 
sanitary and storm sewer facilities exist to serve the increased density of the site proposed by the 
applicant. 
 
Improvements to the sanitary sewer system have occurred since the time of the adoption of the 
Westside Density Policy, which was discussed in more detail above.  Those improvements have 
addressed the capacity issues that drove the need for the Westside Density Policy, and the Engineering 
Department has reviewed this proposal and has offered no concerns with providing adequate services 
to this site to support the residential development density proposed by the applicant as part of the 
planned development.  The applicant has also discussed the proposed development plan with other 
utility providers, McMinnville Water and Light and Northwest Natural, and neither entity has concerns 
with providing services to the site.  Water, electricity, natural gas, sanitary sewer, and storm sewer all 
exist in either SW 2nd Street or SW Apperson Street to service the site.  The engineering department 
will require that onsite stormwater detention and storm system improvements be provided that comply 
with the City’s Storm Drainage Master Plan, and the applicant has verified that they intend to design 
their onsite system to meet that requirement. 
 
The proposed development will be relatively low in intensity as a multiple family residential development.  
Therefore, significant noise, air, and water pollutants from the proposed development will be minimal 
and will not have an adverse effect on the surrounding area or the city as a whole. 
 

17.51.030  Procedure. The following procedures shall be observed when a planned 
development proposal is submitted for consideration: […] 

D. The Commission may attach conditions to carry out the purpose of this ordinance provided 
that such conditions are not used to exclude needed housing or unnecessarily reduce 
planned densities, and do not result in unnecessary costs or delay;  
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Finding:  Section 17.51.030(E) is satisfied in that conditions of approval have been included to better 
carry out the purpose of a planned development. 
 
The proposed development plan shows three clusters of duplex units.  The northern-most cluster is 
identified to be located primarily on the northern parcel.  However, one of the duplex units in the northern 
cluster is currently shown to be constructed over the existing property line between the two subject 
parcels.  In order to not have a duplex unit constructed over a common property line, a condition of 
approval has been included to require that the applicant complete a property line adjustment to either 
eliminate the common property line between the parcels or to adjust the property line to allow for the 
construction of all duplex units on one parcel. 
 

17.57.010  Landscaping – Purpose and intent.  The purpose and intent of this chapter is to 
enhance the appearance of the city by encouraging quality landscaping which will benefit and protect 
the health, safety, and welfare of the general public.  By relating all the requirements of the zoning 
ordinance to the project in one review procedure, the review will assist the developer in integrating the 
uses of the property with the landscaping, will relate the project to surrounding property uses in 
existence or projected, and will attempt to minimize project costs.  The landscaping provisions in Section 
17.57.050 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.  [..] 
  

17.57.050  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.  [..] 
 
Finding:  Sections 17.57.010 and 17.57.050(B)(1-2) are satisfied by the request through adoption of a 
condition of approval of this application requiring sufficient buffering and screening for the benefit of 
established adjacent residential developments on the east and west sides of the site.  This buffering 
and screening shall utilize methods for the express purpose of mitigating noise, headlight glare, and 
visual intrusion from the site’s development onto adjacent land north and south and shall include a mix 
of vertical and horizontal vegetation, fencing and/or berms as may be approved by the Landscape 
Review Committee.  
 

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; 

B. The proposed amendment is orderly and timely, considering the pattern of development in 
the area, surrounding land uses, and any changes which may have occurred in the 
neighborhood or community to warrant the proposed amendment;  

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

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

In addition, the housing policies of the McMinnville Comprehensive Plan shall be given added emphasis 
and the other policies contained in the plan shall not be used to:  (1) exclude needed housing; (2) 
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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. 
 

Finding:  Section 17.74.020 is satisfied by this proposal in that the proposed zone change is consistent 
with the goals and policies of the Comprehensive Plan, as described in more detail above in the specific 
findings for each Comprehensive Plan goal and policy. 
 
The proposed zone change is orderly and timely, based on the pattern of development in the 
surrounding area.  The development pattern in the surrounding area is widely varying.  Within a quarter 
mile of the subject site, there are nearly all forms of residential zones and housing types.  The area to 
the west in the Jandina subdivision is primarily single-family residences, with some duplexes on corner 
lots along SW Cypress Street.  Immediately adjacent to the subject site to the east is an existing higher 
density apartment complex.  Slightly further east and across SW Agee Street, a number of duplex and 
townhome type residential dwelling units have been developed.  Across SW 2nd Street and near the 
intersection of SW 2nd Street and SW Cypress Street, another R-4 (Multiple Family Residential) zoned 
property contains another apartment complex.  The established development pattern for the larger 
surrounding area is clearly a mix of residential housing types. 
 
The parcel immediately to the south of the northern parcel is vacant, but is zoned R-4 PD (Multiple 
Family Planned Development).  Therefore, the rezoning of the northern parcel to R-4 would be 
consistent with the zoning of other properties immediately adjacent to the site, and also would be 
consistent with the overall development pattern of the area.  The existing R-4 PD zoned property to the 
south is very deep and narrow, which makes development of that property difficult.  The rezoning of the 
northern parcel to R-4 will allow for the property to be developed along with the vacant parcel to the 
south.  The rezoning of the property to R-4 will allow for more efficient and orderly development of the 
vacant land in this area of the city.  Together with the adjacent land uses and pattern of development in 
the surrounding area, the subject site better meets the locational policies for higher density residential 
development. 
 
Utilities and services can be efficiently provided to the subject site.  This area is well served by existing 
sanitary and storm sewer systems as well as other public utilities.  The Engineering Department has 
reviewed this proposal and has offered no concerns with providing adequate services to this site to 
support the residential development density proposed by the applicant as part of the planned 
development.  The applicant has provided a traffic analysis that concluded that the surrounding street 
network has the capacity to accommodate the increase in trips that would result from the applicants 
request to rezone the northern parcel and develop 21 dwelling units on the entire site, including the 
southern parcel.  The traffic analysis showed that minimal increases in delays would occur at all of the 
surrounding intersections on SW 2nd Street, SW Agee Street, and SW Cypress Street.  The minimal 
increases in delay did not have any impact on the overall level of service of any intersection within the 
study area.  The Engineering Department has reviewed the traffic analysis, and does not have any 
concerns with the analysis or the findings.    
 

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.  

 
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:  
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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;  

B. Resulting development will not be inconsistent with the Comprehensive Plan objectives of the 
area;  

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

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

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

F. Proposed utility and drainage facilities are adequate for the population densities and type of 
development proposed;  

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.  

 
Finding: Section 17.64.070 is satisfied by this proposal.  The planned development amendment is 
considered a major change, as the applicant proposed an increase in density and an increase in the 
size of the planned development.  As a major change, the planned development amendment request 
was processed consistent with Section 17.72.120, which includes a review of the application by the 
Planning Commission during a public hearing and ultimately final approval by the City Council.   
 
The planned development amendment proposed on the both the northern and southern parcels is 
consistent with the review criteria for a planned development amendment, as described in more detail 
above in the findings for the overall planned development that will apply to both parcels. 
 
 
 
 
CD:sjs 
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EXHIBIT 3 - STAFF REPORT 
 

DATE: August 17, 2017 

TO: McMinnville Planning Commissioners 

FROM: Ron Pomeroy, Principal Planner 

SUBJECT: ZC 11-17 (Zone Change) Land Use Resources, LLC 
 
 
Report in Brief:   
 
This is a public hearing to consider a zone change request from AH (Agricultural Holding) to R-4 (Multiple-
Family Residential) on approximately 5.2 acres of a 5.3 acre site.  (The remaining acreage is in the flood 
plain and as such is zoned FP and will remain zoned FP.)  The subject site is located north of NE Cumulus 
Avenue and east of NE Fircrest Drive and is more specifically described as a portion of Tax Lot 900, 
Section 23, T. 4 S., R. 4 W., W.M. 
 
Background:   
 
The site is undeveloped with a large stand of trees, and is located east of and across Fircrest Drive from 
the Fircrest Community development that provides both assisted living and memory care residential 
opportunities as well as retirement living apartments.  Adjacent to and northwest of the site is located the 
Fircrest Village Condominium development.  Further to the west are found the Parkland Village retirement 
community consisting of single-family attached style residences and the Parkland Village Assisted Care 
facility.  East of the site is land located outside of the McMinnville urban growth boundary and currently 
in agricultural use.    
 
All adjacent land to the west and northwest is zoned R-4 (Multiple-Family Residential) and R-4 PD 
(Multiple-Family Residential Planned Development), respectively while adjacent land to the south is 
zoned AH.  The site’s southeastern edge is bounded to Oregon Department of Transportation (ODOT) 
right-of-way providing no access rights to the site.   
 
The southern portion of the site is relatively flat and generally covered in native grasses that are 
periodically mowed.  The northern portion of the site is characterized by a downward slope of 
approximately 15 feet in elevation forming a drainage ravine the flows northwesterly eventually emptying 
into the South Yamhill River beyond the boundary of this site.  This northern portion of the property is 
also covered in a fairly thick stand of, mostly, evergreen trees.   
 
The site is identified as residential zoning on the McMinnville Comprehensive Plan map. 
 
A graphic identifying the subject parcel has been provided below.  While the full parcel is outlined in 
yellow for identification purposes, approximately 1/10th of an acre located in the northwest corner of the 
parcel is proposed to retain its current F-P (Flood Plain) zone and is not part of this zone change request. 
 

http://www.mcminnvilleoregon.gov/
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In addition, the two graphics below provide a depiction of current zoning designations on the subject site 
and surrounding properties in addition to identifying how the zoning map would appear should these zone 
change requests be approved. 
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Discussion: 
 

The Planning Commission’s responsibility regarding this type of land-use request is to hold a public 
hearing and, following public testimony and deliberation, recommend to the City Council that the 
application be approved, or approved with conditions, or the Commission may act to deny the application.  
Such actions shall be based upon the City’s comprehensive plan policies and the review criteria 
contained in Section 17.74.020 (Comprehensive Plan Map Amendment and Zone Change – Review 
Criteria) of the McMinnville Zoning Ordinance.   
 

This request, if approved, would allow the applicant to amend the residential zoning designation from AH 
(Agricultural Holding) to R-4 (Multiple-Family Residential) on approximately 5.2 acres of a 5.3 acre site 
to afford the ability to pursue a future multiple-family development project on this site as noted in the 
submitted application, findings and Traffic Impact Analysis (TIA).  Please note that submittal of a 
conceptual development plan is not a required element of a zone change request and the applicant has 
not included such as part of this submittal.  Additionally, the provision of other site graphics by the 
applicant are for general illustrative purposes only.    
 

Evaluation of Review Criteria: 
 

An amendment of the zoning map may be authorized provided that the proposal satisfies all applicable 
review criteria and provided that the applicant demonstrates the following: 
 

Section 17.74.020 
A. The proposed amendment is consistent with the goals and policies of the Comprehensive Plan.   

 

Comprehensive Plan Policies:  There are numerous Comprehensive Plan Goals and Policies that are 
applicable to this request.  Most of those have been well addressed in the applicant’s submitted narrative.  
Some of the more notable guidance is found in Chapter V (Housing and Residential Development) which 
includes Goals that speak to quality housing for all city residents and achieving a residential development 
pattern that is land intensive and energy efficient as well as Policies encouraging opportunities for 
multiple-family development in locations that have sufficient access opportunities and service availability 
to support such development. 
 

Section 17.74.020 
B. The proposed amendment is orderly and timely, considering the pattern of development in the 

area, surrounding land uses, and any changes which may have occurred in the neighborhood or 
community to warrant the proposed amendment. 

 

Existing Development Pattern:  The area to the west of this site is comprised of a mix of residential types 
including the Fircrest Community development that provides both assisted living opportunities and 
retirement living apartments.  Adjacent to and northwest of the site is located the Fircrest Village 
Condominium development.  Further to the west are found the Parkland Village retirement community 
consisting of single-family attached style residences and the Parkland Village Assisted Care facility.  East 
of the site is land located outside of the McMinnville urban growth boundary and currently in agricultural 
use.     
 

Section 17.74.020 
C. Utilities and services can be efficiently provided to serve the proposed uses or other potential 

uses in the proposed zoning district. 
 

Utility and Service Provision:  This area is well served by existing sanitary and storm sewer systems as 
well as other public utilities.  The Engineering Department notes that there is an existing 15” diameter 
public sanitary sewer located to the south of the property in the Cumulus Avenue / Highway 18 right-of-
way, which is under the jurisdiction of the Oregon Department of Transportation (ODOT).  At the time of 
development, the applicant will need to design a sanitary sewer system that connects to the existing 
public system (note that a private sanitary sewer pump station may be necessary to serve the proposed 
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development), and the applicant will need to acquire all permits necessary from ODOT to construct the 
improvements.     
 

Street System:  regarding adjacent public rights-of-way, a portion of the western edge of the site is site 
is adjacent to NE Fircrest Drive.  The other right-of-way that is adjacent to this site is Oregon Department 
of Transportation (ODOT) right-of-way located along the site’s southeasterly edge; as the ODOT right-
of-way is intended to serve as portion of a fully constructed future clover-leaf interchange to serve 
Highway 18, local access to this roadway is not possible.  Access to serve future development of this site 
would be provided from Fircrest Drive.   
 

NE Fircrest Drive has been constructed to a 26-foot wide, curb to curb, paved section within a 30-foot 
wide public right-of-way.  Currently, there is no sidewalk installed along the property’s Fircrest Drive 
frontage.  At the time of development, 11-feet of additional right-of-way, to accommodate a planter strip 
and sidewalk, will need to be dedicated along the site’s Fircrest Drive frontage.  Additionally, a 10-foot 
wide public utility easement shall be granted along the Fircrest Drive frontage to enable adequate service 
to this site. 
 

As noted in comments by the City’s Engineering Department, a Traffic Impact Analysis (TIA) of projected 
vehicular impacts to the surrounding street network resulting from development of a multiple-family 
project on the subject site has been provided as part of the applicant’s submittal with a conclusion that 
the surrounding network has the capacity to sufficiently accommodate the anticipated traffic; the TIA 
model assumed the site’s maximum development capacity of 95 multiple-family residences  
(Attachment 2).   
 

Based on the analysis provided in the submitted TIA, the projected maximum residential yield on the 5.2-
acre site of this zone change request is 95 multiple-family residential units.  The corresponding trip 
generation from this site then is limited to a maximum total of 48 morning peak hour trips and a maximum 
total of 59 evening peak hour trips as referenced in the Executive Summary, (page 1) of the TIA.  A 
condition speaking to this maximum trip generation will be recommended as a condition of approval in 
the associated Decision Document. 
 

Site Hydrology:  Due to the presence of the on-site drainage ravine and the approximately one-tenth acre 
of floodplain located at the parcel’s far northwest end, the developer will be required, at the time of 
development, to acquire any necessary erosion control permits from the Oregon Department of 
Environmental Quality (DEQ), and any necessary wetlands / waterway permits from the Division of State 
Lands (DSL) and the US Army Corps of Engineers (COE) to address.      
 

R-4 Multiple-Family Residential Zone: 
 

The applicant’s materials submitted to support this zone change application speak to a future intent to 
development multiple-family residential on this property.  While the applicant has not provided a 
conceptual development plan with this zone change proposal, and is not required to do so at this time, it 
is instructive to note some of the standards of the R-4 zone that would be applicable to development of 
this site in the future should this current request be approved.  This information is offered only as an 
additional observation relative to the requested zoning redesignation.  If approved, some of those 
applicable opportunities and development standards incumbent upon future development include: 
 

R-4 Multiple-Family Residential Zone: 
 

 17.21.010  Permitted Uses.  In an R-4 zone, the following uses [..] are permitted: 
A. Single-family dwelling 
B. Two-family dwelling 
C. Multiple-family dwelling   
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17.21.030  Lot size.  In an R-4 zone, the lot size shall not be less than five thousand square feet, 
except that the lot area for common wall, single-family lots shall not be less than two thousand five 
hundred square feet per family.   

 

17.21.040  Yard requirements.  In an R-4 zone, each lot shall have yards of the following size 
unless otherwise provided for in Section 17.54.050: 

A. A front yard shall not be less than fifteen feet; 
B. A side yard shall not be less than six feet, except an exterior side yard shall not be less than 

fifteen feet; 
C. A rear yard shall not be less than twenty feet; 
D. Whether attached to a residence or as a separate building, a covered storage facility for a 

vehicle on which the main opening is toward a street shall be located not less than twenty feet 
to the property line bordering the street; 

E. All yards shall be increased, over the requirements of this section, one foot for each two feet 
of building height over thirty-five feet.   

 

17.21.060  Density requirements.  In an R-4 zone, the lot area per family shall not be less than 
fifteen hundred square feet for each unit with two bedrooms or less, and not less than seventeen hundred 
fifty square feet for each unit with three bedrooms, and an additional five hundred square feet for each 
additional bedroom in excess of three in any one unit.  [..]   

 

While the above information is presented relative to the requested R-4 zoning designation, it is important 
to recall that the applicant’s traffic impact analysis of a development upon the surrounding street network 
is limited to the resultant volume of both a.m. and p.m. peak hour trips.  Although the density calculation 
noted above would potentially yield a larger number of developable multiple-family residential units on 
this site, the applicant’s submitted materials and TIA do not justify or warrant it.     
 

Fiscal Impact: 
 

None 
 

Planning Commission Options: 
 

1) Close the public hearing and recommend that the City Council APPROVE the application, 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 in the 
motion to deny. 

  

Recommendation/Suggested Motion: 
 

The Planning Department recommends that the Commission make the following motion recommending 
approval of ZC 11-17 to the City Council: 
 

THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE PLANNING COMMISSION 
RECOMMENDS THAT THE CITY COUNCIL APPROVE ZC 11-17 SUBJECT TO THE CONDITIONS 
OF APPROVAL AS RECOMMENDED BY STAFF. 
 
 
 

RP:sjs 



CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

503-434-7311 
www.mcminnvilleoregon.gov 

DECISION, FINDINGS OF FACT AND CONCLUSIONARY 
FINDINGS FOR THE APPROVAL OF A ZONE CHANGE REQUEST FOR PROPERTY LOCATED 
NORTH OF NE CUMULUS AVENUE AND EAST OF NE FIRCREST DRIVE.   

DOCKET: ZC 11-17 (Zone Change) 

REQUEST: The applicant is requesting approval of a zone change from AH (Agricultural 
Holding) to R-4 (Multiple-Family Residential) on approximately 5.2 acres of a 5.3 
acre site.      

LOCATION: The subject site is located north of NE Cumulus Avenue and east of NE Fircrest 
Drive and is more specifically described as a portion of Tax Lot 900, Section 23, 
T. 4 S., R. 4 W., W.M.   

ZONING: The subject site’s current zoning is AH (Agricultural Holding) and F-P (Flood 
Area).   

APPLICANT:  Land Use Resources, LLC 

STAFF: Ron Pomeroy, Principal Planner 

HEARINGS BODY: McMinnville Planning Commission 

DATE & TIME: August 17, 2017.  Civic Hall, 200 NE 2nd Street, McMinnville, Oregon. 

HEARINGS BODY: McMinnville City Council 

DATE & TIME: September 12, 2017.  Meeting held at the Civic Hall, 200 NE 2nd Street, 
McMinnville, Oregon. 

COMMENTS: This matter was referred to the following public agencies for comment: 
McMinnville Fire Department, Police Department, Engineering Department, 
Building Department, Parks Department, City Manager, and City Attorney; 
McMinnville Water and Light; McMinnville School District No. 40; Yamhill County 
Public Works; Yamhill County Planning Department; Frontier Communications; 
Recology Western Oregon; Comcast; and Northwest Natural Gas.  Their 
comments are provided in this exhibit. 

Attachment A

http://www.mcminnvilleoregon.gov/
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DECISION 
 
Based on the findings and conclusions, the Planning Commission recommends that the City Council 
APPROVE zone change ZC 11-17 subject to the conditions of approval provided in this 
document.   
 
 
 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
DECISION: APPROVAL WITH CONDITIONS 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
City Council:  Date:  
Scott Hill, Mayor of McMinnville 
 
 
Planning Commission:  Date:  
Roger Hall, Chair of the McMinnville Planning Commission 
 
 
Planning Department:  Date:  
Heather Richards, Planning Director 
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Application Summary: 
 
The applicant is requesting approval of a zone change from AH (Agricultural Holding) to R-4 (Multiple-
Family Residential) on approximately 5.2 acres of a 5.3 acre site.      
 

 
 
The two graphics below provide depiction of current zoning designations on the subject site and 
surrounding properties in addition to identifying how the zoning map would appear should this zone 
change request be approved. 
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CONDITIONS OF APPROVAL: 
 
The following conditions of approval shall be required to ensure that the proposal is compliant with the 
City of McMinnville’s Comprehensive Plan and Zoning Ordinance: 
 

1. That, prior to development, the applicant shall submit a preservation plan relative to the natural 
drainage swale and wooded area of the site, as far as practicable, as part of any development 
proposal.  This plan shall be reviewed and approved by the McMinnville Planning Director prior 
to approval of any development plan for the site.     

 
2. That, based on the analysis provided in the submitted Traffic Impact Analysis (TIA) prepared for 

the applicant by Lancaster Engineering (June 28, 2017), the residential density allowed on this 
site of this 5.2-acre zone change request shall be limited to a maximum total of 48 morning peak 
hour trips and a maximum total of 59 evening peak hour trips as referenced in the Executive 
Summary (page 1) of the TIA unless a subsequent TIA is submitted by the applicant and the 
conclusions of which are found to be acceptable to the City. 
 

3. That NE Fircrest Drive has been constructed to be 26’ wide in a 30’ public right-of-way, and 
there is not sidewalk along the property’s frontage.  At the time of development, 11-feet of 
additional right-of-way, to accommodate a planter strip and sidewalk, will need to be dedicated 
along the site’s Fircrest Drive frontage.  Additionally, a 10-foot wide public utility easement shall 
be granted along the Fircrest Drive frontage. 

 
4. That there is an existing 15” diameter public sanitary sewer located to the south of the property 

in the Cumulus Avenue / Highway 18 right-of-way, which is under the jurisdiction of the Oregon 
Department of Transportation (ODOT).  At the time of development, the applicant will need to 
design a sanitary sewer system that connects to the existing public system (note that a private 
sanitary sewer pump station may be necessary to serve the proposed development), and the 
applicant will need to acquire all permits necessary from ODOT to construct the improvements. 

 
5. That, at the time of development, the applicant will need to acquire any necessary erosion 

control permits from the Oregon Department of Environmental Quality (DEQ), and any 
necessary wetlands / waterway permits from the Division of State Lands (DSL) and the US Army 
Corps of Engineers (COE).   

 
6. That, at the time development, the applicant shall provide any geotechnical engineering 

analyses / reports required by the Building Division to accommodate the construction of any 
proposed structures. 

 
ATTACHMENTS 
 
Attachment 1 - ZC 11-17 Application and Attachments  
 
COMMENTS 
 
This matter was referred to the following public agencies for comment:  McMinnville Fire Department, 
Police Department, Engineering and Building Departments, City Manager, and City Attorney, 
McMinnville School District No. 40, McMinnville Water and Light, Yamhill County Public Works, Yamhill 
County Planning Department, Frontier Communications, Recology Western Oregon; Comcast, 
Northwest Natural Gas.  The following comments had been received: 
 
 
 
 
Engineering Department:   
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We have completed our review of proposed ZC 11-17.  As noted below, we concur with the conclusion 
in the submitted traffic impact analysis that the zone change will not result in any level of service issues 
on the adjacent transportation network.  Also, based on the City’s adopted Conveyance System Master 
Plan (October 2008), staff can conclude that there is adequate sanitary sewer system capacity to 
accommodate the proposed zone change.  Thus, we have no concerns with the proposed zone change. 
 
At the time of development, the following items/issues will need to be addressed: 
 

 NE Fircrest Drive has been constructed to be 26’ wide in a 30’ public right-of-way, and there is 
not sidewalk along the property’s frontage.  At the time of development, 11-feet of additional 
right-of-way, to accommodate a planter strip and sidewalk, will need to be dedicated along the 
site’s Fircrest Drive frontage.  Additionally, a 10-foot wide public utility easement shall be granted 
along the Fircrest Drive frontage. 

 

 There is an existing 15” diameter public sanitary sewer located to the south of the property in 
the Cumulus Avenue / Highway 18 right-of-way, which is under the jurisdiction of the Oregon 
Department of Transportation (ODOT).  At the time of development, the applicant will need to 
design a sanitary sewer system that connects to the existing public system (note that a private 
sanitary sewer pump station may be necessary to serve the proposed development), and the 
applicant will need to acquire all permits necessary from ODOT to construct the improvements. 

 

 At the time of development, the applicant will need to acquire any necessary erosion control 
permits from the Oregon Department of Environmental Quality (DEQ), and any necessary 
wetlands / waterway permits from the Division of State Lands (DSL) and the US Army Corps of 
Engineers (COE).   
 

 At the time development, the applicant shall provide any geotechnical engineering analyses / 
reports required by the Building Division to accommodate the construction of any proposed 
structures. 
 

Building Department: 
 
No objections from this end.  
 
Fire Department: 
 
We have no issues with this zone change but please note that all construction will need to meet required 
Fire Code requirements. 
 
McMinnville Water and Light: 
 
MW&L has no comments on this application. 
 
Yamhill County Public Works: 
 
The subject proposal does not conflict with the interests of Yamhill County Public Works. 
 
Recology Western Oregon: 
 
No concerns here from our end.    
 
 
FINDINGS OF FACT 
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1. Land Use Resources, LLC is requesting approval of a zone change from AH (Agricultural 
Holding) to R-4 (Multiple-Family Residential) on approximately 5.2 acres of a 5.3 acre site.  The 
subject site is located north of NE Cumulus Avenue and east of NE Fircrest Drive and is more 
specifically described as a portion of Tax Lot 900, Section 23 BC, T. 4 S., R. 4 W., W.M..     
 

2. The site is currently designated as Residential and Flood Plain on the McMinnville 
Comprehensive Plan Map, 1980. 

 
3. Sanitary sewer and municipal water and power can adequately serve the site.  The municipal 

water reclamation facility has sufficient capacity to accommodate expected waste flows resulting 
from development of the property. 

 
4. The applicant has submitted findings (Attachment 1) in support of this application.  Those 

findings are herein incorporated. 
 
 
CONCLUSIONARY FINDINGS 
 
The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 1981 are 
applicable to this request: 
 
GOAL V 1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL 

CITY RESIDENTS. 
 
Policy 58.00 City land development ordinances shall provide opportunities for development of a variety 

of housing types and densities. 
 
Policy 59.00 Opportunities for multiple-family and mobile home developments shall be provided in 

McMinnville to encourage lower-cost renter and owner-occupied housing.  Such housing 
shall be located and developed according to the residential policies in this plan and the land 
development regulations of the City. 

 
Finding:  Goal V 1 and Policies 58.00 and 59.00 are met by this proposal in that approval of the zone 
change request from AH (Agricultural Holding) to R-4 (Multiple-Family Residential) will allow for the 
opportunity of this land to be developed with a variety of housing types including higher density housing as 
noted in the applicant’s submitted findings.  Higher density residential development of this site is 
commensurate with nearby development in that the site is located east of and across Fircrest Drive 
from the Fircrest Community development that provides both assisted living opportunities and 
retirement living apartments.  Adjacent to and northwest of the site is located the Fircrest Village 
Condominium development.  Further to the west are found the Parkland Village retirement community 
consisting of single-family attached style residences and the Parkland Village Assisted Care facility.  
East of the site is land located outside of the McMinnville urban growth boundary and currently in 
agricultural use.    
 
GOAL V 2: TO PROMOTE A RESIDENTIAL DEVELOPMENT PATTERN THAT IS LAND-

INTENSIVE AND ENERGY-EFFICIENT, THAT PROVIDES FOR AN URBAN LEVEL OF 
PUBLIC AND PRIVATE SERVICES, AND THAT ALLOWS UNIQUE AND INNOVATIVE 
DEVELOPMENT TECHNIQUES TO BE EMPLOYED IN RESIDENTIAL DESIGNS. 

 

Policy 68.00 The City of McMinnville shall encourage a compact form of urban development by directing 
residential growth close to the city center and to those areas where urban services are 
already available before committing alternate areas to residential use. 

  
Policy 71.00 The City of McMinnville shall designate specific lands inside the urban growth boundary 

as residential to meet future projected housing needs.  Lands so designated may be 
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developed for a variety of housing types.  All residential zoning classifications shall be 
allowed in areas designated as residential on the Comprehensive Plan Map. 

 
Policy 71.09 Medium and High-Density Residential (R-3 and R-4) – The majority of residential lands in 

McMinnville are planned to develop at medium density range (4 – 8 units per net acre).  
Medium density residential development uses include small lot single-family detached 
uses, single family attached units, duplexes and triplexes, and townhouses.  High density 
residential development (8 – 30 dwelling units per net acre) uses typically include 
townhouses, condominiums, and apartments.  The City of McMinnville shall encourage a 
compact form of urban development by directing residential growth close to the city center 
and to those areas where urban services are already available before committing alternate 
areas to residential use. 
 
1. Areas that are not committed to low density development; 

2. Areas that have direct access from collector or arterial streets; 

3. Areas that are not subject to development limitations such as topography, flooding, 
or poor drainage;  

4. Areas where the existing facilities have the capacity for additional development;  

5. Areas within one-quarter mile of existing or planned public transportation; and, 

6. Areas that can be buffered from low density residential areas in order to maximize 
the privacy of established low density residential areas. 

 
Policy 71.13 The following factors should serve as criteria in determining areas appropriate for high-

density residential development: 
 

1. Areas which are not committed to low or medium density development; 

2. Areas which can be buffered by topography, landscaping, collector or arterial streets, 
or intervening land uses from low density residential areas in order to maximize the 
privacy of established low density residential areas; 

3. Areas which have direct access from a major collector or arterial street; 

4. Areas which are not subject to development limitations; 

5. Areas where the existing facilities have the capacity for additional development; 

6. Areas within a one-half mile wide corridor centered on existing or planned public 
transit routes; 

7. Areas within one-quarter mile from neighborhood and general commercial shopping 
centers; and 

8. Areas adjacent to either private or public permanent open space.  
 

Finding:  Goal V 2 and Policies 68.00, 71.00, 71.09 and 71.13 are met by this application in that the 
proposal to rezone this land as requested is encouraged by the existing Residential designation of the 
site on the Comprehensive Plan Map.  In addition, rezoning of this site to allow higher residential density 
encourages more efficient residential development in an area where urban services are already 
available before committing alternate areas to residential development.  The adjacent residential 
neighborhood to the west currently exhibits a range of medium and higher residential densities and 
housing types including single-family attached dwellings, condominiums, assisted living, apartments, 
and residential memory care facilities.  A graphic has been provided below identifying the locations of 
these residential opportunities.  Additionally, it is instructive to recall that Condition of Approval number 
1 of this Decision Document requires preservation of open space within the wooded portion of this site 
which satisfies Policy 71.13(8) and can also be seen on the aerial graphic below as well as the site 
identification graphic provided on page 3 of this document.   
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A traffic impact analysis (TIA) of the anticipated vehicular impacts on the surrounding street network 
from multiple-family residential development of this site was submitted by the applicant.  The TIA 
concluded that the vehicular impact of development of 95 multiple-family dwelling units on this site can 
be sufficiently accommodated by the surrounding transportation network.   While Policy 71.13(3) states 
that an area identified for high-density residential development should have direct access from a major 
collector or minor arterial, the identified site access is located on a non-through street and only some 
200 to 300 feet away from NE Cumulus Avenue which is identified in the McMinnville Transportation 
System Plan as a Major Collector street (see graphic below).  In the context of the applicant’s request, 
while future residential construction may be multiple-family in form, the density limitation placed on this 
site (Condition of Approval 2) which is governed by maximum trip generation figures, places the 
maximum buildout of this site in a medium density range where access onto a Collector (major or minor) 
is suggested by Policy 71.09(2).  This vehicular access location and the impacts of potential 
development on the surrounding street network, based on an analysis of the findings of the submitted 
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TIA, is found acceptable to the City Engineer.   The graphic below demonstrates the designation of NE 
Cumulus Avenue as a Minor Collector street. 
 
This site is also located within 200 feet of an existing public transit route which is available to serve this 
site as noted in the adopted McMinnville Transit Feasibility Study as shown below. 

 
McMinnville Transit Feasibility Study - Figure 5-6  

 
 

While Policy 17.13(7) requires high density residential development to be located within ¼ mile of 
neighborhood and general commercial shopping centers, it is important to recall that, while the form of 
development may be multiple-family, the overall site density will be limited to the medium residential 
density range to which this subsection of this policy does not apply.  That said, general commercial 
shopping opportunities do exist within ¼ mile of this site at the Wings and Waves Water Park snack 
and gift shops located just east of the site; other commercial offerings could also develop at that site in 
the future. 

 
Policy 79.00 The density allowed for residential developments shall be contingent on the zoning 

classification, the topographical features of the property, and the capacities and availability 
of public services including but not limited to sewer and water.  Where densities are 
determined to be less than that allowed under the zoning classification, the allowed density 
shall be set through adopted clear and objective code standards enumerating the reason 
for the limitations [..]. 

 
Finding:  Policy 79.00 is satisfied by this proposal as the requested zoning designation allows multiple-
family development as a permitted use which is the type of residential development discussed by the 
applicant in their proposal.  It is important to note that, while the topographic and forested features of 
the site are graphically represented by the applicant for illustrative purposes only, the applicant’s traffic 
impact analysis (TIA) was based on an assumption of development occurring on only a portion of the 
site.  While not binding on the City, the applicants’ TIA is based on a reduced development concept and 
analyzes the vehicular impact of a maximum of 95 multiple-family dwelling units on the surrounding 
transportation network.  This modeled transportation impact is provided as an important part of the 
justification for approval of the requested zone change.  The analysis and conclusions of the TIA have 

NE Cumulus Ave. 



ZC 11-17 (Land Use Resources, LLC) – Decision Document Page 10 
 

been reviewed, and are supported, by the City Engineer.  City staff accepts this analysis and proposal 
and justification for density limitation of 95 multiple-family dwelling units and finds that this Policy is 
satisfied.   Based on the analysis provided in the submitted Traffic Impact Analysis prepared for the 
applicant by Lancaster Engineering (June 28, 2017), Condition of Approval 2 relates to residential 
development in that the residential development of this 5.2-acre zone change site is limited to a 
maximum total of 48 morning peak hour trips and a maximum total of 59 evening peak hour trips as 
referenced in the page 1 Executive Summary of the TIA unless a subsequent TIA is submitted by the 
applicant and the conclusions of which are found to be acceptable to the City.    

 
Policy 80.00 In proposed residential developments, distinctive or unique natural features such as 

wooded areas, isolated preservable trees, and drainage swales shall be preserved 
wherever feasible.   

 
Finding:  Policy 80.00 is satisfied by this proposal in that, prior to development, the applicant will be 
required to provide evidence of preservation methods relative to the natural drainage swale and wooded 
area, as far as practicable, as part of the development proposal.  This plan shall be reviewed and 
approved by the McMinnville Planning Director prior to approval of any development plan for the site.  
A condition to require this has been drafted and provided as part of the recommended conditions of 
approval.      
 
Policy 86.00 Dispersal of new multiple-family housing development will be encouraged throughout the 

residentially designated areas in the City to avoid a concentration of people, traffic 
congestion, and noise.  The dispersal policy will not apply to areas on the fringes of the 
downtown "core,” and surrounding Linfield College where multiple-family developments 
shall still be allowed in properly designated areas. 

 
Policy 89.00 Zoning standards shall require that all multiple-family housing developments provide 

landscaped grounds. 
 
Policy 90.00 Greater residential densities shall be encouraged to locate along major and minor arterials, 

within one-quarter mile from neighborhood and general commercial shopping centers, and 
within a one-half mile wide corridor centered on existing or planned public transit routes.  
(Ord. 4840, January 11, 2006; Ord. 4796, October 14, 2003) 

 
Policy 91.00 Multiple-family housing developments, including condominiums, boarding houses, lodging 

houses, rooming houses but excluding campus living quarters, shall be required to access 
off of arterials or collectors or streets determined by the City to have sufficient traffic carrying 
capacities to accommodate the proposed development.  (Ord. 4573, November 8, 1994) 

 
Policy 92.00 High-density housing developments shall be encouraged to locate along existing or 

potential public transit routes. 
 
Policy 92.01 High-density housing shall not be located in undesirable places such as near railroad lines, 

heavy industrial uses, or other potential nuisance areas unless design factors are included 
to buffer the development from the incompatible use.  (Ord. 4796, October 14, 2003) 

 
Policy 92.02 High-density housing developments shall, as far as possible, locate within reasonable 

walking distance to shopping, schools, and parks, or have access, if possible, to public 
transportation.  (Ord. 4796, October 14, 2003) 

 
Finding:  Policies 84.00, 86.00, 89.00, 91.00 and 92.01 are satisfied by this proposal as follows.  While 
the applicant has indicated intent to construct multiple-family housing on this site, no development plan 
has been provided as part of this zone change request.  However, in light of the possibility that a future 
multiple-family development project would be designed for this site, should this zone change request 
be approved, these policies are relevant.  With approval of this request, the opportunity for higher 
density residential development will continue to be supported by the City in a manner that disperses 



ZC 11-17 (Land Use Resources, LLC) – Decision Document Page 11 
 

this type of development throughout the community.  While this site, if rezoned to R-4, would be adjacent 
to other R-4 zoned properties to the west, the existing medium and higher density dwelling opportunities 
exhibit a wide range of residential living situations as previously described.  Provision of general rent 
market rate, or lower cost multiple-family residences on the subject site would add a type of residential 
opportunity in this area that is effectively not presently available making this rezoning request compliant 
with the intent of the City’s policy of dispersing the location of new and various types of multiple-family 
development.  Public transit will be available within approximately 200 feet of the site to the site identified 
as the proposed Blue Route bus line to serve Cumulus Avenue shown on Figure 5-6 shown in the 
adopted McMinnville Transit Feasibility Study.   Additionally, future multiple-family residential 
development of this site shall be required to provide landscaped grounds commensurate with the 
requirements of the McMinnville Zoning Ordinance.  Further, this site is not located in an undesirable 
place such as near railroad lines, heavy industrial uses, or other potential nuisance areas. Please see 
McMinnville Transit Feasibility Study - Figure 5-6 above. 
 
 Policy 90.00 encourages the location of professional and commercial uses within one-quarter 
mile from multiple-family residential development.  Additionally, Policy 92.02 requires High-density 
housing developments to, as far as possible, locate within reasonable walking distance to shopping, 
schools, and parks, or have access, if possible, to public transportation.  The reference of proximity to 
public transportation is also found in Policy 92.00.  Professional, educational and commercial uses are 
currently limited to those found within approximately one-quarter to the east (The Wings and Waves Water 
Park and the Evergreen Aviation campus) and within approximately one-half mile to the west (including 
Chemeketa Community College, McDonalds Restaurant, Coming Attractions Theaters, Housing Authority 
of Yamhill County the adopted McMinnville Transit Feasibility Study identifies a proposed bus route (Blue 
Route shown on Figure 5-6) that is proposed to operate along Hwy 18 east to the Olde Stone Village 
Manufactured Home community (approximately one-mile east of the subject site).  Additional opportunities 
for commercial, professional and educational development remain within this corridor.  Therefore, Policies 
90.00, 92.00 and 92.02 are satisfied by this proposal. 
 
 Policy 91.00 is satisfied by this proposal in that a Traffic Impact Analysis (TIA) for this proposal 
modeling 95 apartment units on this site was submitted by Lancaster Engineering.  The results of this 
analysis show that there are no safety issues that need to be addressed and no safety mitigations 
recommended at the intersection of NE Cumulus Avenue and Highway 18.  The area of vehicular 
ingress and egress to this site will be from NE Fircrest Drive and between 200 to 300 feet, 
approximately, north of the intersection of NE Cumulus Avenue and Fircrest Drive.  It is also instructive 
to note that while Policy 91.00 encourages multiple-family development to gain direct access from 
arterial or collector streets it is not required if an alternative method is found to have sufficient traffic 
carrying capacities to accommodate the proposed development.  The submitted traffic analysis was 
considered by the McMinnville Engineering Department and it is the determination of the City Engineer 
that there would be no appreciable loss of functionality at the Fircrest/Cumulus intersection.   
 
Policy 99.00 An adequate level of urban services shall be provided prior to or concurrent with all 

proposed residential development, as specified in the acknowledged Public Facilities Plan.  
Services shall include, but not be limited to: 

 
1. Sanitary sewer collection and disposal lines.  Adequate municipal waste treatment 

plant capacities must be available. 

2. Storm sewer and drainage facilities (as required). 

3. Streets within the development and providing access to the development, improved to 
city standards (as required). 

4. Municipal water distribution facilities and adequate water supplies (as determined by 
City Water and Light).  (as amended by Ord. 4796, October 14, 2003) 

5. Deleted as per Ord. 4796, October 14, 2003. 
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Finding:  Policy 99.00 is satisfied by this proposal as adequate levels sanitary sewer collection, storm 
sewer and drainage facilities, and municipal water distribution systems and supply either presently 
serve or can be made available to adequately serve the site.  Additionally, the Water Reclamation 
Facility has the capacity to accommodate flow resulting from development of this site.  Required street 
improvements commensurate with future development shall be required at the time of development. 

 
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. 

 
Policy 117.00 The City of McMinnville shall endeavor to insure that the roadway network provides safe 

and easy access to every parcel. 
 
Policy 118.00 The City of McMinnville shall encourage development of roads that include the 

following design factors: 
 

1. Minimal adverse effects on, and advantageous utilization of, natural features of the 
land.  

2. Reduction in the amount of land necessary for streets with continuance of safety, 
maintenance, and convenience standards.  

3. Emphasis placed on existing and future needs of the area to be serviced.  The 
function of the street and expected traffic volumes are important factors.  

4. Consideration given to Complete Streets, in consideration of all modes of 
transportation (public transit, private vehicle, bike, and foot paths).  (Ord.4922, 
February 23, 2010) 

5. Connectivity of local residential streets shall be encouraged.  Residential cul-de-
sac streets shall be discouraged where opportunities for through streets exist 

 
Policy 119.00 The City of McMinnville shall encourage utilization of existing transportation corridors, 

wherever possible, before committing new lands. 
 
Policy 120.00 The City of McMinnville may require limited and/or shared access points along major and 

minor arterials, in order to facilitate safe access flows. 
 
Policy 122.00 The City of McMinnville shall encourage the following provisions for each of the three 

functional road classifications: [in part] 
 

2. Local streets. 
a. Designs should minimize through-traffic and serve local areas only.  

 
Finding:  Goal VI 1 and Policies 117.00, 118.00, 119.00, 120.00 and 122.00 are satisfied by this 
proposal in that the subject site is currently adjacent to NE Fircrest Drive, a public local street, that 
serves only the local area and does not connect to other public streets due to the proximity of limiting 
geographic features and other existing development.  Fircrest Drive will be required to be improved 
commensurate with the future development of this site as per the requirements of the adopted 
McMinnville Transportation System Plan (TSP) to ensure safe and efficient transportation opportunities 
for all citizens.   
 
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 right-of-ways as transportation routes. 
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Finding:  Policies 126.00 and 127.00 are satisfied by this proposal in that off-street parking will be 
required for all residential development as specified by Chapter 17.60 (Off-Street Parking and Loading) 
of the McMinnville Zoning Ordinance. 

 
Policy 130.00 The City of McMinnville shall encourage implementation of the Bicycle System Plan that 

connect residential areas to activity areas such as the downtown core, areas of work, 
schools, community facilities, and recreation facilities.   

 
Policy 132.15 The City of McMinnville shall require that all new residential developments such as 

subdivisions, planned developments, apartments, and condominium complexes provide 
pedestrian connections with adjacent neighborhoods. 

 
Finding:  Policies 130.00 and 132.15 are satisfied by this proposal in that, when a specific development 
is proposed for this site, public sidewalks commensurate with that proposal will be required as part of 
the street improvements and will provide pedestrian connections from this site to the surrounding area.  
Provision of safe, accessible bicycle routes continue to be provided throughout the city as directed by 
the McMinnville TSP.        
 
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. 

 
Policy 136.00 The City of McMinnville shall insure that urban developments are connected to the 

municipal sewage system pursuant to applicable city, state, and federal regulations. 
 
Policy 139.00 The City of McMinnville shall extend or allow extension of sanitary sewage collection lines 

with the framework outlined below:   
 

1. Sufficient municipal treatment capacities exist to handle maximum flows of effluents. 

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

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

4. Extensions will implement applicable goals and policies of the comprehensive plan. 
 
Policy 142.00 The City of McMinnville shall insure that adequate storm water drainage is provided in 

urban developments through review and approval of storm drainage systems, and through 
requirements for connection to the municipal storm drainage system, or to natural drainage 
ways, where required. 

 
Policy 143.00 The City of McMinnville shall encourage the retention of natural drainage ways for storm 

water drainage.  
 
Policy 144.00 The City of McMinnville, through McMinnville Water and Light, shall provide water services 

for development at urban densities within the McMinnville Urban Growth Boundary. 
 
Policy 145.00 The City of McMinnville, recognizing McMinnville Water and Light as the agency 

responsible for water system services, shall extend water services within the framework 
outlined below:   
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1. Facilities are placed in locations and in such manner as to insure compatibility with 
surrounding land uses. 

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

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

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

 
Policy 147.00 The City of McMinnville shall continue to support coordination between city departments, 

other public and private agencies and utilities, and McMinnville Water and Light to insure 
the coordinated provision of utilities to developing areas.  The City shall also continue to 
coordinate with McMinnville Water and Light in making land use decisions. 

 
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. 

   
Finding:  Goal VII 1 and Policies 136.00, 139.00, 142.00, 143.00, 144.00, 145.00, 147.00 and 151.00 
are satisfied by the request as, based on comments received, adequate levels of sanitary sewer 
collection, storm sewer and drainage facilities, municipal water distribution systems and supply, and 
energy distribution facilities, either presently serve or can be made available to sufficiently serve the 
site.  Additionally, the municipal Water Reclamation Facility has the capacity to accommodate flow 
resulting from development of this site.  Administration of all municipal water and sanitary sewer 
systems guarantee adherence to federal, state, and local quality standards.  The City of McMinnville 
shall continue to support coordination between city departments, other public and private agencies and 
utilities, and McMinnville Water and Light to insure the coordinated provision of utilities to developing 
areas and in making land-use decisions.  
 
Policy 153.00 The City of McMinnville shall continue coordination between the planning and dire 

departments in evaluating major land use decisions.  
 
Policy 155.00 The ability of existing police and fire facilities and services to meet the needs of new 

service areas and populations shall be a criterion used in evaluating annexations, 
subdivision proposals, and other major land use decisions.  

 
Finding:  Policies 153.00 and 155.00 are satisfied in that emergency services departments have 
reviewed this request and raise no concerns.      
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GOAL VII 3: TO PROVIDE PARKS AND RECREATION FACILITIES, OPEN SPACES, AND SCENIC 
AREAS FOR THE USE AND ENJOUMENT OF ALL CITIZENS OF THE COMMUNITY. 

 
Policy 163.00 The City of McMinnville shall continue to require land, or money in lieu of land, from new 

residential developments for the acquisition and/or development of parklands, natural 
areas, and open spaces. 

 
Finding:  Goal VII 3 and Policy 163.00 are satisfied in that park fees shall be paid for each housing unit 
at the time of building permit application as required by McMinnville Ordinance 4282, as amended. 
 
GOAL VIII 1: TO PROVIDE ADEQUATE ENERGY SUPPLIES, AND THE SYSTEMS NECESSARY 

TO DISTRIBUTE THAT ENERGY, TO SERVICE THE COMMUNITY AS IT EXPANDS. 
 
Policy 173.00 The City of McMinnville shall coordinate with McMinnville Water and Light and the 

various private suppliers of energy in this area in making future land use decisions.   
 
Policy 177.00 The City of McMinnville shall coordinate with natural gas utilities for the extension of 

transmission lines and the supplying of this energy resource. 
 
Finding:  Goal VIII 1 and Policies 173.00 and 177.00 are satisfied in that McMinnville Water and Light 
and Northwest Natural Gas were provided opportunity to review and comment regarding this proposal 
and no concerns were raised.      
 
Policy 178.00 The City of McMinnville shall encourage a compact urban development pattern to provide 

for conservation of all forms of energy.  
 
Finding:  Policy 178.00 is satisfied in that the applicant is proposing to amend the current zoning 
designation of 5.2 acres of this 5.3 acre site to R-4 to allow for the possibility of providing multiple-family 
type housing thereby achieving a more compact form of urban development and energy conservation 
than would have otherwise been achieved. 
 
GOAL X1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 

DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 
 

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 by the availability of information on 
planning requests and the provision of feedback mechanisms to evaluate decisions and 
keep citizens informed. 

 

Finding:  Goal X1 and Policy 188.00 are satisfied in that McMinnville continues to provide opportunities 
for the public to review and obtain copies of the application materials and completed staff report prior 
to the holding of advertized public hearing(s).  All members of the public have access to provide 
testimony and ask questions during the public review and hearing process. 
 
 

The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to the 
request: 
  

17.03.020  Purpose.  The purpose of this ordinance is to encourage appropriate and orderly 
physical development in the City through standards designed to protect residential, commercial, 
industrial, and civic areas from the intrusions of incompatible uses; to provide opportunities for 
establishments to concentrate for efficient operation in mutually beneficial relationship to each other 
and to shared services; to provide adequate open space, desired levels of population densities, 
workable relationships between land uses and the transportation system, and adequate community 
facilities; to provide assurance of opportunities for effective utilization of the land resource; and to 
promote in other ways public health, safety, convenience, and general welfare. 
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Finding:  Section 17.03.020 is satisfied by the request for the reasons enumerated in Conclusionary 
Finding for Approval No. 1. 
 

17.57.010  Landscaping – Purpose and intent.  The purpose and intent of this chapter is to 
enhance the appearance of the city by encouraging quality landscaping which will benefit and protect 
the health, safety, and welfare of the general public.  By relating all the requirements of the zoning 
ordinance to the project in one review procedure, the review will assist the developer in integrating the 
uses of the property with the landscaping, will relate the project to surrounding property uses in 
existence or projected, and will attempt to minimize project costs.  The landscaping provisions in Section 
17.57.050 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.  [..] 
  

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

1. Multiple-family, twenty-five percent of the gross area.  This may be reduced to not less 
than fifteen percent upon approval of the [landscape] 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).    

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. Screen 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.   

 
Finding:  Sections 17.57.010 and 17.57.050(B)(1-3) are satisfied by the request in that any future 
proposal to develop this site as a multiple-family development will be required to comply with these 
standards as per the review authority of the McMinnville Landscape Review Committee.  Additionally, 
staff recommends adoption of a condition of approval of this application that would require sufficient 
buffering and screening along the site’s western edge for the benefit of established senior and assisted 
care facilities that border the site along that edge.  This buffering and screening shall utilize methods 
for the express purpose of mitigating noise, headlight glare, and visual intrusion from the site’s 
development onto adjacent land west of the site and shall include a mix of vertical and horizontal 
vegetation, fencing and/or berms as may be approved by the Landscape Review Committee at the time 
of development.  The existence of the 1.4 acre natural greenway along the northern portion of the site 
will further add to the buffering of existing residences to the northwest. 
 

17.74.020  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; 

B. The proposed amendment is orderly and timely, considering the pattern of development in 
the area, surrounding land uses, and any changes which may have occurred in the 
neighborhood or community to warrant the proposed amendment;  

C. Utilities and services can be efficiently provided to service the proposed uses or other 
potential uses in the proposed zoning district.  
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When the proposed amendment concerns needed housing (as defined in the McMinnville 
Comprehensive Plan and state statutes), criterion "B" shall not apply to the rezoning of land designated 
for residential use on the plan map. 
 

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

Finding:  Criterion “B” of this review standard does not apply when the proposed amendment concerns 
needed housing.  Table B-11 of Appendix B of the 2001 McMinnville Buildable Land Needs Analysis 
and Growth Management Plan demonstrates that McMinnville had a deficit of 162 R-4 zoned acres 
needed to meet future projected housing needs; the year 2020 was the identified planning horizon for 
this projection.  Since 2001, approximately 51 acres have been rezoned to R-4 leaving a residual deficit 
of approximately 111 R-4 zoned acres still needed to meet projected needs.  Approval of this zone 
change request would reduce that deficit to approximately 105.8 acres.   
 
Section 17.74.020 is satisfied in that the proposed R-4 zoning designation for this site is consistent with 
the goals and policies of the McMinnville Comprehensive Plan, and is orderly and timely given 
considering existing nearby residential development and the site’s proximity to public streets, transit 
facility options, the ability to be adequately served by required utilities and services, and the local need 
for additional higher density and/or affordable housing options.  While this site is located within 
approximately one-half mile from Airport Park, the park’s location on the south side of Highway 18 
makes is rather difficult to reach by means of pedestrian or bicycle travel.  However, the applicant 
proposes, as shown on the submitted conceptual site plan, the provision of an approximately 1.4 acre 
area to be retained as an onsite nature reserve.  While not an active park, this area would potentially 
provide similar opportunities to Tice Park for the benefit of the site’s residents.  Chemeketa Community 
College is located approximately one-half mile to the west of the subject site which provides a wide 
range of educational opportunities.  While commercial opportunities are not readily available within a 
reasonable distance to this site, the alleviation of meeting Criterion “B” above allows recognition of the 
current development character of this area as meeting the needs of a diverse residential population by 
numerous means.  This current proposal to rezone the subject to R-4 would allow the continuation of 
this established development pattern in recognition of its unique location along Highway 18 and 
adjacent to the urban growth boundary (UGB).  In addition, there are no policies contained in the 
Comprehensive Plan that are being utilized to unnecessarily decrease densities or discourage any form 
of housing.   
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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: August 17 2017 
TO: Planning Commissioners 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: CU 4-17 – 1045 SE Brooks Street 
 
 
Report in Brief: 
 
This is a public hearing to consider an application for a conditional use permit to allow for the expansion 
of the existing McMinnville Montessori School (MMS) campus.  The school has purchased the property 
next to the existing MMS building, and intends to renovate the existing building on the property to operate 
as the elementary school classroom.  The existing MMS building would continue to operate as school 
classrooms and facilities.  The rear of the existing school and the new property would be combined to 
operate as one open play yard in the backyard areas.  The property is located at 1045 SE Brooks Street, 
and is more specifically described as Tax Lot 1202, Section 21CA, T. 4 S., R. 4 W., W.M. 
 
Background: 
 
The subject site is an existing residential property with a single family dwelling on the property.  The site 
is located immediately adjacent to the existing McMinnville Montessori School (MMS) building at 1101 
SE Brooks Street.  The site is located on SE Brooks Street between Irving Street and Logan Street, and 
south of 1st Street. 
 
The subject site is zoned R-4 (Multiple-Family Residential) and is designated on the comprehensive plan 
map as Residential. 
 
Properties immediately adjacent to the subject site to the west and east are also zoned R-4 (Multiple-
Family Residential).  Properties further east along Brooks Street are zoned R-2 (Single Family 
Residential).  Immediately to the north of the subject site is a C-3 PD (General Commercial Planned 
Development) zoned property that is the site of the Habitat for Humanity Restore business and offices.  
A visual of the subject site and reference maps showing the zoning designations of the subject site and 
the surrounding properties are provided below: 
  

http://www.mcminnvilleoregon.gov/
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Site Reference Map 
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Existing Zoning 
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Discussion: 
 
The McMinnville Montessori School (MMS) purchased the subject site, which is immediately adjacent to 
the existing MMS building at 1101 SE Brooks Street.  The MMS is proposing to convert the existing 
structure on the subject site from a single family dwelling to an elementary school classroom and 
associated facilities.  The MMS will continue to operate out of the existing building, with the primary school 
classroom in the existing building.  The elementary school classroom would be relocated to the renovated 
building on the subject site at 1045 SE Brooks Street.  Per Section 17.21.020(M) of the McMinnville 
Zoning Ordinance, a school (private or public) in the R4 zone is a conditional land use and needs a 
conditional use permit to operate. 
 
The Planning Commission’s responsibility regarding this type of land use request is to conduct a public 
hearing and, at its conclusion, render a decision to approve, approve with conditions, or deny the 
conditional use request.  The Planning Commission should rely upon the criteria of Section 17.74.030, 
“Authorization to Grant or Deny Conditional Use” of the McMinnville Zoning Ordinance to review the 
proposal and render a decision.   
 
Evaluation of Review Criteria: 
 
The potential impacts of a proposed conditional use on the abutting properties and surrounding 
neighborhood should be minimized through the design, location, and operating characteristics of the 
proposed development.  In order to ensure that the proposed use and development is appropriate and 
has minimal impacts on the surrounding neighborhood, the Planning Commission must find that the 
following criteria are being met: 
 
Section 17.74.030: 

A. The proposal will be consistent with the Comprehensive Plan and the objectives of the zoning 
ordinance and other applicable policies of the City;  

 
Comprehensive Plan Policies:  A number of Comprehensive Plan goals and policies relate to the 
proposed development.  In particular, Comprehensive Plan Chapter III (Cultural, Historical, and 
Educational Resources) includes goals and policies applicable to this request.  One of the more 
applicable goals, which is also identified and explained in greater detail in the Findings of Fact in the 
attached Decision Document, states that the City should provide cultural and social services and facilities 
commensurate with the needs of the City’s expanding population.  A policy to support this goal is that the 
City shall allow future community center type facilities, both public and private, to locate in appropriate 
areas based on impacts on the surrounding land uses and community.  The applicant has stated that the 
MMS has a continually long wait list for community members that wish to enroll their children in the 
Montessori School.  The expansion will allow the school to increase overall enrollment, therefore 
providing educational resources and facilities that are in need to McMinnville’s expanding population. 
 
Zoning District Requirements:  The property in question is zoned R-4 (Multiple-Family Residential).  The 
proposed use as a private school is allowed as a conditional use in the R-4 zone  
 
The applicant is proposing to retain the existing single family home that is located on the subject property, 
but will renovate the interior to allow for the structure to operate as the elementary school classroom.  
The exterior of the existing structure will not change structurally and no additions are proposed.  The 
existing structure meets all required setbacks for the R-4 zone. 
 
The proposed site plan is provided below: 
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Parking and Off-Street Loading Requirements:  Parking on the site will be located south of the existing 
building, and the applicant is proposing to utilize the existing concrete driveway for parking space.  The 
driveway will be expanded to provide adequate parking space for three (3) vehicles.  The McMinnville 
Zoning Ordinance requires that elementary schools provide one (1) parking space per classroom plus 
one (1) parking space per administrative employee.  The proposed use of the existing building will be 
one (1) elementary classroom, and the applicant has stated that up to two (2) employees may work in 
the classroom at a time.  Therefore, the three (3) parking spaces provided meets the minimum number 
of required parking spaces. 
 
Section 17.74.030: 

B. That the location, size, design, and operating characteristics of the proposed development are 
such that it can be made reasonably compatible with and have minimal impact on the livability or 
appropriate development of abutting properties and the surrounding neighborhood, with 
consideration to be given to harmony in scale, bulk, coverage, and density; to the availability of 
public facilities and utilities; to the generation of traffic and the capacity of surrounding streets; 
and to any other relative impact of the development;  

 
Harmony in Scale, Bulk, Coverage, and Density: The subject site is located within an area of the city that 
is predominately residential uses.  However, other uses exist in the immediate vicinity of the subject site, 
including a commercial use immediately north and two churches within a quarter mile of the site.  Also, 
the subject site is located immediately adjacent to the McMinnville Montessori School’s (MMS) existing 
building.  This existing MMS building has been operating in its current location for approximately 20 years, 
and has not caused any impacts on the livability or appropriate development of abutting properties or the 
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surrounding neighborhood.  The Planning Department has never received any complaint on the existing 
MMS operations in their existing building. 
 
Operating Characteristics: The operating characteristics of the proposed expansion will be consistent 
with the existing MMS building.  Students will be dropped off by parents in the morning and picked up 
again in the afternoon, and the regular schedule during the school year is from 8:30 AM to 3:00 PM.  The 
applicant has described that traffic impacts are very minimal, as parents are advised to pull up to the 
property at scheduled times for pick-up, and a staff person then helps the student out to their parents’ 
car.  This reduces parking needs on site.  The scheduled and coordinated pick-up and drop-off times also 
distributes the traffic that usually occurs during pick-up and drop-off over a longer period of time, which 
ensures that the streets in the surrounding area are not overwhelmed.  Therefore, the operations of the 
expanded assisted living facility will not negatively impact the surrounding neighborhood. 
 
The applicant is not proposing to make any significant exterior alteration to the existing building on the 
subject site.  Their goal is to maintain the general exterior appearance of the structure as a single family 
home to better blend in and be more compatible with the surrounding neighborhood.  The existing 
structure, which the MMS recently acquired, has been in a state of disrepair.  As part of the overall 
renovations, the MMS intends to improve the appearance of the structure and therefore enhance the 
overall quality of the built environment in the neighborhood. 
 
Photos of the existing building on the subject site and its relationship to the existing MMS building are 
provided below: 
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Based on the descriptions above, staff believes that the expansion will be compatible with the surrounding 
neighborhood and will not impact the livability or appropriate development of abutting properties. 
 
Availability of Public Facilities and Utilities:  Adequate public facilities serve the existing site, including 
water, sewer, and streets.  The Engineering Department has reviewed the plans and has no concerns 
with the ability for public facilities to serve the site. 
 
Traffic, Circulation, and Parking:  As described above, the existing driveway will be expanded in order to 
provide the required number of parking spaces on site.  The MMS practice of scheduled and coordinated 
pick-up and drop-off times will ensure that traffic and circulation around the site is not overly impactful on 
the surrounding street network.  The Engineering Department reviewed the plans, and does not have any 
concerns with traffic from the expansion of the MMS properties. 
 
Section 17.74.030: 

C. That the development will cause no significant adverse impact on the livability, value, or 
appropriate development of abutting properties of the surrounding area when compared to the 
impact of permitted development that is not classified as conditional;  

 
The type of development proposed is consistent with the development pattern of the surrounding area.  
Other school and church uses exist within a quarter mile of the subject site.  Also, the structure to be 
used for the elementary school classroom will retain the exterior appearance of a single family home.  
The applicant intends to improve the structure on the site, which will upgrade the structure from its current 
state of disrepair and should have a positive impact on the value and livability of the surrounding area.  
Also, a permitted use in the R-4 (Multiple Family Residential) zone is a day care facility for up to twelve 
(12) people, and the applicant is arguing that the proposed use as a school is not much more impactful 
than the permitted use of a day care facility. 
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Section 17.74.030: 
D. The location and design of the site and structures for the proposal will be as attractive as the 

nature of the use and its setting warrants;  
 
The site and the proposed building will be designed in such a way as to blend in with the surrounding 
area.  As stated above, the applicant intends to renovate the interior of the existing building to operate 
as a classroom, but retain the appearance on the exterior of the building as a single family dwelling.  The 
applicant will be removing the garage door and adding another door on the east side of the building, but 
the primary building elements and structure of the building will remain unchanged.  The new door on the 
east side of the building will be the main entry into the building, with a small lobby inside.  The new door 
and main entry will face the existing MMS building on the adjacent property, which will create a common 
entry area to both buildings.  The existing building has a concrete pedestrian walkway from the street 
and sidewalk to the main entry.  While it is not shown on the site plan, the applicant does intend to 
construct a similar walkway to the new main entry on the new MMS building.  Staff is recommending a 
condition of approval to require that this pedestrian walkway be shown on the building permit plans for 
the renovation of the existing building. 
 
The existing site does contain some landscape material, with a lawn, two (2) trees, and some shrubs that 
exist in the front yard.  There are some taller shrubs that exist between the existing MMS building and 
the subject site.  Also, the MMS has begun to maintain a native garden in the front and side yard of the 
existing MMS property.  The applicant intends to expand the native garden onto the new MMS building’s 
property.  In the back yard of the subject site, a larger open green area exists that will serve as outdoor 
play space for students. 
 
The McMinnville Zoning Ordinance does require that landscaping be provided on all R-4 (Multiple Family 
Residential) zoned properties that are not used as single family or two-family dwellings.  Therefore, staff 
is recommending a condition of approval to require that a landscape plan be submitted for the site for 
review and approval by the Landscape Review Committee.  The existing landscaping on the site can be 
identified on the landscape plan, and retained if healthy.  The proposed native garden and open play 
space in the rear yard would all count towards overall landscaped space. 
 
Section 17.74.030: 

E. The proposal will preserve environmental assets of particular interest to the community;  
 
The subject site does not contain any significant environmental assets that would be of any particular 
interest to the community.  The site has been developed as a single family home, is flat, and does not 
contain any significant trees or other natural features.  Therefore, the proposed conditional use satisfies 
this review criteria. 
 
Section 17.74.030: 

F. The applicant has a bona fide intent and capability to develop and use the land as proposed and 
has no inappropriate purpose for submitting the proposal, such as to artificially alter property 
values for speculative purposes.  

 
The applicant intends to renovate the existing building and site as proposed, and has the intent and 
capability to develop and use the land as proposed.  The applicant has purchased and now has full 
control of the property in question.  Also, the applicant has successfully operated the existing McMinnville 
Montessori School for approximately 20 years on the property immediately adjacent to the subject site, 
and has a long wait list of prospective students.  The demand for this type of educational facility in the 
City of McMinnville is evident and the applicant believes the expansion will allow them to continue to 
meet this community need. 
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Fiscal Impact: 
 
None. 
 
Commission Options: 
 

1) Close the public hearing and APPROVE the application, 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 in the 

motion to deny. 
 
Recommendation/Suggested Motion: 
 
The Planning Department recommends approval of CU 4-17, subject to the following conditions: 
 

1. That the applicant shall include, in the building permit construction plan set, plans for a pedestrian 
walkway from the existing public sidewalk and private parking spaces to the proposed main entry 
on the east side of the building. 

 
2. That prior to the release of building permits for the proposed renovations, the applicant shall 

submit a landscape plan for the site for review and approval by the McMinnville Landscape 
Review Committee.  All landscaping, as approved by the Landscape Review Committee, shall be 
installed prior to occupancy of the building.  Alternatively, a landscape bond for 120-percent of 
the landscaping cost of the uninstalled portion shall be placed on deposit with the City prior to 
occupancy. 

 
3. That this conditional use permit approval shall be terminated if the proposed improvements do 

not commence within one year of the effective date of this approval, or if the use once commenced 
lapses for any single period of time that exceeds one year in duration. 

 
The Planning Department recommends that the Commission make the following motion approving of  
CU 4-17: 
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE PLANNING COMMISSION 
APPROVES CU 4-17 SUBJECT TO THE STAFF RECOMMENDED CONDITIONS OF APPROVAL. 
 
 
 
CD:sjs 



CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 
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MCMINNVILLE, OR  97128 
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DECISION, CONDITIONS OF APPROVAL, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS 
FOR THE APPROVAL OF A CONDITIONAL USE PERMIT FOR AN EXPANSION OF THE 
McMINNVILLE MONTESSORI SCHOOL AT 1045 SE BROOKS STREET. 

DOCKET: CU 4-17 (Conditional Use) 

REQUEST: The applicant is requesting a conditional use permit to allow for the expansion of 
the existing McMinnville Montessori School (MMS) campus.  The school has 
purchased the property next to the existing MMS building, and intends to 
renovate the existing building on the property to operate as the elementary school 
classroom.  The existing MMS building would continue to operate as school 
classrooms and facilities.  The rear of the existing school and the new property 
would be combined to operate as one open play yard in the backyard areas. 

LOCATION: The property is located at 1045 SE Brooks Street, and is more specifically 
described as Tax Lot 1202, Section 21CA, T. 4 S., R. 4 W., W.M. 

ZONING: The subject site’s current zoning is R-4 (Multiple-Family Residential). 

APPLICANT:  McMinnville Montessori School 

STAFF: Chuck Darnell, Associate Planner 

HEARINGS BODY: McMinnville Planning Commission 

DATE & TIME: August 17, 2017.  Meeting held at the Civic Hall, 200 NE 2nd Street, McMinnville, 
Oregon. 

COMMENTS: This matter was referred to the following public agencies for comment: 
McMinnville Fire Department, Police Department, Engineering Department, 
Building Department, Parks Department, City Manager, and City Attorney; 
McMinnville Water and Light; McMinnville School District No. 40; Yamhill County 
Public Works; Yamhill County Planning Department; Frontier Communications; 
Comcast; Northwest Natural Gas; and Recology.  Their comments are provided 
in this decision document. 

Attachment A

http://www.mcminnvilleoregon.gov/
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DECISION 
 
Based on the findings and conclusions, the Planning Commission APPROVES the conditional use 
permit (CU 4-17) subject to the conditions of approval provided in this document.   

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
DECISION: APPROVAL WITH CONDITIONS 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
 
Planning Commission:  Date:  
Roger Hall, Chair of the McMinnville Planning Commission 
 
 
Planning Department:  Date:  
Heather Richards, Planning Director 
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Application Summary: 
 
The applicant is requesting a conditional use permit to allow for the expansion of the existing 
McMinnville Montessori School (MMS) campus.  The school has purchased the property next to the 
existing MMS building, and intends to renovate the existing building on the property to operate as the 
elementary school classroom.  The existing MMS building would continue to operate as school 
classrooms and facilities.  The rear of the existing school and the new property would be combined to 
operate as one open play yard in the backyard areas. 
 
A map of the subject site, the proposed site plan, and photos of the existing structure are provided 
below: 
 

Site Reference Map 
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Proposed Site Plan 
 

 
 

Existing Structure 
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CONDITIONS OF APPROVAL 
 
The following conditions of approval shall be required: 
 
CU 4-17 is approved subject to the following conditions: 
 

1. That the applicant shall include, in the building permit construction plan set, plans for a 
pedestrian walkway from the existing public sidewalk and private parking spaces to the 
proposed main entry on the east side of the building. 

 
2. That prior to the release of building permits for the proposed renovations, the applicant shall 

submit a landscape plan for the site for review and approval by the McMinnville Landscape 
Review Committee.  All landscaping, as approved by the Landscape Review Committee, shall 
be installed prior to occupancy of the building.  Alternatively, a landscape bond for 120-percent 
of the landscaping cost of the uninstalled portion shall be placed on deposit with the City prior 
to occupancy. 

 
3. That this conditional use permit approval shall be terminated if the proposed improvements do 

not commence within one year of the effective date of this approval, or if the use once 
commenced lapses for any single period of time that exceeds one year in duration. 

 
ATTACHMENTS 
 

1. CU 4-17 Application and Attachments  
2. Planning Commission Staff Report, August 17, 2017 

 
COMMENTS 
 
This matter was referred to the following public agencies for comment:  McMinnville Fire Department, 
Police Department, Engineering and Building Departments, City Manager, and City Attorney, 
McMinnville School District No. 40, McMinnville Water and Light, Yamhill County Public Works, Yamhill 
County Planning Department, Frontier Communications, Comcast, Northwest Natural Gas, and 
Recology.  The following comments have been received: 
 
McMinnville Engineering Department: 
 
We have reviewed proposed CU 4-17, and do not have any concerns or suggested conditions of 
approval. 
 
Note that at the time of building permits for the project, the applicant will need to upgrade the site 
driveway and sidewalk to meet current public right-of-way accessibility guidelines (PROWAG) 
standards. 
 
McMinnville Water and Light: 
 
MW&L has no comments on this application. 
 
McMinnville Building Department: 
 
Went through this with Applicants as pre-app – NO issues other than discussed at the meeting. 
 

Note – The Building Official provided comments at the building permit pre-application meeting 
referenced above, and informed the applicant that a seismic analysis will be required for the 
existing building, and that any items identified as non-compliant in the seismic analysis will be 
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required to be updated.  The applicant was also informed that both proposed bathrooms would 
need to be ADA accessible. 

 
McMinnville Fire Department: 
 
We don’t have any issues with this request.  They would need to provide fire extinguishers as required 
by the 2014 Oregon Fire Code. 
 
FINDINGS OF FACT 
 
1. McMinnville Montessori School is requesting a conditional use permit to allow for the expansion 

of the existing McMinnville Montessori School (MMS) campus.  The school has purchased the 
property next to the existing MMS building, and intends to renovate the existing building on the 
property to operate as the elementary school classroom.  The existing MMS building would 
continue to operate as school classrooms and facilities.  The property is located at 1045 SE 
Brooks Street, and is more specifically described as Tax Lot 1202, Section 21CA, T. 4 S., R. 4 
W., W.M. 
 

2. The site is currently zoned R-4 (Multiple-Family Residential), and is designated as Residential 
on the McMinnville Comprehensive Plan Map, 1980. 
 
Properties immediately adjacent to the subject site to the west and east are also zoned R-4 
(Multiple-Family Residential).  Properties further east along Brooks Street are zoned R-2 (Single 
Family Residential).  Immediately to the north of the subject site is a C-3 PD (General 
Commercial Planned Development) zoned property that is the site of the Habitat for Humanity 
Restore business and offices.   

Existing Zoning 
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3. Sanitary sewer and municipal water and power can serve the site.  The municipal water 
reclamation facility has sufficient capacity to accommodate expected waste flows resulting from 
development of the property. 

 
4. This matter was referred to the following public agencies for comment:  McMinnville Fire 

Department, Police Department, Engineering and Building Departments, City Manager, and City 
Attorney, McMinnville School District No. 40, McMinnville Water and Light, Yamhill County 
Public Works, Yamhill County Planning Department, Frontier Communications, Comcast, 
Northwest Natural Gas, Oregon Department of Transportation, Oregon Division of State Lands, 
and Oregon Department of Fish and Wildlife.  No comments in opposition were provided to the 
Planning Department. 

 
5. The applicant has submitted findings (Attachment 1) in support of this application.  Those 

findings are herein incorporated. 
 
 
CONCLUSIONARY FINDINGS 
 
The applicant provided findings for a wide range of Comprehensive Plan goals and policies, many of 
which were found to not apply to the request.  However, those findings are incorporated herein as they 
were provided in the application.  The following Goals and policies from Volume II of the McMinnville 
Comprehensive Plan of 1981 are applicable to this request: 
 
GOAL III 1:  TO PROVIDE CULTURAL AND SOCIAL SERVICES AND FACILITIES 

COMMENSURATE WITH THE NEEDS OF OUR EXPANDING POPULATION, 
PROPERLY LOCATED TO SERVICE THE COMMUNITY AND TO PROVIDE POSITIVE 
IMPACTS ON SURROUNDING AREAS.  

 
Policy 13.00: The City of McMinnville shall allow future community center type facilities, both public and 

private, to locate in appropriate areas based on impacts on the surrounding land uses and 
the community as a whole, and the functions, land needs, and service area of the proposed 
facility. 

 
GOAL III 3: TO PROVIDE FOR THE EDUCATIONAL NEEDS OF McMINNVILLE THROUGH THE 

PROPER PLANNING, LOCATION, AND ACQUISITION OF SCHOOL SITES AND 
FACILITIES.  

 
Finding: Goal III 1, Policy 13.00, and Goal III 3 are satisfied in that the McMinnville Montessori School 
provides for an educational facility in need in the community.  The applicant has stated that the 
McMinnville Montessori School has a continually long wait list for community members that wish to enroll 
their children in the Montessori School.  The expansion will allow the school to increase overall enrollment 
slightly, therefore providing educational resources and facilities that are in need to McMinnville’s 
expanding population.  The expansion will also allow for the school to operate more efficiently, with the 
primary school classrooms staying in the existing building and the newly acquired building being 
renovated solely for the elementary school classroom.  The proposed facility will meet a demonstrated 
need in the community and will provide for variety and choice in the educational system in McMinnville.  
Also, the proximity to the existing McMinnville Montessori School and the minimal changes that will occur 
to the exterior of the subject site ensure that this facility is appropriately sited to service the community, 
with little impact on the surrounding area. 
 
Policy 99.00: An adequate level of urban services shall be provided prior to or concurrent with all 

proposed residential development, as specified in the acknowledged Public Facilities Plan.  
Services shall include, but not be limited to: 

 



CU 4-17 – Decision Document Page 8 

1. Sanitary sewer collection and disposal lines.  Adequate municipal waste treatment 
plant capacities must be available. 

2. Storm sewer and drainage facilities (as required). 

3. Streets within the development and providing access to the development, improved to 
city standards (as required). 

4. Municipal water distribution facilities and adequate water supplies (as determined by 
City Water and Light).  (as amended by Ord. 4796, October 14, 2003) 

 
Finding:  Policy 99.00 is satisfied by this proposal as adequate levels of sanitary sewer collection, storm 
sewer and drainage facilities, and municipal water distribution systems and supply either presently 
serve or can be made available to adequately serve the site.  Additionally, the Water Reclamation 
Facility has the capacity to accommodate flow resulting from development of this site. 
 
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. 
 
Finding:  Policies 126.00 and 127.00 are satisfied by this proposal in that three (3) parking spaces will be 
provided on the subject site.  The McMinnville Zoning Ordinance requires that elementary schools provide 
one (1) parking space per classroom plus one (1) parking space per administrative employee.  The 
proposed use of the existing building will be one (1) elementary classroom, and the applicant has stated 
that up to two (2) employees may work in the classroom at a time.  Therefore, the three (3) parking spaces 
provided meets the minimum number of required parking spaces. 
 
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. 

 
Policy 136.00: The City of McMinnville shall insure that urban developments are connected to the 

municipal sewage system pursuant to applicable city, state, and federal regulations. 
 
Policy 142.00: The City of McMinnville shall insure that adequate storm water drainage is provided in 

urban developments through review and approval of storm drainage systems, and through 
requirements for connection to the municipal storm drainage system, or to natural drainage 
ways, where required. 

 
Policy 143.00: The City of McMinnville shall encourage the retention of natural drainage ways for storm 

water drainage.  
 
Policy 144.00: The City of McMinnville, through McMinnville Water and Light, shall provide water services 

for development at urban densities within the McMinnville Urban Growth Boundary. 
 
Policy 147.00: The City of McMinnville shall continue to support coordination between city departments, 

other public and private agencies and utilities, and McMinnville Water and Light to insure 
the coordinated provision of utilities to developing areas.  The City shall also continue to 
coordinate with McMinnville Water and Light in making land use decisions. 
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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. 

 
Finding:  Goal VII 1 and Policies 136.00, 142.00, 143.00, 144.00, 147.00 and 151.00 are satisfied by 
the request as adequate levels of sanitary sewer collection, storm sewer and drainage facilities, 
municipal water distribution systems and supply, and energy distribution facilities, either presently serve 
or can be made available to serve the site.  Additionally, the Water Reclamation Facility has the capacity 
to accommodate flow resulting from development of this site.  Administration of all municipal water and 
sanitary sewer systems guarantee adherence to federal, state, and local quality standards.  The City of 
McMinnville shall continue to support coordination between city departments, other public and private 
agencies and utilities, and McMinnville Water and Light to insure the coordinated provision of utilities to 
developing areas and in making land-use decisions.  
 
Policy 155.00: The ability of existing police and fire facilities and services to meet the needs of new 

service areas and populations shall be a criterion used in evaluating annexations, 
subdivision proposals, and other major land use decisions.  

 
Finding:  Policy 155.00 is satisfied in that emergency services departments have reviewed this request 
and have provided no comments in opposition.   
 
GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 

DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF MCMINNVILLE. 
 
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 by the availability of information on 
planning requests and the provision of feedback mechanisms to evaluate decisions and 
keep citizens informed. 

 
Finding: Goal X 1 and Policy 188.00 are satisfied in that McMinnville continues to provide opportunities 
for the public to review and obtain copies of the application materials and completed staff report prior 
to the McMinnville Planning Commission and/or McMinnville City Council review of the request and 
recommendation at an advertised public hearing.  All members of the public have access to provide 
testimony and ask questions during the public review and hearing process. 
 
The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to the 
request: 
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R-4 Multiple-Family Residential Zone: 
 
 17.21.020  Conditional uses.  In an R-4 zone, the following uses and their accessory uses may 
be permitted subject to the provisions of Chapters 17.72 and 17.74.030: […] 

M. Public or private school or college 
 
Finding:  The subject site is zoned R-4 (Multiple-Family Residential) which allows the proposed use of 
a private school as a conditional use. 
 
 17.21.040  Yard requirements.  In an R-4 zone, each lot shall have yards of the following size 
unless otherwise provided for in Section 17.54.050:  

A. A front yard shall not be less than fifteen feet;  
B. A side yard shall not be less than six feet, except an exterior side yard shall not be less 

than fifteen feet;  
C. A rear yard shall not be less than twenty feet;  
D. Whether attached to a residence or as a separate building, a covered storage facility for a 

vehicle on which the main opening is toward a street shall be located not less than twenty 
feet to the property line bordering the street;  

E. All yards shall be increased, over the requirements of this section, one foot for each two 
feet of building height over thirty-five feet.  

 
Finding:  The existing building meets all required yard setbacks, and is not proposed to be altered or 
expanded in any way. 
 
 17.21.050  Building height.  In an R-4 zone, a building shall not exceed sixty feet in height. 
 
Finding:  The height of the existing building is not proposed to be increased, and the existing building 
is well under sixty feet in height. 
 
Landscaping: 
 
 17.57.050  Area Determination—Planning factors.  

A. Landscaping shall be accomplished within the following ranges: […] 
3. Multiple-family, twenty-five percent of the gross area. This may be reduced to not less 

than fifteen percent upon approval of the review committee […] 
 
 17.57.060  Zones where required.  Landscaping shall be required in the following zones except 
as otherwise noted:  

A. R-4 (Multiple-Family Residential zone, except the construction of a Single-Family or Two-
Family Residential unit) […] 

 
Finding:  Landscaping will be required as a condition of approval, and the Landscape Review Committee 
will ensure that the landscaping meets all necessary guidelines and criteria. 
 
Review Criteria: 
 

 17.74.030  Authorization to Grant or Deny Conditional Use. A conditional use listed in this 
ordinance shall be permitted, altered or denied in accordance with the standards and procedures of this 
chapter. In the case of a use existing prior to the effective date of this ordinance and classified in this 
ordinance as a conditional use, a change in the use or in lot area, or an alteration of any structure shall 
conform to the requirements for conditional uses. In judging whether or not a conditional use proposal 
shall be approved or denied, the Planning Commission shall weigh its appropriateness and desirability 
or the public convenience or necessity to be served against any adverse conditions that would result 
from authorizing the particular development at the location proposed and, to approve such use, shall 
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find that the following criteria are either met, can be met by observance of conditions, or are not 
applicable:  

A. The proposal will be consistent with the Comprehensive Plan and the objectives of the 
zoning ordinance and other applicable policies of the City; 

B. That the location, size, design, and operating characteristics of the proposed development 
are such that it can be made reasonably compatible with and have minimal impact on the 
livability or appropriate development of abutting properties and the surrounding 
neighborhood, with consideration to be given to harmony in scale, bulk, coverage, and 
density; to the availability of public facilities and utilities; to the generation of traffic and the 
capacity of surrounding streets; and to any other relative impact of the development;  

C. That the development will cause no significant adverse impact on the livability, value, or 
appropriate development of abutting properties of the surrounding area when compared to 
the impact of permitted development that is not classified as conditional;  

D. The location and design of the site and structures for the proposal will be as attractive as 
the nature of the use and its setting warrants;  

E. The proposal will preserve environmental assets of particular interest to the community;  
F. The applicant has a bona fide intent and capability to develop and use the land as proposed 

and has no inappropriate purpose for submitting the proposal, such as to artificially alter 
property values for speculative purposes.  

 

Finding:  The proposed amendment is consistent with the goals and policies of the Comprehensive 
Plan, as is described in greater detail above. 
 
The property in question is zoned R-4 (Multiple-Family Residential).  The proposed use as a private 
school is allowed as a conditional use in the R-4 zone (Section 17.21.020(M)).  The applicant is 
proposing to retain the existing single family home that is located on the subject property, but will 
renovate the interior to allow for the structure to operate as the elementary school classroom.  The 
exterior of the existing structure will not change structurally and no additions are proposed.  The existing 
structure meets all required setbacks for the R-4 zone. 
 
Parking on the site will be located south of the existing building, and the applicant is proposing to utilize 
the existing concrete driveway for parking space.  The driveway will be expanded to provide adequate 
parking space for three (3) vehicles.  The McMinnville Zoning Ordinance requires that elementary 
schools provide one (1) parking space per classroom plus one (1) parking space per administrative 
employee.  The proposed use of the existing building will be one (1) elementary classroom, and the 
applicant has stated that up to two (2) employees may work in the classroom at a time.  Therefore, the 
three (3) parking spaces provided meets the minimum number of required parking spaces. 
 
The subject site is located within an area of the city that is predominately residential uses.  However, 
other uses exist in the immediate vicinity of the subject site, including a commercial use immediately 
north and two churches within a quarter mile of the site.  Also, the subject site is located immediately 
adjacent to the McMinnville Montessori School’s (MMS) existing building.  This existing MMS building 
has been operating in its current location for approximately 20 years, and has not caused any impacts 
on the livability or appropriate development of abutting properties or the surrounding neighborhood.  
The Planning Department has never received any complaint on the existing MMS operations in their 
existing building. 
 
The operating characteristics of the proposed expansion will be consistent with the existing MMS 
building.  Students will be dropped off by parents in the morning and picked up again in the afternoon, 
and the regular schedule during the school year is from 8:30 AM to 3:00 PM.  The applicant has 
described that traffic impacts are very minimal, as parents are advised to pull up to the property at 
scheduled times for pick-up, and a staff person then helps the student out to their parents’ car.  This 
reduces parking needs on site.  The scheduled and coordinated pick-up and drop-off times also 
distributes the traffic that usually occurs during pick-up and drop-off over a longer period of time, which 
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ensures that the streets in the surrounding area are not overwhelmed.  Therefore, the operations of the 
expanded assisted living facility will not negatively impact the surrounding neighborhood. 
 
The applicant is not proposing to make any significant exterior alteration to the existing building on the 
subject site.  Their goal is to maintain the general exterior appearance of the structure as a single family 
home to better blend in and be more compatible with the surrounding neighborhood.  The existing 
structure, which the MMS recently acquired, has been in a state of disrepair.  As part of the overall 
renovations, the MMS intends to improve the appearance of the structure and therefore enhance the 
overall quality of the built environment in the neighborhood. 
 
Adequate public facilities serve the existing site, including water, sewer, and streets.  The Engineering 
Department has reviewed the plans and has no concerns with the ability for public facilities to serve the 
site.  As described above, the existing driveway will be expanded in order to provide the required 
number of parking spaces on site.  The MMS practice of scheduled and coordinated pick-up and drop-
off times will ensure that traffic and circulation around the site is not overly impactful on the surrounding 
street network.  The Engineering Department reviewed the plans, and does not have any concerns with 
traffic from the expansion of the MMS properties. 
 
The type of development proposed is consistent with the development pattern of the surrounding area.  
Other school and church uses exist within a quarter mile of the subject site.  Also, the structure to be 
used for the elementary school classroom will retain the exterior appearance of a single family home.  
The applicant intends to improve the structure on the site, which will upgrade the structure from its 
current state of disrepair and should have a positive impact on the value and livability of the surrounding 
area.  Also, a permitted use in the R-4 (Multiple Family Residential) zone is a day care facility for up to 
twelve (12) people, and the applicant is arguing that the proposed use as a school is not much more 
impactful than the permitted use of a day care facility. 
 
The site and the proposed building will be designed in such a way as to blend in with the surrounding 
area.  As stated above, the applicant intends to renovate the interior of the existing building to operate 
as a classroom, but retain the appearance on the exterior of the building as a single family dwelling.  
The applicant will be removing the garage door and adding another door on the east side of the building, 
but the primary building elements and structure of the building will remain unchanged.  The new door 
on the east side of the building will be the main entry into the building, with a small lobby inside.  The 
new door and main entry will face the existing MMS building on the adjacent property, which will create 
a common entry area to both buildings.  The existing building has a concrete pedestrian walkway from 
the street and sidewalk to the main entry.  While it is not shown on the site plan, the applicant does 
intend to construct a similar walkway to the new main entry on the new MMS building.  A condition of 
approval is included to require that this pedestrian walkway be shown on the building permit plans for 
the renovation of the existing building. 
 
The existing site does contain some landscape material, with a lawn, two (2) trees, and some shrubs 
that exist in the front yard.  There are some taller shrubs that exist between the existing MMS building 
and the subject site.  Also, the MMS has begun to maintain a native garden in the front and side yard 
of the existing MMS property.  The applicant intends to expand the native garden onto the new MMS 
building’s property.  In the back yard of the subject site, a larger open green area exists that will serve 
as outdoor play space for students. 
 
The McMinnville Zoning Ordinance does require that landscaping be provided on all R-4 (Multiple 
Family Residential) zoned properties that are not used as single family or two-family dwellings.  
Therefore, a condition of approval is included to require that a landscape plan be submitted for the site 
for review and approval by the Landscape Review Committee.  The existing landscaping on the site 
can be identified on the landscape plan, and retained if healthy.  The proposed native garden and open 
play space in the rear yard would all count towards overall landscaped space. 
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The applicant intends to renovate the existing building and site as proposed, and has the intent and 
capability to develop and use the land as proposed.  The applicant has purchased and now has full 
control of the property in question.  Also, the applicant has successfully operated the existing 
McMinnville Montessori School for approximately 20 years on the property immediately adjacent to the 
subject site, and has a long wait list of prospective students.  The demand for this type of educational 
facility in the City of McMinnville is evident and the applicant believes the expansion will allow them to 
continue to meet this community need. 
 

17.74.040  Placing Conditions on a Conditional Use Permit.  In permitting a new conditional 
use or the alteration of an existing conditional use, the Planning Commission may impose, in addition 
to those standards and requirements expressly specified by this ordinance, additional conditions 
which it finds necessary to avoid a detrimental environmental impact and to otherwise protect the best 
interest of the surrounding area or the community as a whole. These conditions may include, but need 
not be limited to, the following:  

A. Limiting the manner in which the use is conducted including restrictions on the time a 
certain activity may take place and restraints to minimize such environmental effects as 
noise, vibration, air pollution, glare, and odor;  

B. Establishing a special yard or other open space, lot area, or dimension;  

C. Limiting the height, size, or location of a building or other structure;  

D. Designating the size, number, location and nature of vehicle access points;  

E. Increasing the amount of street dedication, roadway width, or improvements within the 
street right-of-way;  

F. Designating the size, location, screening, drainage, surfacing, or other improvement of a 
parking area or truck loading area;  

G. Limiting or otherwise designating the number, size, location, height and lighting of signs;  

H. Limiting the location and intensity of outdoor lighting and requiring its shielding;  

I. Requiring diking, screening, landscaping, or another facility to protect adjacent or nearby 
property and designating standards for its installation and maintenance;  

J. Designating the size, height, location, and materials for a fence;  

K. Protecting and preserving existing trees, vegetation, water resource, wildlife habitat, or 
other significant natural resource;  

L. Such other conditions as will make possible the development of the City in an orderly and 
efficient manner in conformity with the intent and purposes set forth in this ordinance.  

 
Finding: The conditions of approval included in this document are included to ensure that the 
development does not have a detrimental impact on the surrounding area, and to protect the best 
interest of the surrounding area. 
 
 
 
CD:sjs 
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Exhibit 5 – STAFF REPORT 
 
DATE:  August 17, 2017 

TO: McMinnville Planning Commission 

FROM: Ron Pomeroy, Principal Planner 

SUBJECT: G 4-17 Wireless Communications Facilities - Zoning Ordinance Text Amendments – 
Chapter 17.55 (Wireless Communications Facilities) of the McMinnville Zoning 
Ordinance 

 

 

Report in Brief: 
 
This is a public hearing to consider proposed text amendments to the McMinnville Zoning Ordinance 
(Ordinance No. 3380) specific to Section Chapter 17.55 (Wireless Communications Facilities) to achieve 
a more desirable community aesthetic while ensuring code compliance with current Federal 
Communications Commission (FCC) regulations.         
 
Background: 
 
McMinnville’s first Wireless Communications Facilities ordinance was adopted in June, 2000, as Chapter 
17.55 of the McMinnville Zoning Ordinance.  This is the first proposed amendment to that chapter in the 
17 years since its original adoption.   
 
Discussion: 
 
Currently, wireless communications towers located in Industrial zones have no height limitation.  This has 
resulted in some towers being constructed into the 140 to 150-foot height range; the most recent being 
the towers intended to serve telecommunications companies are currently being installed near the 
maintenance shop at the Yamhill County Fairgrounds and on property located south of Highway 18, north 
of the Airport hangers. 
 
While the current code requires telecommunication antennas in residential zones and the historic 
downtown area to be obscured from view from all streets and immediately adjacent properties, there is 
little guidance as to how this should be accomplished.  The current chapter also allows 20-feet of 
additional height to be added to antenna support structures in all zones except for the Agricultural Holding 
and Floodplain zones.  Additionally, while co-location of antennas is required prior to the installation of 
new towers, there is little required to demonstrate the inability to co-locate and the need for a new tower 
to be installed.   
 
Other comparable cities’ codes were evaluated and the key proposed modifications occur in the following 
areas: 
 

 Height limitations 

 Visual Impact 

http://www.mcminnvilleoregon.gov/
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 Screening and Landscaping 

 Color 

 Signage 

 Limitation on equipment building storage size and height; exceeding these standards would 
require the facility to be placed in an underground vault.   

 Lighting 

 Setbacks and Separation 

 Co-Location – Burdon of proof required 

 Application submittal requirements 

 Noise 

 Abandoned Facilities 

 Review process and approval criteria 
 
Staff provided a copy of the proposed amendments to the legal team of Beery Elsner & Hammond, LLP, 
for review and current FCC compliance; BEH specializes, in part, in Municipal Law & Governance, and 
Land Use & Development Review.   
 
Staff provided an overview of this recommendation and a copy of the draft text amendments to the 
Planning Commission at their regularly scheduled July 20, 2017 work session.   
 
At the work session, commissioners requested the following additional amendments: 
 

 Delete 17.55.030(D), exempting wireless communications facilities owned by or operated solely 
for the City of McMinnville.  The commission felt that the city should not exempt itself from its own 
regulations. 

 
Following review and discussion, the Commission requested that this matter be presented for 
Commission review at a public hearing during their regularly scheduled August 17, 2017 public meeting. 
 
Recommended Text Amendments: 
 
The amendments being proposed are provided as Exhibit A to this staff report.  The Decision Document 
with the Findings of Fact, Conclusionary Findings and Decision is attached to this staff report as Exhibit 
B.  The intent of this recommendation, if approved, is a full replacement of the existing Wireless 
Communications Facilities chapter of the zoning ordinance.    
 
Fiscal Impact: 
 
None 
 
Commission Options: 
 

1) Close the public hearing and recommend that the City Council APPROVE the application, 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 in the 
motion to deny. 
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Recommendation/Suggested Motion: 
 
The Planning Department recommends that the Commission make the following motion recommending 
approval of G 4-17 to the City Council: 
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE CITY OF McMINNVILLE, THE PLANNING 
COMMISSION RECOMMENDS APPROVAL OF THE LEGISLATIVE ZONING TEXT AMENDMENTS 
(G 4-17) TO THE McMINNVILLE CITY COUNCIL AS RECOMMENDED BY STAFF. 
 
 
RP:sjs 
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CITY OF MCM INNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

503-434-7311 
www.mcminnvilleoregon.gov 

 
 

PROPOSED AMENDMENTS TO THE MCMINNVILLE MUNICIPAL CITY CODE 
 
 
New proposed language is represented by bold underline font, deleted language is represented 
by strikethrough font. 

 
 

Chapter 17.55 
 

WIRELESS COMMUNICATIONS FACILITIES 
 
Sections: 

 
17.55.010 Purpose. 
17.55.020 Definitions.   
17.55.030 Exemptions. 
17.55.040 Permitted and conditional use locations of antennas, antenna support 

structures and alternative antenna support structures to be used for 
wireless communication service. 

17.55.050 Development Review Standards 
17.55.060 Co-location of antennas and antenna support structures. 
17.55.070 Antenna support structures–removal when no longer used.   
17.55.080 Application for permit for antennas, antenna support structures, and 

equipment enclosures  
 
17.55.010 Purpose.  Wireless Communications Facilities (WCF) play an 

important role in meeting the communication needs of the citizens of McMinnville.  The 
purpose of this chapter is to establish appropriate locations, site development standards, 
and permit requirements to allow for the provision of WCF while helping McMinnville 
remain a livable and attractive city.   

 
In accordance with the guidelines and intent of Federal law and the 

Telecommunications Act of 1996, these regulations are intended to: 1) protect and promote 
the public health, safety, and welfare of McMinnville citizens; 2) preserve neighborhood 
character and overall City-wide aesthetic quality; 3) encourage siting of WCF in locations 
and by means that minimize visible impact through careful site selection, design, 
configuration, screening, and camouflaging techniques. 

 
As used in this chapter, reference to WCF is broadly construed to mean any facility, 

along with all of its ancillary equipment, used to transmit and/or receive electromagnetic 
waves, radio and/or television signals, including telecommunication lattice and monopole 
towers, and alternative supporting structures, equipment cabinets or buildings, parking 
and storage areas, an all other associated accessory development.   

 

http://www.mcminnvilleoregon.gov/


17.55.020 Definitions.  For the purposes of this section, refer to Section 
17.06.050 for Wireless Communications Facility related definitions.  (Ord. 4952 §1, 2012). 

 
17.55.030 Exemptions.  The provisions of this chapter do not apply to: 
A. Federally licensed amateur radio stations,  
B. Antennas (including direct-to-home satellite dishes, TV antennas, and 

wireless cable antennas) used by viewers to receive video programming 
signals from direct broadcast facilities, broadband radio service providers, 
and TV broadcast stations regardless of the zoning designation of the site 
outside of the area identified in Chapter 17.59 (Downtown Design Standards 
and Guidelines).  

C. Cell on Wheels which are portable mobile cellular sites that provide temporary 
network and wireless coverage, are permitted as temporary uses in all zones 
for a period not to exceed sixty (60) days, except that such time period may be 
extended by the City during a period of emergency as declared by the City, 
County, or State; a typical example of Cells on Wheels would be a mobile news 
van used for broadcasting coverage of an event or other news. 

 
17.55.040 Permitted and conditional use locations of antennas, antenna support 

structures and alternative antenna support structures to be used for wireless 
communications service.  All non-exempt (17.55.030) WCF (antennas, antenna support 
structures and alternative antenna support structures) are permitted, conditionally 
permitted, or prohibited to be located in zones as provided in this Chapter and as listed 
below: 

A. Permitted Uses. 
1. Antennas, antenna support structures and alternative antenna support 

structures are permitted in the M-L (Limited Light Industrial Zone), M-1 
(Light Industrial Zone), and M-2 (General Industrial Zone) zones.  Antenna 
support structures are not permitted within the area identified in Chapter 
17.59 (Downtown Design Standards and Guidelines).  

2. Antennas mounted to alternative antenna support structures in the O-R, 
C-1, C-2, and C-3 zones located outside of the area identified in Chapter 
17.59 (Downtown Design Standards and Guidelines).  However, such 
antennas shall add not more than twenty feet to the total height of such 
structure.  Facilities associated with antennas so mounted shall be 
obscured from view from all streets and immediately adjacent properties 
by the use of screening materials designed, painted and maintained in a 
manner that will blend with the appearance of the building or structure.  

3. Antennas may be mounted to alternative antenna support structures in 
the R-1, R-2, R-3, R-4, A-H and F-P zones.  However, such antennas shall 
not exceed the height of the alternative antenna support structure.  
Facilities associated with antennas so mounted shall be obscured from 
view from all streets and immediately adjacent properties by the use of 
screening materials designed, painted and maintained in a manner that 
will blend with the appearance of the building or structure.  

B. Conditional Uses.  In the area defined in Chapter 17.59 (Downtown Design 
Standards and Guidelines), antennas proposed for mounting on alternative 
antenna support structures, in addition to all requirements of this Chapter, are 
subject to conditional use permit approval by the Planning Commission.   

C. Prohibited Uses.  Construction or placement of new antenna support 
structures in all zones except as permitted by 17.55.040 (A)(1). 

 



 

WIRELESS FACILITIES 

ZONE ANTENNA 
SUPPORT 
STRUCTURES 

ANTENNAS MOUNTED TO ALTERNATIVE 
ANTENNA SUPPORT STRUCTURES* 

Residential Prohibited Permitted - No additional height added  

      

Commercial Prohibited Permitted - Less than or equal to 10 feet 
height added 

    Conditional Use - Within Downtown Design 
District 

      

Industrial Permitted outside 
of the Downtown 
Design District 

Permitted (100-foot maximum finished 
height) 

      

Agricultural 
Holding 

Prohibited Permitted – No additional height added 

      

Floodplain Prohibited Permitted – No additional height added 

   

 
* Subject to the requirements of Chapter 17.55. 
 
 

17.55.050 Development review standards.   
All WCF shall comply with the following design and review standards, unless 

identified as being legally non-conforming (grandfathered) as per the requirements of 
Chapter 17.63 (Nonconforming Uses).  

A. Visual Impact. 
1. Antennas.  Façade-mounted antennas shall be architecturally integrated 

into the building design and otherwise made as unobtrusive as possible.  
As appropriate, antennas shall be located entirely within an existing or 
newly created architectural feature so as to be completely screened from 
view.  Façade-mounted antennas shall not extend more than two (2) feet 
out from the building face.  Roof-mounted antennas shall be constructed 
at the minimum height possible to serve the operator’s service area and 
shall be set back as far from the building edge as possible or otherwise 
screened to minimize visibility from the public right-of-way and adjacent 
properties. 

2. Height.  Freestanding wireless and broadcast communication facilities 
shall be exempted from the height limitations of the zone in which they 
are located, but shall not exceed one-hundred (100) feet unless it is 
demonstrated that it is necessary.  Facilities shall not exceed fifty (50) 
feet in height in Residential zones, except where such facility is sited on 
an alternative tower structure.  This exemption notwithstanding, the 
height and mass of the transmission tower shall be the minimum which 
is necessary for its intended use, as demonstrated in a report prepared 



by a licensed professional engineer.  A wireless or broadcast 
communication facility that is attached to an alternative tower structure 
shall not exceed the height of the alternative tower structure by more 
than ten (10) feet, except that for location or collocation on alternative 
tower structures in residential zones, no increase in height shall be 
allowed.   

3. Visual Impact.  All WCF shall be designed to minimize the visual impact 
to the maximum extent possible by means of placement, screening, 
landscaping and camouflage.  All WCF shall also be designed to be 
compatible with existing architectural elements, building materials, and 
other site characteristics.  All WCF shall be sited in such a manner as to 
cause the least detriment to the viewshed from other properties.  The use 
of camouflage technique(s), as found acceptable to the Planning Director 
to conceal antennas, associated equipment and wiring, and antenna 
supports is required. 

4. Screening.  The area around the base of antenna support structures 
(including any equipment enclosure) is to be fenced, with a sight-
obscuring fence a minimum of six feet in height.  The fenced area is to 
be surrounded by evergreen shrubs (or a similar type of evergreen 
landscaping), placed within a landscaped strip a minimum of ten feet in 
width.  In the event that placement of a proposed antenna support 
structure and/or equipment enclosure is located in a unique area within 
a subject site that would not benefit from the addition of landscaped 
screening, the Planning Director may require that the applicant submit a 
landscape plan illustrating the addition of a proportional landscape area 
that will enhance the subject site either at a building perimeter, parking 
lot, or street frontage, adjacent to or within the subject site. 

5. Color.   
a. A camouflage or stealth design that blends with the surrounding 

area shall be utilized for all wireless and broadcast communication 
facilities unless an alternative design is approved during the land 
use review process. If an alternative design is approved, all 
towers, antennae and associated equipment shall be painted a 
non-reflective, neutral color as approved through the review 
process. Attached communication facilities shall be painted so as 
to be identical to or compatible with the existing structure. 

b. Towers more than 100 feet in height shall be painted in accordance 
with the Oregon State Aeronautics Division and Federal Aviation 
Administration rules. Applicants shall attempt to seek a waiver of 
OSAD and FAA marking requirements. When a waiver is granted, 
towers shall be painted and/or camouflaged in accordance with 
subsection “A”, above. 

c. Where ancillary facilities are allowed under this code to be visible, 
they shall be colored or surfaced so as to blend the facilities with 
the surrounding natural and built environment, and where 
mounted on the ground shall be otherwise screened from public 
view, or placed underground.  

6. Signage.  There shall be no signs, symbols, flags, banners, or other such 
elements attached to or painted or inscribed upon any WCF except for 
warning and safety signage with a surface area of no more than three (3) 
square feet.  Except as required by law, all signs are prohibited on WCF 
except for one non-illuminated sign, not to exceed two (2) square feet, 



which shall be provided at the main entrance to the WCF, stating the 
owner’s name, the wireless operator(s) if different from the owner, and 
address and a contact name and phone number for emergency purposes.   

7. Historic Buildings and Structures.  If the application involves the 
placement of an antenna on a building that is listed in the McMinnville 
register of historic structures, no such permit shall be issued without the 
prior approval of the McMinnville Historic Landmarks Committee.   

8. Accessory Building Size.  Within the public right-of-way, no above-
ground accessory buildings shall be permitted.  Outside of the public 
right-of-way, all accessory buildings and structures permitted to contain 
equipment accessory to a WCF shall not exceed twelve (12) feet in height 
unless a greater height is necessary and required by a condition of 
approval to maximize architectural integration.  Each accessory building 
or structure is limited to two hundred (200) square feet, unless approved 
through a Conditional Use Permit. If approved in a Residential zone or 
the Downtown Overlay District, all equipment and ancillary facilities 
necessary for the operation of and constructed as part of a wireless or 
broadcast communication facility shall be placed within an underground 
vault specific to the purpose. For facilities required to be approved as 
stealth facilities, no fencing around the wireless or broadcast 
communication facilities shall be allowed.  Unenclosed storage of 
materials is prohibited. Other building facilities, including offices, vehicle 
storage areas or other similar uses not necessary for transmission or 
relay functions are prohibited, unless a separate land use application for 
such is submitted and approved. Such other facilities shall not be 
allowed in Residential zones. 

9. Utility Vaults and Equipment Pedestals.  Within the public right-of-way, 
utility vaults and equipment pedestals associated with WCF must be 
underground to the maximum extent possible. 

10. Parking.  No net loss in minimum required parking spaces shall occur as 
a result of the installation of any WCF. 

11. Sidewalks and Pathways.  Cabinets and other equipment shall not impair 
pedestrian use of sidewalks or other pedestrian paths or bikeways on 
public or private land and shall be screened from view.  Cabinets shall be 
undergrounded, to the maximum extent possible. 

12. Lighting.  No antennas, or antenna support structures shall be artificially 
lighted except as required by the FAA or other governmental agency.  
WCF shall not include any beacon lights or strobe lights, unless required 
by the FAA or other applicable authority.  If beacon lights or strobe lights 
are required, the Planning Director shall review the available alternatives 
and approve the design with the least visual impact.  All other site lighting 
for security and maintenance purposes shall be shielded and directed 
downward, unless otherwise required under Federal law. 

B. Setbacks and Separation. 
1. Setbacks.  All WCF antenna support structures shall be set back from 

any other property line by a distance at least equal to the maximum 
height of the facility including any antennas or other appurtenances 
attached thereto, unless this requirement is specifically waived by the 
Planning Director or the Planning Commission for purposes of mitigating 
visual impacts or improving compatibility with other uses on the 
property.   
All WCF are prohibited in a required front yard, rear yard, side yard, or 



exterior side yard setback of any lot in any zone, and no portion of any 
antenna shall extend into such setback.  For guyed towers or monopoles, 
all guy anchors shall be located outside of the required site setbacks. 

2. Separation.  No antenna support structure shall be permitted to be 
constructed, installed or erected within 1,000 feet of any other antenna 
support structure that is owned, operated, or occupied by the same 
wireless communications service.  Exceptions to this standard may be 
permitted by the Planning Director if, after reviewing evidence submitted 
by the service provider, the Director finds that: 1) a closer spacing is 
required in order to provide adequate wireless communication service to 
the subject area; and, 2) the service provider has exhausted all 
reasonable means of co-locating on other antenna support structures 
that may be located within the proposed service area.     
Antennas mounted on rooftops or City-approved alternative support 
structures shall be exempt from these minimum separation 
requirements.  However, antennas and related equipment may be 
required to be set back from the edge of the roof line in order to minimize 
their visual impact on surrounding properties and must be screened in a 
manner found acceptable to the reviewing authority. 

 
17.55.060 Co-location of antennas and antenna support structures.   

A. In order to encourage shared use of towers, monopoles, or other facilities for 
the attachment of WCF, no conditional use permit shall be required for the 
addition of equipment, provided that: 
1. There is no change to the type of tower or pole. 
2. All co-located WCF shall be designed in such a way as to be visually 

compatible with the structures on which they are placed. 
3. All co-located WCF must comply with the conditions and concealment 

elements of the original tower, pole, or other facility upon which it is co-
locating.  

4. All accessory equipment shall be located within the existing enclosure, 
shall not result in any exterior changes to the enclosure and, in 
Residential zones and the Downtown Overlay District, shall not include 
any additional above grade equipment structures. 

5. Collocation on an alternative tower structure in a Residential zone or the 
Downtown Overlay District shall require a stealth design. 

6. The equipment shall not disturb, or will mitigate any disturbed, existing 
landscaping elements according to that required in a landscape plan 
previously approved by the Landscape Review Committee.  If no such 
plan exists, a new landscape plan for the affected area must be submitted 
to and reviewed by the Landscape Review Committee prior to installation 
of the subject facility.  

7. Placement of the equipment does not entail excavation or deployment 
outside of the site of the current facility where co-location is proposed.  

8. A building permit shall be required for such alterations or additions.  
Documentation shall be provided by an Oregon-licensed Professional 
Engineer verifying that changes or additions to the tower structure will 
not adversely affect the structural integrity of the tower. 

9. Additional Application Requirements for Co-Location. 
a. A copy of the site plan approved for the original tower, pole, or other 

base station facility, to which the co-location is proposed. 



b. A site survey delineating development on-the-ground is consistent 
with the approved site plan.  

 
17.55.070 Antenna support structures–removal when no longer used.  Any 

antenna support structure that has had no antenna mounted upon it for a period of 180 
successive days, or if the antenna mounted thereon are not operated for a period of 180 
successive days, shall be considered abandoned, and the owner thereof shall remove 
such structure and any accompanying equipment enclosure within 90 days from the date 
of written notice from the City.  During such 90 days, the owner may apply, and, for good 
reason, be granted an extension of time on such terms as the Planning Director shall 
determine.  If such structure and equipment enclosure are not so removed, the City may 
seek and obtain a court order directing such removal and imposing a lien upon the real 
property upon which the structure(s) are situated in an amount equal to the cost of 
removal. 
 

17.55.080 Application for permit for antennas, antenna support structures, and 
equipment enclosures.  All applications for permits for the placement and construction of 
wireless facilities shall be accompanied by the following: 

A. Payment of all permit fees, plans check fees and inspection fees;  
B. Proof of ownership of the land and/or alternative antenna support structure 

upon which the requested antenna, enclosure, and/or structure is proposed, 
or copy of an appropriate easement, lease, or rental agreement; 

C. Public Meeting. Prior to submitting an application for a new wireless or 
broadcast communication facility, the applicant shall schedule and conduct a 
public meeting to inform the property owners and residents of the surrounding 
area of the proposal. It is the responsibility of the applicant to schedule the 
meeting/presentation and provide adequate notification to the residents of the 
affected area (the affected area being all properties within 1000 feet of the 
proposed site). Such meeting shall be held no less than 15 days and no more 
than 45 days from the date that the applicant sends notice to the surrounding 
property owners. The following provisions shall be applicable to the 
applicant’s obligation to notify the residents of the area affected by the new 
development application: 
1. The applicant shall send mailed notice of the public meeting to all 

property owners within 1000 feet of the boundaries of the subject 
property (the subject property includes the boundary of the entire 
property on which the lease area for the facility lies). The property owner 
list shall be compiled from the Yamhill County Tax Assessor’s property 
owner list from the most recent property tax assessment roll. The notice 
shall be sent a minimum of 15 days prior to the public meeting, and shall 
include at a minimum: 
a. Date, time and location of the public meeting. 
b. A brief written description of the proposal and proposed use, but 

with enough specificity so that the project is easily discernable. 
c. The location of the subject property, including address (if 

applicable), nearest cross streets and any other easily understood 
geographical reference, and a map (such as a tax assessors map) 
which depicts the subject property. 

2. Evidence showing that the above requirements have been satisfied shall 
be submitted with the land use application. This shall include: copies of 
all required notification materials; surrounding property owners list; and, 
an affidavit from the property owner stating that the above listed 



requirements were satisfied.   
D. Residential Siting Analysis.  If a wireless or broadcast communications 

facility is proposed within a Residential zone the applicant must demonstrate 
the need for the new facility and compliance with stealth design 
requirements for alternative support structure as specified in this Chapter. 

E. Geographical Survey.  The applicant shall identify the geographic service 
area for the proposed WCF, including a map showing all of the applicant’s 
existing sites in the local service network associated with the gap that the 
proposed WCF is proposed to close.  The applicant shall describe how this 
service area fits into and is necessary for the service provider’s service 
network.  Prior to the issuance of any building permits, applicants for WCF 
shall provide a copy of the corresponding FCC Construction Permit or 
license for the facility being built or relocated, if required.  The applicant shall 
include a vicinity map clearly depicting where, within a one-half (1/2) mile 
radius, any portion of the proposed WCF could be visible, and a graphic 
simulation showing the appearance of the proposed WCF and all accessory 
and ancillary structures from two separate points within the impacted 
vicinity, accompanied by an assessment of potential mitigation and 
screening measures.  Such points are to be mutually agreed upon by the 
Planning Director, or the Planning Director's designee, and the applicant.  
This Section (.02) is not applicable to applications submitted subject to the 
provisions of 47 U.S.C. 1455(a). 

F. Visual Impact, Technological Design Options, and Alternative Site Analysis.  
The applicant shall provide a visual impact analysis showing the maximum 
silhouette, viewshed analysis, color and finish palette, and proposed 
screening for all components of the facility.  The analysis shall include photo 
simulations and other information as necessary to determine visual impact 
of the facility as seen from multiple directions.  The applicant shall include a 
map showing where the photos were taken.  The applicant shall include an 
analysis of alternative sites and technological design options for the WCF 
within and outside of the City that are capable of meeting the same service 
objectives as the preferred site with an equivalent or lesser visual impact.  If 
a new tower or pole is proposed as a part of the proposed WCF, the applicant 
must demonstrate the need for a new tower or pole and why existing 
locations or design alternatives, such as the use of microcell technology, 
cannot be used to meet the identified service objectives.  Documentation 
and depiction of all steps that will be taken to screen or camouflage the WCF 
to minimize the visual impact of the proposed facility must be submitted. 

G. Number of WCF.  The Application shall include a detailed narrative of all of 
the equipment and components to be included with the WCF, including, but 
not limited to, antennas and arrays; equipment cabinets; back-up 
generators; air conditioning units; towers; monopoles; lighting; fencing; 
wiring, housing; and screening.  The applicant must provide the number of 
proposed WCF at each location and include renderings of what the WCF will 
look like when screened.  The Application must contain a list of all equipment 
and cable systems to be installed, including the maximum and minimum 
dimensions of all proposed equipment.   

H. Safety Hazards.  Any and all known or expected safety hazards for any of the 
WCF facilities must be identified and the applicant who must demonstrate 
how all such hazards will be addressed and minimized to comply with all 
applicable safety codes. 



I. Landscaping.  The Application shall provide a landscape plan, drawn to 
scale, that is consistent with the need for screening at the site, showing all 
proposed landscaping, screening and proposed irrigation (if applicable), 
with a discussion of how proposed landscaping, at maturity, will screen the 
site.  Existing vegetation that is proposed to be removed must be clearly 
indicated and provisions for mitigation included.  All landscape plans shall 
be reviewed by and approved by the McMinnville Landscape Review 
Committee prior to installation. 

J. Height.  The Application shall provide an engineer’s diagram, drawn to scale, 
showing the height of the WCF and all of its above-ground components.  
Applicants must provide sufficient evidence that establishes that the 
proposed WCF is designed to the minimum height required to meet the 
carrier’s coverage objectives.  If a WCF height will exceed the base height 
restrictions of the applicable zone, its installation will be predicated upon 
either an Administrative Variance approval by the Planning Director 
(17.72.110) or a or Variance approval (17.72.120) by the Planning 
Commission.    

K. Timeframe.  The Application shall describe the anticipated time frame for 
installation of the WCF. 

L. Noise/Acoustical Information.  The Application shall provide manufacturer’s 
specifications for all noise-generating equipment, such as air conditioning 
units and back-up generators, and a depiction of the equipment location in 
relation to adjoining properties.  The applicant shall provide equipment 
decibel ratings as provided by the manufacturer(s) for all noise generating 
equipment for both maintenance cycling and continual operation modes. 

M. Parking.  The Application shall provide a site plan showing the designated 
parking areas for maintenance vehicles and equipment for review and 
approval by the Planning Director. 

N. Co-Location.  In the case of new antenna support structures (multi-user 
towers, monopoles, or similar support structures), the applicant shall submit 
engineering feasibility data and a letter stating the applicant’s willingness to 
allow other carriers to co-locate on the proposed WCF. 

O. Lease.  The site plan shall show the lease or easement area of the proposed 
WCF. 

P. Lighting and Marking.  The Application shall describe any proposed lighting 
and marking of the WCF, including any required by the Federal Aviation 
Administration (FAA). 

Q. Maintenance.  The applicant shall provide a description of anticipated 
maintenance needs, including frequency of service, personnel needs, 
equipment needs and potential safety impacts of such maintenance. 

R. The Planning Director may request any other information deemed necessary 
to fully evaluate and review the information provided in the application. 

S. Co-Location Feasibility.  A feasibility study for the co-location of any WCF 
as an alternative to new structures must be presented and certified by an 
Oregon-licensed Professional Engineer.  Co-location will be required when 
determined to be feasible.  The feasibility study shall include: 
1. An inventory, including the location, ownership, height, and design of 

existing WCF within one-half (1/2) mile of the proposed location of a 
new WCF.  The planning director may share such information with other 
applicants seeking permits for WCF, but shall not, by sharing such 
information, in any way represent or warrant that such sites are 
available or suitable. 



2. Documentation of the efforts that have been made to co-locate on 
existing or previously approved towers, monopoles, or structures.  The 
applicant shall make a good faith effort to contact the owner(s) of all 
existing or approved towers, monopoles, or structures and shall 
provide a list of all owners contacted in the area, including the date, 
form, and content of such contact. 

3. Documentation as to why co-location on existing or proposed towers, 
monopoles, or commercial structures within one thousand (1,000) feet 
of the proposed site is not practical or feasible.  Co-location shall not 
be precluded simply because a reasonable fee for shared use is 
charged or because of reasonable costs necessary to adapt the 
existing and proposed uses to a shared tower.  The Planning Director 
and/or Development Review Board may consider expert testimony to 
determine whether the fee and costs are reasonable when balanced 
against the market and the important aesthetic considerations of the 
community. 

 
17.55.085 Speculation tower.  No application shall be accepted or approved 

from an applicant to construct a tower and lease tower space to service providers when it 
is not itself a wireless service provider unless the applicant submits a binding written 
commitment or executed lease from a service provider to utilize or lease space on the 
tower. 
 

17.55.090 Owner’s Responsibility 
A. If the City of McMinnville approves a new tower, the owner of the tower 

improvement shall, as conditions of approval, be required to: 
1. Record all conditions of approval specified by the City with the Yamhill 

County Clerk/Recorder; 
2. Respond in a timely, comprehensive manner to a request for information 

from a potential shared use applicant; 
a. Negotiate in good faith with any potential user for shared use of 

space on the tower; 
b. The above conditions, and any others required by the City, shall 

run with the land and be binding on subsequent purchasers of the 
tower site and/or improvement; and 

c. A person/entity who/which deems himself/herself/itself aggrieved 
by the failure of a tower owner to respond in a timely and 
comprehensive manner or negotiate in good faith for shared use of 
a tower approved by the City under this ordinance or any previous 
iteration of this ordinance, shall have a private right of action for 
damages for injury sustained by the party which was caused by the 
failure of the owner of the tower to so respond or negotiate in good 
faith as required by this section. In the resulting private 
litigation/mediation/arbitration, the prevailing party shall be 
entitled to have his/her/it’s reasonable attorney fees paid by the 
nonprevailing party at the trial level and upon appeal. 

B. Maintenance. The following maintenance requirements apply to all facilities 
and shall be required as conditions of approval, where applicable: 
1. All landscaping shall be maintained at all times and shall be promptly 

replaced if not successful. 
2. If a flagpole is used for camouflaging a facility, flags must be flown and 

must be properly maintained at all times. 



3. All wireless and broadcast communication facility sites shall be kept 
clean, free of litter and noxious weeds. 

4. All wireless and broadcast communication facility sites shall maintain 
compliance with current RF emission standards of the FCC, the National 
Electric Safety Code, and all state and local regulations. 

5. All equipment cabinets shall display a legible operator’s contact number 
for reporting maintenance problems. 

 
17.055.100 Abandoned Facilities 
A. All operators who intend to abandon or discontinue the use of any wireless or 

broadcast communication facility shall notify the City of such intentions no 
less than 60 days prior to the final day of use. 

B. Wireless or broadcast communication facilities shall be considered 
abandoned 90 days following the final day of use or operation. 

C. All abandoned facilities shall be physically removed by the facility owner no 
more than 90 days following the final day of use or of determination that the 
facility has been abandoned, whichever occurs first. 

D. In the event that an owner discontinues use of a wireless communication and 
broadcast facility for more than ninety (90) days, the City may declare the 
facility abandoned and require the property owner to remove it. An abandoned 
facility may be declared a nuisance subject to the abatement procedures of 
the City of McMinnville Code. Delay by the City in taking action shall not in any 
way waive the city's right to take action. Upon written application prior to the 
expiration of the ninety (90) day period, the Planning Director may grant a six-
month extension for reuse of the facility. Additional extensions beyond the 
first six-month extension may be granted by the City subject to any conditions 
required to bring the project into compliance with current law(s) and make 
compatible with surrounding development. 

E. Any abandoned site shall be restored to its natural or former condition. 
Grading and landscaping in good condition may remain. 

F. The applicant shall submit a cash deposit to be held by the City as security for 
abatement of the facility as specified herein. The cash deposit shall be equal 
to 120% of the estimated cost for removal of the facility and restoration of the 
site. Cost estimates for the removal shall be provided by the applicant based 
on an independent, qualified engineer’s analysis and shall be verified by the 
City. Upon completion of the abandonment of the facility by the applicant as 
specified by this section, and inspection by the City, the entirety of the cash 
deposit shall be returned to the applicant. 
 

17.055.110 Review Process and Approval Criteria.  The following procedures 
shall be applicable to all new wireless and broadcast communication facility applications 
as specified in the Section: 

A. All new wireless and/or broadcast communication facilities shall be reviewed 
under this chapter. Applications for new wireless and broadcast 
communication facilities shall be processed in accordance with the provisions 
of this section. 

B. Approval Criteria. The City shall approve the application for a wireless or 
broadcast communication facility on the basis that the proposal complies with 
the General Development Standards listed in this code above, and upon a 
determination that the following criteria are met: 



1. The location is the least visible of other possible locations and 
technological design options that achieve approximately the same signal 
coverage objectives. 

2. The location, size, design, and operating characteristics of the proposed 
facility will be compatible with adjacent uses, residences, buildings, and 
structures, with consideration given to: 
a. Scale, bulk, coverage and density; 
b. The harmful effect, if any, upon neighboring properties; 
c. The suitability of the site for the type and intensity of the proposed 

facility; and 
d. Any other relevant impact of the proposed use in the setting where it 

is proposed (i.e. noise, glare, traffic, etc). 
3. All required public facilities and services have adequate capacity as 

determined by the City, to serve the proposed wireless or broadcast 
communication facility; and 
a. The City may impose any other reasonable condition(s) deemed 

necessary to achieve compliance with the approval standards, 
including designation of an alternate location, or if compliance with all 
of the applicable approval criteria cannot be achieved through the 
imposition of reasonable conditions, the application shall be denied. 

b. Notwithstanding any other provisions of this Code, the McMinnville 
City Council may establish fees in amounts sufficient to recover all of 
the City’s costs in reviewing applications filed pursuant to this 
Chapter, including retaining independent telecommunication or other 
professional consultants as may be necessary to review and evaluate 
any evidence offered as part of an application. Such fee may be 
imposed during the review of an application as deemed appropriate by 
the City Planning Department. 

 
 
 

Chapter 17.55 
 

WIRELESS COMMUNICATIONS FACILITIES 
(as amended by Ord. 4732, June 2000) 
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structures, and antenna arrays to be used for wireless communication 
service. 
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17.55.070 Interference with reception. 
17.55.080 Antenna support structures – removal when no longer used 
17.55.090 Application for permit for antennas, antenna arrays, antenna support 

structures, and equipment enclosures. 
 
17.55.010 Purpose.  The purpose of this chapter is to establish appropriate locations, 



site development standards, and permit requirements to allow for the provision of wireless 
communications services to the residents of the City.  Such siting is intended to occur in a manner 
that will facilitate the location of various types of wireless communication facilities in permitted 
locations consistent with the residential character of the City, and consistent with land uses in 
commercial and industrial areas. 

 
The prevention of the undue proliferation and associated adverse visual impacts of 

wireless communications facilities within the City is one of the primary objectives of this chapter. 
This chapter, together with the provisions of the Uniform Building Code, is also intended to assist 
in protecting the health, safety, and welfare of the citizens of McMinnville.  (Ord. 4732, 2000) 

 
17.55.020 Definitions.  For the purposes of this section, refer to Section 17.06.050 for 

Wireless Communications Facility related definitions.  (Ord. 4952 §1, 2012). 
 

17.55.030 Antennas to which this chapter has no application.  The provisions of this 
chapter do not apply to radio or television reception antennas, satellite or microwave parabolic 
antennas not used by wireless communications service providers, antennas under 70 feet in 
height and owned and operated by a federally-licensed amateur radio station operators, to any 
antenna support structure or antenna lawfully in existence within the city on the effective date of 
this chapter, or to the facilities of any cable television company holding a valid and current 
franchise, or commercial radio or television broadcasting facilities.  (Ord. 4732, 2000) 

 
17.55.040 Permitted and conditional use locations of antenna, antenna support 

structures, and antenna arrays to be used for wireless communications service.  Wireless 
communication antenna, antenna arrays, and antenna support structures are permitted, 
conditionally permitted, or prohibited to be located in the zones as provided in this Chapter and 
as listed below: 

D. Antenna support structures are permitted in the M-L (Limited Light Industrial Zone), 
M-1 (Light Industrial Zone), and M-2 (General Industrial Zone) zones only.  

E. In the R-1, R-2, R-3, and R-4 zones, with Planning Commission approval of a 
conditional use permit, subject to the requirements of Chapters 17.72 and 17.74, 
antennas and antenna arrays may be mounted to existing alternative antenna 
support structures.  However, such antennas and antenna arrays shall not add more 
than twenty feet to the total height or elevation of such structure from the street 
grade.  Facilities associated with antennas or antenna arrays so mounted shall be 
obscured from view from all streets and immediately adjacent properties by the use 
of screening materials designed, painted and maintained in a manner that will blend 
with the appearance of the building. 

F. In the O-R, C-1, C-2, and C-3 zones located outside of the Historic Downtown Core 
(for purposes of this ordinance, defined as the area between First and Fifth Streets, 
and Adams and Galloway Streets), antennas and antenna arrays may be mounted 
to existing alternative antenna support structures.  However, such antennas and 
antenna arrays shall add not more than twenty feet to the total height or elevation of 
such structure from the street grade.  Facilities associated with antennas or antenna 
arrays so mounted shall be obscured from view from all streets and immediately 
adjacent properties by the use of screening materials designed, painted and 
maintained in a manner that will blend with the appearance of the building. 

G. In the Historic Downtown Core, the placement of antennas and antenna arrays may 
be permitted subject to the requirements of Chapters 17.72 and 17.74 of the 
McMinnville Zoning Ordinance, and the requirements of this ordinance. 



H. In the M-L, M-1, and M-2 zones located outside of the Historic Downtown Core, 
antennas and antenna arrays may be mounted to existing alternative antenna 
support structures.  

I. In the A-H and F-P zones, with Planning Commission approval of a conditional use 
permit, subject to the requirements of Chapters 17.72 and 17.74, antennas and 
antenna arrays may be mounted to existing alternative antenna support structures.  
However, such antennas and antenna arrays shall not add more than twenty feet to 
the total height or elevation of such structure from the street grade.  Facilities 
associated with antennas or antenna arrays so mounted shall be obscured from view 
from all streets and immediately adjacent properties by the use of screening 
materials designed, painted and maintained in a manner that will blend with the 
appearance of the building. 

J. Wireless Facilities matrix. 
 

 
ZONE 

WIRELESS FACILITIES 

TOWERS ANTENNA ARRAY MOUNTS TO EXISTING 
STRUCTURES* 

Residential Prohibited  Less than or equal to 20 feet height added  
(Conditional Use) 

   

Commercial Prohibited Less than or equal to 20 feet height added (Permitted) 

  Within Historic Downtown (Conditional Use) 

   

Industrial Permitted Permitted (without regard to height added) 

  Within Historic Downtown (Conditional Use) 

   

Agricultural 
Holding 

Prohibited Less than or equal to 20 feet height added  
(Conditional Use) 

   

Floodplain Prohibited Less than or equal to 20 feet height added  
(Conditional Use) 

* Subject to the requirements of Chapter 17.55.  (Ord. 4732, 2000) 
 
 

17.55.050 Design standards.   
B. Where permitted, antenna support structures shall be constructed and installed as 

far away from existing buildings on adjoining land as is reasonably possible, and in 
no event within any required yard or set-back area or nearer than 25 feet to any 
publicly held land, residential structure or accessory building on adjoining land, or 
railroad right-of-way. 

C. The area around the base of antenna support structures (including any equipment 
enclosure) is to be fenced, with a sight-obscuring fence a minimum of six feet in 
height.  The fenced area is to be surrounded by evergreen shrubs (or a similar type 
of evergreen landscaping), placed within a landscaped strip a minimum of ten feet 
in width.  In the event that placement of a proposed antenna support structure and/or 
equipment enclosure is located in a unique area within a subject site that would not 



benefit from the addition of landscaped screening, the Planning Director may require 
that the applicant submit a landscape plan illustrating the addition of a proportional 
landscape area that will enhance the subject site either at a building perimeter, 
parking lot, or street frontage, adjacent to or within the subject site. 
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C. All antenna support structures, antennas, and antenna arrays, and associated 
facilities shall be finished in a non-reflective neutral color. 

D. No antenna support structure shall be permitted to be constructed, installed or erected 
within 1,000 feet of any other antenna support structure that is owned, operated, or 
occupied by the same wireless communications service.  Exceptions to this standard 
may be permitted by the Planning Director if, after reviewing evidence submitted by 
the service provider, he finds: 1) that a closer spacing is required in order to provide 
adequate wireless communication service to the subject area; and 2) the service 
provider has exhausted all reasonable means of co-locating on other antenna support 
structures that may be located within the proposed service area.  An appeal of the 
Planning Director’s decision may be made to the Planning Commission provided such 
appeal is filed with the Planning Department within fifteen days of the Director’s 
decision.  Appropriate fees, as set by City Council resolution, shall accompany the 
appeal.  

E. The construction and installation of antenna support structures, antennas, antenna 
arrays, and the placement of antennas or antenna arrays on alternative antenna 
support structures, shall be subject to the requirements of the city’s Building Code 
(UBC), and Electrical Code (NEC). 

F. No antennas or antenna arrays, or antenna support structures shall be artificially 
lighted except as required by the Federal Aviation Administration or other 
governmental agency. 

G. There shall be no signs, symbols, flags, banners, or other such devices or things 
attached to or painted or inscribed upon any antennas, antenna arrays, or antenna 
support structures. 

H. If the application involves the placement of an antenna or an antenna array on a 
building that is listed in the McMinnville register of historic structures, no permit to 
construct, install or erect antenna support structures or equipment enclosures, or to 
install, mount or erect antennas or antenna arrays on existing buildings or on other 
alternative antenna support structures, shall be issued without the prior approval of 
the McMinnville Historic Landmarks Committee.  (Ord. 4732, 2000) 

 
17.55.060 Co-location of antennas and antenna support structures.   

B. Co-location shall be required unless demonstrated to be infeasible to the satisfaction 
of the Planning Director or Planning Commission.  Evidence submitted to demonstrate 
such shall consist of the following: 
1. That no existing antenna support structures or alternative antenna support 

structures are located within the geographic area which meet the applicant’s 
engineering requirements; or 

2. That existing antenna support structures and alternative antenna support 
structures are not of sufficient height to meet applicant’s engineering 
requirements; or  

3. That existing antenna support structures and alternative antenna support 
structures do not have sufficient structural strength to support applicant’s 
proposed antennas or antenna arrays and related equipment; or  
 

4. That an applicant’s proposed antennas or antenna arrays would cause 
detrimental electromagnetic interference with nearby antennas or antenna 
arrays, or vice-versa; or 

5. That there are other limiting factors, such as inadequate space for a second 
equipment shelter, that render existing antenna support structures or alternative 
antenna support structures unsuitable.  
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B. All wireless communications service providers shall cooperate with other wireless 
communications service providers in co-locating additional antennas or antenna 
arrays on antenna support structures and/or alternative antenna support structures. 
The following co-location requirements shall apply: 
1. All antenna support structures shall be designed so as to not preclude co-

location. 
2. In the event co-location is represented to be infeasible, the City may retain a 

technical expert in the field of telecommunications engineering to verify if co-
location at the site is not feasible, or is feasible given the design configuration 
most accommodating to co-location.  The cost for such a technical expert will be 
at the expense of the applicant. 

3. A wireless communications service provider shall exercise good faith in co-
locating with other providers and sharing antenna sites, provided that such 
shared use does not technically impair their ability to provide wireless 
communications service.  Such good faith shall include sharing of technical 
information to evaluate the feasibility of co-location.  In the event that a dispute 
arises as to whether a provider has exercised good faith in accommodating other 
providers, the city may require a third party technical study at the expense of 
either or both of such providers. 

4. The City of McMinnville may deny a building or conditional use permit to the 
applicant for a wireless facility who has not demonstrated a good faith effort to 
co-locate on an existing wireless communication facility.  Determination of “good 
faith effort” shall be the responsibility of the Planning Director.  (Ord. 4732, 2000) 

  
17.55.070 Interference with reception.  No antenna or antenna array shall be permitted 

to be placed in a location where it will interfere with existing transmittal or reception of radio, 
television, audio, video, electronic, microwave or other signals, especially as regard police and 
emergency services operating frequencies.  (Ord. 4732, 2000) 

 
17.55.080 Antenna support structures–removal when no longer used.  Any antenna 

support structure that has had no antenna or antenna array mounted upon it for a period of 180 
successive days, or if the antenna or antenna array mounted thereon are not operated for a period 
of 180 successive days, shall be considered abandoned, and the owner thereof shall remove such 
structure and any accompanying equipment enclosure within 90 days from the date of written notice 
from the City.  During such 90 days, the owner may apply, and, for good reason, be granted an 
extension of time on such terms as the Planning Director or Building Official shall determine.  If 
such structure and equipment enclosure are not so removed, the city may seek and obtain a court 
order directing such removal and imposing a lien upon the real property upon which the structure(s) 
are situated in an amount equal to the cost of removal.  (Ord. 4732, 2000) 
 

17.55.090 Application for permit for antennas, antenna arrays, antenna support 
structures, and equipment enclosures.  All applications for permits for the placement and 
construction of wireless facilities shall be accompanied by the following: 

D. Payment of all permit fees, plans check fees and inspection fees;  
E. Proof of ownership of the land and/or alternative antenna support structure upon 

which the requested antenna, antenna array, enclosure, and/or structure is proposed, 
or copy of an appropriate easement, lease, or rental agreement; 

F. A map, drawing or aerial photo showing all existing and proposed antenna support 
structures within one mile of the McMinnville Urban Growth Boundary (UGB).  
Information provided shall include the number of existing antenna and antenna arrays 
per antenna support structure, as well as the number of arrays planned for use upon 
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a proposed new antenna support structure, with sufficient detail (if available) to be 
added to the City’s GIS data system.  Any wireless communications service provider 
may utilize existing mapping information possessed by the City in order to create an 
updated map. 

G. A scaled plan and a scaled elevation view and other supporting drawings, illustrating 
the location and dimensions of the relevant antenna support structure, alternative 
antenna support structure, antenna array, antennas, equipment enclosures and any 
and all other major devices and attachments.  (Ord. 4732, 2000) 

 



EXHIBIT B 
 

CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

503-434-7311 
www.mcminnvilleoregon.gov 

 
 

DECISION, CONDITIONS OF APPROVAL, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS 
FOR THE APPROVAL OF LEGISLATIVE AMENDMENTS TO CHAPTER 17.55 (WIRELESS 
COMMUNICATIONS FACILITIES) OF THE MCMINNVILLE ZONING ORDINANCE.   
 
 

DOCKET: G 4-17 
 

REQUEST: The City of McMinnville is proposing to amend Chapter 17.55 (Wireless 
Communications Ordinance) of the McMinnville Zoning Ordinance to update 
provisions related to wireless telecommunications facilities to achieve a more 
desirable community aesthetic while ensuring code compliance with current 
Federal Communications Commission (FCC) regulations.     

 
LOCATION: N/A   

 
ZONING: N/A   
 
APPLICANT:   City of McMinnville 
 
STAFF: Ron Pomeroy, Principal Planner 
 
HEARINGS BODY: McMinnville Planning Commission 
 
DATE & TIME: August 17, 2017.  Meeting held at the Civic Hall, 200 NE 2nd Street, McMinnville, 

Oregon. 
 
HEARINGS BODY: McMinnville City Council 
 
DATE & TIME: September 26, 2017.  Meeting held at the Civic Hall, 200 NE 2nd Street, 

McMinnville, Oregon. 
 
COMMENTS: This matter was referred to the following public agencies for comment: 

McMinnville Fire Department, Police Department, Engineering Department, 
Building Department, Parks Department, City Manager, and City Attorney; 
McMinnville Water and Light; McMinnville School District No. 40; Yamhill County 
Public Works; Yamhill County Planning Department; Frontier Communications; 
Recology Western Oregon; Comcast; and Northwest Natural Gas.  No comments 
in opposition have been received. 
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DECISION 
 
Based on the findings and conclusions, the Planning Commission recommends APPROVAL of the 
legislative zoning text amendments (G 4-17) to the McMinnville City Council. 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
DECISION: APPROVAL  

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
 
City Council:  Date:  
Scott Hill, Mayor of McMinnville 
 
 
Planning Commission:  Date:  
Roger Hall, Chair of the McMinnville Planning Commission 
 
 
Planning Department:  Date:  
Heather Richards, Planning Director 
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Application Summary: 
 
The City of McMinnville is proposing to amend Chapter 17.55 (Wireless Communications Facilities) of 
the McMinnville Zoning Ordinance to update provisions related to wireless telecommunications facilities 
to achieve a more desirable community aesthetic while ensuring code compliance with current Federal 
Communications Commission (FCC) regulations.         

 
McMinnville’s first Wireless Communications Facilities ordinance was adopted in June, 2000, as 
Chapter 17.55 of the McMinnville Zoning Ordinance.  That chapter of the zoning ordinance has not been 
updated in the 17 years since its adoption.  As currently written, current regulations allow towers being 
constructed into the 140 to 150-foot height range.  In addition, while the current code requires 
telecommunication antennas in residential zones and the historic downtown area to be obscured from 
view from all streets and immediately adjacent properties, there is little guidance as to how this should 
be accomplished.  The current chapter also allows 20-feet of additional height to be added to antenna 
support structures in all zones except for the Agricultural Holding and Floodplain zones.  Additionally, 
while co-location of antennas is required prior to the installation of new towers, there is little required to 
demonstrate the inability to co-locate and the need for a new tower to be installed. 
 
Staff is proposing modifications to Chapter 17.55 to achieve a more desirable community aesthetic 
while ensuring code compliance with current Federal Communications Commission (FCC) regulations.     
 
As a result of staff’s review of this chapter, the resulting recommended modifications are extensive and 
staff is recommending a full replacement of the existing Wireless Communications Facilities chapter of 
the zoning ordinance.  Staff provided a copy of the proposed amendments to the legal team of Beery 
Elsner & Hammond, LLP, for review and current FCC compliance; BEH specializes, in part, in Municipal 
Law & Governance, and Land Use & Development Review.  The proposed attached text amendments 
include any and all resultant recommendations from legal counsel.   
 
The key proposed modifications occur in the following areas: 
 

 Height limitations 

 Visual Impact 

 Screening and Landscaping 

 Color 

 Signage 

 Limitation on equipment building storage size and height; exceeding these standards would 
require the facility to be placed in an underground vault.   

 Lighting 

 Setbacks and Separation 

 Co-Location – Burdon of proof required 

 Application submittal requirements 

 Noise 

 Abandoned Facilities 

 Review process and approval criteria 
  
CONDITIONS OF APPROVAL 
 
None. 
 
 
 
ATTACHMENTS 
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Chapter 17.55 – Wireless Communications Facilities  
 
COMMENTS 
 
This matter was referred to the following public agencies for comment:  McMinnville Fire Department, 
Police Department, Engineering Department, Building Department, Parks Department, City Manager, 
and City Attorney; McMinnville Water and Light; McMinnville School District No. 40; Yamhill County 
Public Works; Yamhill County Planning Department; Frontier Communications; Recology Western 
Oregon; Comcast; and Northwest Natural Gas.  
 
 
FINDINGS OF FACT 
 
1. McMinnville’s first Wireless Communications Facilities ordinance was adopted in June, 2000, as 

Chapter 17.55 of the McMinnville Zoning Ordinance.  The City of McMinnville is proposing to 
amend Chapter 17.55 (Wireless Communications Facilities) of the McMinnville Zoning 
Ordinance to update provisions related to wireless telecommunications facilities to achieve a 
more desirable community aesthetic while ensuring code compliance with current Federal 
Communications Commission (FCC) regulations.     

 
2. In concert with legal counsel, staff has drafted the following proposed amendments to 

McMinnville Zoning Ordinance (Ordinance 3380) specific to Section 17.55 (Wireless 
Communications Facilities) for consideration by the McMinnville Planning Commission and the 
McMinnville City Council.   

 
3. This matter was referred to the following public agencies for comment: McMinnville Fire 

Department, Police Department, Engineering Department, Building Department, Parks 
Department, City Manager, and City Attorney; McMinnville Water and Light; McMinnville School 
District No. 40; Yamhill County Public Works; Yamhill County Planning Department; Frontier 
Communications; Recology Western Oregon; Comcast; and Northwest Natural Gas.  No 
comments in opposition have been received.   

 
4. Public notification of the public hearing held by the Planning Commission was published in the 

August 8, 2017 edition of the News Register.  No comments in opposition were provided by the 
public prior to the public hearing. 
 

5. The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 1981 
are applicable to this request: 

 
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. 

 
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. 
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Industrial Development 
 
GOAL IV 6 TO INSURE INDUSTRIAL DEVELOPMENT THAT MAXIMUZES EFFICIENCY OF LAND 

USES, THAT IS APPROPRIATELY LOCATED IN RELATION TO SURROUNDING LNAD 
USES, AND THAT MEETS NECESSARY ENVIRONMENTAL STANDARDS. 

 
General Policies: 
 
48.00  The City of McMinnville shall encourage the development of new industries and expansion 

of existing industries that provide jobs for the local (McMinnville and Yamhill County) labor 
pools. 

 
Economic Development 
 
132.34.00 Supportive of the mobility needs of business and industry, the McMinnville transportation 

system shall consist of the infrastructure necessary for the safe and efficient movement 
of goods, services, and people throughout the McMinnville planning area, and between 
other centers within Yamhill County and the Willamette Valley.  [..] 

 
Finding:  Goals IV 1, IV 2, and IV 6, and Policies 48.00 and 132.34.00 are satisfied by this proposal in 
that the proposed modifications would support the continued opportunity for the provision of wireless 
communications facilities in McMinnville.  While requiring wireless communications facilities to 
physically blend in more cohesively with our local urban environment, this proposal will also lend support 
to job creation and retention, and aid in enhancing business and industry communications options. 
While not actual employment or manufacturing centers, wireless communications facilities will continue 
to provide for the digital transfer of information which is directly supportive of and enabling to the 
commercial and industrial sectors.   
 
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 [..] 

 
Police and Fire Protection 
 
153.00 The City of McMinnville shall continue coordination between the planning and fire 

departments in evaluating major land use decisions. 
 
155.00 The ability of existing police and fire facilities and services to meet the needs of new 

service areas and populations shall be a criterion used in evaluating annexations, 
subdivision proposals, and other major land use decisions. 

 
Finding:  Policies 153.00, and 155.00 are satisfied by this proposal in that in that the proposed 
modifications would continue to support the efficient operation of a wireless communications network 
that would, in some part, enable the rapid movement of fire, medical, and police vehicles throughout 
McMinnville’s urban area.  These amendments were provided to the McMinnville Police and Fire 
Departments for review and comment and no concerns or objections were provided.     

 
GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 

DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 
 
Policies: 
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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. 

 
Finding:  Goal X 1 and Policy 188.00 are satisfied in that McMinnville continues to provide opportunities 
for the public to review and obtain copies of the application materials and completed Staff Report and 
Decision Document prior to the holding of advertized public hearing(s).  All members of the public have 
access to provide testimony and ask questions during the public review and hearing process. 
 
6. The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to 

the request: 
  
 General Provisions: 
 
 17.03.020  Purpose.  The purpose of this ordinance is to encourage appropriate and orderly 

physical development in the City through standards designed to protect residential, commercial, 
industrial, and civic areas from the intrusions of incompatible uses; to provide opportunities for 
establishments to concentrate for efficient operation in mutually beneficial relationship to each 
other and to shared services; to provide adequate open space, desired levels of population 
densities, workable relationships between land uses and the transportation system, and 
adequate community facilities; to provide assurance of opportunities for effective utilization of 
the land resource; and to promote in other ways public health, safety, convenience, and general 
welfare. 

  
Finding:  Section 17.03.020 is satisfied by the request for the reasons enumerated in Conclusionary 
Finding for Approval No. 1. 
 
 

 
 
 
RP:sjs 
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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:  August 17, 2017 

TO: McMinnville Planning Commission 

FROM: Heather Richards, Planning Director 

SUBJECT: G 5-17 Citizen Involvement – Comprehensive Plan Text Amendments –  
Chapter X (Citizen Involvement and Plan Amendment) of the  
McMinnville Comprehensive Plan 

 

 

Report in Brief: 
 
This is a public hearing to consider proposed text amendments to the McMinnville Comprehensive Plan, 
Volume II Goals and Policies, Chapter X, Citizen Involvement and Plan Amendment to designate the 
Planning Commission as the Committee for Citizen Involvement and to establish a structure to appoint 
special advisory boards and ad-hoc committees for land-use and planning matters as deemed 
appropriate. 
 

Background: 
 
Goal #1 of the Oregon land use system is citizen involvement.  Oregon Administrative Rules (OAR) 660-
015-0000(1) requires that each governing body charged with adopting and administering a 
comprehensive plan shall adopt and publicize a program for citizen involvement that clearly defines the 
procedures by which the general public will be involved in the on-going land-use planning process.   
 
The program needs to incorporate the following components: 
 

1. Citizen Involvement – To provide for widespread citizen involvement by appointing an officially 
recognized committee that represents a cross-section of affected citizens in all phases of the 
planning process.  This can be the Planning Commission or a separate committee. 

2. Communication – To assure effective two-way communication with citizens. 

3. Citizen Influence – To provide the opportunity for citizens to be involved in all phases of the 
planning process. 

4. Technical Information – To assure that technical information is available in an understandable 
form. 

5. Feedback Mechanisms – To assure that citizens will receive a response from policy-makers. 

6. Financial Support – To insure funding for the citizen involvement program.   
 
In 1976, the City of McMinnville created a Citizen Advisory Committee with Resolution No. 1976-11 to 
respond to this land-use goal and mandate.  This resolution was amended by Resolution 1985-1.  

http://www.mcminnvilleoregon.gov/
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Interestingly Resolution 1985-1 appoints the Planning Commission officially as the Citizen Involvement 
Committee but also enables a Citizen Advisory Committee. 
 

Discussion: 
 
The Citizen Advisory Committee has not met since 2000 and has three members appointed with four 
vacancies.  It does not appear to be effective or relevant at this point. 
 
Other communities operate with the Planning Commission as the standing Citizen Involvement 
Committee, and establish a Citizen Advisory Committee and Technical Advisory Committee for each 
significant long-range planning effort.  The Citizen Advisory Committee is then populated with interested 
residents and stakeholders that meet for a prescribed period of time to develop the product, conduct a 
public process and then hand the product to the Planning Commission for a formal public deliberation 
and adoption process.  Typically these committees are 15 – 20 people, and include members of city 
commissions and committees as appropriate, as well as city partners, other stakeholders and interested 
residents.  This type of process allows for a robust public participation that is specific and timely.  The 
Technical Advisory Committee is then often appointed with technical experts who work with city staff on 
providing the due diligence, research and review needed to support the Citizen Advisory Committee.   
 
Staff has drafted some proposed Comprehensive Plan text amendments to reaffirm the action taken in 
1985 that officially designated the Planning Commission as the Committee for Citizen Involvement and 
to establish a structure to appoint special advisory boards and ad-hoc committees for land-use and 
planning matters as deemed appropriate. 
 
These amendments were reviewed by the existing members of the Citizen Advisory Committee and by 
the Planning Commission at their work session on July 20, 2017. 
 

Fiscal Impact: 
 
There is no anticipated fiscal impact.   
 
Commission Options: 
 

1) Close the public hearing and recommend that the City Council APPROVE the application, 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 in the 

motion to deny. 
 
Recommendation/Suggested Motion: 
 
The Planning Department recommends that the Commission make the following motion recommending 
approval of G 5-17 to the City Council: 
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE CITY OF McMINNVILLE, THE PLANNING 
COMMISSION RECOMMENDS APPROVAL OF THE LEGISLATIVE COMPREHENSIVE PLAN TEXT 
AMENDMENTS (G 5-17) TO THE McMINNVILLE CITY COUNCIL AS RECOMMENDED BY STAFF. 
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EXHIBIT A 

CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

 
503-434-7311 

www.mcminnvilleoregon.gov 
 

 
PROPOSED AMENDMENTS TO THE MCMINNVILLE COMPREHENSIVE PLAN,  

VOLUME II GOALS AND POLICIES 
 
 
New proposed language is represented by bold underline font, deleted language is represented 
by strikethrough font. 

 

 
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 23: TO PERIODICALLY REVIEW AND AMEND THE McMINNVILLE 

COMPREHENSIVE PLAN TO REFLECT CHANGES IN COMMUNITY 
CIRCUMSTANCES, IN CITIZEN DESIRES, AND IN THE STATEWIDE GOALS.  

 
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. 

 
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.  

 
190.00 The City of McMinnville shall appoint a representative Planning Commission that 

will serve as the officially recognized Committee for Citizen Involvement (CCI) 
for the City of McMinnville.  This Commission will be made up of representatives 
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of all geographical areas of the City, and shall hold public forums and public 
hearings on major comprehensive plan text amendments, comprehensive plan 
and zoning map amendments, zoning ordinance text amendments and changes 
in the urban growth boundary and/or urban growth management agreements.   

 
 The City of McMinnville shall continue to engage citizens in community advisory 

positions for input on the major elements of the comprehensive plan.  An ongoing 
Citizens’ Advisory Committee, made up of representatives of all geographical areas of 
the City, shall hold public forums on major comprehensive plan text and map 
amendments, and changes in the urban growth boundary and/or urban growth 
management agreement text.  

 
191.00 The Committee for Citizen Involvement Citizens’ Advisory Committee shall, in 

addition to reviewing the aforementioned proposals, undertake a major review of the 
City’s comprehensive plan, as required by the LCDC, to insure compliance with the 
statewide goals, to insure the proper functioning of the plan and all implementation 
measures, and to incorporate into the plan changes in citizenry views or community 
circumstances which are deemed necessary and proper.  (Ord. 4536, April 27, 1993) 

 
192.00 The Committee for Citizen Involvement Citizens’ Advisory Committee shall have the 

power to initiate requests for amendments to the comprehensive plan text, maps, or 
implementation ordinances through appropriate procedures and channels. 

 
193.00 The City of McMinnville shall continue to engage citizens in community advisory 

positions for input on the major elements of the comprehensive plan by creating 
special citizen advisory bodies and ad-hoc committees comprised of volunteers 
representing a broad cross-section of the community to provide input on every 
major comprehensive planning effort and other related land use planning 
matters. 

 
194.00 The City of McMinnville shall strive to include youth members on City 

committees involved in land use planning, and work with the McMinnville School 
District, local private schools and service groups to encourage youth 
involvement in land use planning activities. 

 
195.00 The City of McMinnville shall assure that technical information is available to 

citizens in an understandable form and when needed provide translations of 
information to non-English speaking members of the community, 

 
196.00 The City of McMinnville shall allocate adequate human, financial and 

informational resources for the citizen involvement program. 
 
 
Proposals: 
 
40.00 Periodically evaluate the City’s Citizen Involvement Program and make 

adjustments as needed to improve its effectiveness. 
 
41.00 Have the Committee for Citizen Involvement report at least annually to the City 

Council to evaluate the effectiveness of the City’s citizen involvement efforts. 
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DECISION, CONDITIONS OF APPROVAL, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS 
FOR THE APPROVAL OF LEGISLATIVE AMENDMENTS TO THE MCMINNVILLE 
COMPREHENSIVE PLAN, CHAPTER X, CITIZEN INVOLVEMENT.   
 
 
DOCKET: G 5-17 
 
REQUEST: The City of McMinnville is proposing to amend Chapter X of the McMinnville 

Comprehensive Plan (Citizen Involvement and Plan Amendment) to appoint the 
Planning Commission as the Committee for Citizen Involvement and to establish 
a structure to appoint special advisory boards and ad-hoc committees for land-
use and planning matters as deemed appropriate.   

 
LOCATION: N/A   

 
ZONING: N/A   
 
APPLICANT:   City of McMinnville 
 
STAFF: Heather Richards, Planning Director 
 
HEARINGS BODY: McMinnville Planning Commission 
 
DATE & TIME: August 17, 2017.  Meeting held at the Civic Hall, 200 NE 2nd Street, McMinnville, 

Oregon. 
 
HEARINGS BODY: McMinnville City Council 
 
DATE & TIME: September 26, 2017.  Meeting held at the Civic Hall, 200 NE 2nd Street, 

McMinnville, Oregon. 
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DECISION 
 
Based on the findings and conclusions, the Planning Commission recommends APPROVAL of the 
legislative zoning text amendments (G 5-17) to the McMinnville City Council. 

 
////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 

DECISION: APPROVAL  
////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
 
City Council:  Date:  
Scott Hill, Mayor of McMinnville 
 
 
Planning Commission:  Date:  
Roger Hall, Chair of the McMinnville Planning Commission 
 
 
Planning Department:  Date:  
Heather Richards, Planning Director 
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Application Summary: 
 
The City of McMinnville is proposing to amend Chapter X of the McMinnville Comprehensive Plan 
(Citizen Involvement and Plan Amendment) to appoint the Planning Commission as the Committee for 
Citizen Involvement and to establish a structure to appoint special advisory boards and ad-hoc 
committees for land-use and planning matters as deemed appropriate.           
 
CONDITIONS OF APPROVAL 
 
None. 
 
ATTACHMENTS 
 
Chapter X, McMinnville Comprehensive Plan, Proposed Text Amendments 
 
 
  



G 5-17 – Decision Document Page 4 

FINDINGS OF FACT 
 
1. Goal #1 of the Oregon land use system is citizen involvement.  Oregon Administrative Rules 

(OAR) 660-015-0000(1) requires that each governing body charged with adopting and 
administering a comprehensive plan shall adopt and publicize a program for citizen involvement 
that clearly defines the procedures by which the general public will be involved in the on-going 
land-use planning process.  
 

2. In 1976, the City of McMinnville created a Citizen Advisory Committee with Resolution No. 1976-
11 to serve as the Committee for Citizen Involvement. 

 
3. In 1981, the City of McMinnville adopted the McMinnville Comprehensive Plan. 

 
4. In 1985, the City of McMinnville adopted Resolution 1985-1 appointing the Planning Commission 

as the Committee for Citizen Involvement.  
 
5. Public notification of the public hearing held by the Planning Commission was published in the 

August 8, 2017 edition of the News Register.  No comments in opposition were provided by the 
public prior to the public hearing. 
 

6. The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 1981 
are applicable to this request: 

 
Citizen Involvement 
 
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 PERIODICALLY REVIEW AND AMEND THE McMINNVILLE COMPREHENSIVE 

PLAN TO REFLECT CHANGES IN COMMUNITY CIRCUMSTANCES, IN CITIZEN 
DESIRES, AND IN THE STATEWIDE GOALS.. 

 
Finding:  Goals X 1 and X 2 are satisfied by this proposal in that the proposed modifications represent 
a recent review of the citizen involvement process with the Planning Commission and the City Council 
and the conclusion was that it was not successful as it could be in terms of engaging representative 
community demographics and providing opportunities for citizens to participate in long-range planning 
discussions.  The proposed amendments allow for more opportunities for citizens to participate in the 
long-range planning for the community, encourages the City of McMinnville to make an effort to engage 
representative demographic profiles in its planning processes, and requires an active evaluation of the 
citizen involvement program.   
 
 
HR:sjs 
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