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

A. Comprehensive Plan Map Amendment & Zone Change  
(CPA 1-18 & ZC 1-18) (Exhibit 1) 
 

Request: Approval to amend the Comprehensive Plan Map designation of 
a property from Industrial to Residential, and to rezone the 
property from M-1 (Light Industrial) to R-4 (Multiple-Family 
Residential) to allow for development of residential uses that are 
permitted in the R-4 (Multiple-Family Residential) zone. 

 
Location: The subject site is zoned M-1 (Light Industrial) and is located at 

1601 NE McDaniel Lane and is more specifically described as 
Tax Lot 7100, Section 16DB, T.4 S., R.4 W., W.M. 

 
Applicant: Daniel Danicic 
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5. Discussion Items 
 

 Long Range Planning Project Updates 
 
 
 
6. Old/New Business 
 
7. Commissioner/Committee Member Comments 
 
8. Staff Comments 
 
9. Adjournment 
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EXHIBIT 1 - STAFF REPORT 
 

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

http://www.mcminnvilleoregon.gov/
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Site Reference Map 
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Reference maps showing the existing and proposed Comprehensive Plan Map and zoning designations 
of the subject site and the surrounding properties are provided below: 
 

 
 
 



CPA 1-18/ZC 1-18 – 1601 NE McDaniel Lane Page 4 

---------------------------------------------------------------------------------------------------------------------------------------------------- 
Attachments:  
Attachment A: Decision, Findings of Fact and Conclusionary Findings for the Approval of a Comprehensive Plan Map 
Amendment from an Industrial Designation to a Residential Designation at 1601 NE McDaniel Lane; 
Attachment B: Decision, Conditions of Approval, Findings of Fact and Conclusionary Findings for the Approval of a Zone Change 
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) at 1601 NE McDaniel Lane 

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

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

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

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

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

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

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

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

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

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

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

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

1. Areas that are not committed to low density development; 
2. Areas that have direct access from collector or arterial streets;  
3. Areas that are not subject to development limitations such as topography, flooding, or poor 

drainage;  
4. Areas where the existing facilities have the capacity for additional development;  
5. Areas within one-quarter mile of existing or planned public transportation; and,  
6. Areas that can be buffered from low density residential areas in order to maximize the privacy of 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Section 17.74.020 

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

 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

 
The Planning Department recommends that the Planning Commission make the following motions 
recommending approval of CPA 1-18/ZC 1-18 to the City Council: 
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE PLANNING COMMISSION 
RECOMMENDS THAT THE CITY COUNCIL APPROVE CPA 1-18. 
 
AND 
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE PLANNING COMMISSION 
RECOMMENDS THAT THE CITY COUNCIL APPROVE ZC 1-18, SUBJECT TO THE CONDITIONS OF 
APPROVAL PROVIDED IN THE DECISION DOCUMENT. 
 
 
CD:sjs 
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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 
COMPREHENSIVE PLAN MAP AMENDMENT FROM AN INDUSTRIAL DESIGNATION TO A 
RESIDENTIAL DESIGNATION AT 1601 NE MCDANIEL LANE 

DOCKET: CPA 1-18 (Comprehensive Plan Map Amendment) 

REQUEST: Approval to amend the Comprehensive Plan Map designation of a property 
from Industrial to Residential to allow for the development of residential uses on 
the subject site. 

LOCATION: The subject site is located at 1601 NE McDaniel Lane, and more specifically 
described as Tax Lot 7100, Section 16DB, T. 4 S., R. 4 W., W.M., respectively.   

ZONING: The subject site’s current zoning is M-1 (Light Industrial).  

APPLICANT:  Daniel Danicic 

STAFF: Chuck Darnell, Senior Planner 

DATE DEEMED  
COMPLETE: June 5, 2018 

HEARINGS BODY: McMinnville Planning Commission 

DATE & TIME: July 19, 2018.  Civic Hall, 200 NE 2nd Street, McMinnville, Oregon. 

HEARINGS BODY: McMinnville City Council 

DATE & TIME: August 14, 2018.  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; and Northwest Natural Gas.  Their comments are 
provided in this exhibit. 

Attachment A

http://www.mcminnvilleoregon.gov/


CPA 1-18– Decision Document Page 2 

Attachments: 

Attachment 1 – Application and Attachments 

 
DECISION 
 
Based on the findings and conclusions, the Planning Commission recommends APPROVAL of the 
Comprehensive Plan Map amendment (CPA 1-18) 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 application is a request to amend the Comprehensive Plan Map designation of the property at 
1601 NE McDaniel Lane from Industrial to Residential to allow for the development of residential uses 
on the subject property. 
 
The subject site is currently used industrially as a concrete contractor’s shop and storage yard.  The 
site is developed with one building on the southern portion of the site, and the remaining northern 
portion of the site is open gravel area used as parking and equipment and material storage.  The site 
is bounded on the east by NE McDaniel Lane and on the south by the Southern Pacific Railroad 
corridor.  To the east across NE McDaniel Lane is a vacant industrially zoned property, and to the 
south across the railroad corridor is another industrial property that is in the process of being 
redeveloped into a marijuana processing and production facility.  The property to the north is zoned R-
4 (Multiple-Family Residential) and the existing use is a single story apartment complex.  The property 
to the west is zoned R-2 (Single Family Residential), with existing single family homes immediately 
adjacent to the subject site in the Montrose Subdivision. 
 
The subject site is identified below: 
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Reference maps showing the existing and proposed Comprehensive Plan Map designations of the 
subject site and the surrounding properties are provided below: 
 

 
 
 
ATTACHMENTS: 
 

1. CPA 1-18 Application and Attachments (on file with the Planning Department) 
 
COMMENTS: 
 
This matter was referred to the following public agencies for comment:  McMinnville Fire Department, 
Police Department, Parks and Recreation 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, Recology Western Oregon, Frontier 
Communications, Comcast, Northwest Natural Gas.  The following comments had been received: 
 

 McMinnville Engineering Department 
 
 We have reviewed proposed CPA 1-18 / ZC 1-18, and note the following: 

 The submitted information from the applicant’s traffic engineer indicate that the proposed 
zone change will not significantly impact the transportation system; and 

 The adopted Wastewater Conveyance System Master Plan anticipated an industrial flow 
contribution of 12 dwelling unit equivalents (EDU’s) from this site. The 12 additional units 
(24 units total) under the proposed zone change will not significantly impact the City’s 
wastewater system. 
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Additional Testimony 
 
Notice of this request was mailed to property owners located within 300 feet of the subject site.  As of 
the date of the Planning Commission public hearing on July 19, 2018, no public testimony had been 
received by the Planning Department. 
 
FINDINGS OF FACT 
 
1. Daniel Danicic requested an amendment to the Comprehensive Plan Map designation of a 

property from Industrial to Residential to allow for the development of residential uses on the 
subject site.  The subject site is located at 1601 NE McDaniel Lane and is more specifically 
described as Tax Lot 7100, Section 16DB, T. 4 S., R. 4 W., W.M. 
 

2. The site is currently designated as Industrial on the McMinnville Comprehensive Plan Map, 
1980.  The site is currently zoned M-1 (Light Industrial) on the McMinnville Zoning Map. 

 
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. This matter was referred to the following public agencies for comment:  McMinnville Fire 
Department, Police Department, Parks and Recreation 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, Recology Western Oregon, Frontier Communications, Comcast, Northwest 
Natural Gas.  No comments in opposition were provided to the Planning Department. 
 

5. Notice of the application was provided by the City of McMinnville to property owners within 300 
feet of the subject site, as required by the process described in Section 17.72.120 
(Applications– Public Hearings) of the McMinnville Zoning Ordinance.  No public testimony 
was provided to the Planning Department. 

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

findings are herein incorporated. 
 
CONCLUSIONARY FINDINGS: 
 
McMinnville’s Comprehensive Plan: 
 
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. 
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Finding:  Goal V 1 and Policies 58.00 and 59.00 are met by this proposal in that the amendment of the 
Comprehensive Plan Map designation of the subject site will allow for more opportunity for a variety of 
housing types, and for more opportunities for multiple-family housing development. 
 
The most recently acknowledged Economic Opportunities Analysis for the City of McMinnville, which 
was finalized in November 2013, identified a surplus of industrial land within the McMinnville Urban 
Growth Boundary.  The surplus was identified at an amount of 235.9 acres, as shown in Figure 26 
from the Economic Opportunities Analysis below: 
 

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

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 71.05 The City of McMinnville shall encourage annexations and rezoning which are 

consistent with the policies of the Comprehensive Plan so as to achieve a continuous 
five-year supply of buildable land planned and zoned for all needed housing types. 

 
Finding:  Goal V 2 and Policies 68.00, 71.00, and 71.05 are met by this proposal in that the 
amendment of the Comprehensive Plan Map designation of the subject site to residential will allow for 
residential development in an area of the city that is already developed and has urban level services 
available to serve the site.  As noted in the finding for Goal V 1 and Policies 58.00 and 59.00 above, 
the proposed Comprehensive Plan Map amendment is justified, given that the slight reduction in 
industrial land will not impact the surplus of industrial land identified in the 2013 Economic 
Opportunities Analysis and the additional residential land will result in a reduction in the deficit of 
residential land identified in the 2001 McMinnville Buildable Land Needs Analysis and Growth 
Management Plan. 
 
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 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.  
Any necessary or required street improvements shall be required at the time of development of the 
subject site. 

 
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. 
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Policy 122.00 The City of McMinnville shall encourage the following provisions for each of the three 
functional road classifications: […] 

 
2.  Major, Minor collectors. 

a. Designs should minimize impacts on existing neighborhoods. 
b. Sufficient street rights-of-way should be obtained prior to development of 

adjacent lands.  
c. On-street parking should be limited wherever necessary.  
d. Landscaping should be required along public rights-of-way. 

 
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 the McDaniel Lane public right-of-way and street.  
McDaniel Lane is identified in the Transportation System Plan as a minor collector street, so there are 
no issues with limiting access onto an arterial street.  The applicant provided a traffic impact analysis 
that analyzed the change in trips and the impacts of a denser form of residential development that 
could be allowed under an eventual residential zoning designation, and found that there were no 
significant impacts to the functionality of the surrounding street network.  Any right-of-way 
improvements required for the subject site will be required at the time of development. 
 
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 
required based on the type of residential development proposed and allowed under the eventual 
residential zoning of the subject site. 

 
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, if it is determined that the 
existing public sidewalks are not sufficient at the time of development, they will be required to be 
upgraded to Public Right-of-Way Accessibility Guidelines (PROWAG) as a condition of building permit 
approval, which will enhance pedestrian connections between the site and the surrounding area. 
 
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. 
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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:   

 
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.  



CPA 1-18– Decision Document Page 10 

Attachments: 

Attachment 1 – Application and Attachments 

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 
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. 
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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 that could be allowed by the future residential zoning of the subject 
site. 
 
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 advertised public hearing(s).  All members of the public have access 
to provide testimony and ask questions during the public review and hearing process. 
 
 

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

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) 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 Comprehensive Plan 
Map amendment 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 development pattern in the surrounding area is widely varying.  Both residential and industrial 
land uses are located adjacent to the subject site.  Commercial land uses are also present within one 
quarter mile of the subject site.  The properties that share direct boundaries and are immediately 
adjacent to the subject site, to the north and west, are all designated as Residential on the 
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Comprehensive Plan Map.  Other adjacent properties that are designated as Industrial are separated 
from the subject site by either public right-of-way (McDaniel Lane) or the Southern Pacific Railroad 
corridor. 
 
The subject site is located on the fringe of an area that is predominately guided for commercial and 
industrial land uses on the Comprehensive Plan Map.  The commercial and industrial uses in this area 
are generally bounded on the north and west by the Southern Pacific Railroad corridor.  Properties 
located immediately north of and adjacent to the railroad corridor, as the subject site is, vary in terms 
of their land use designation.  North of the railroad corridor between Hembree Street and 18th Street 
there are twelve properties that are designated as Industrial on the Comprehensive Plan Map.  There 
are also groups of properties on the north side of the railroad corridor that are designated as 
Residential.  These exist in the vicinity of both the southern terminus of Hembree Street and Logan 
Street.  Therefore, the proposed designation of the subject site as Residential is not inconsistent with 
the development pattern in the surrounding area where residential uses are located immediately 
adjacent to the railroad corridor. 
 
Given the surrounding land uses and development pattern, the proposed amendment of the 
Comprehensive Plan Map designation from Industrial to Residential is orderly and timely.  The 
residential land use will be more compatible with the other immediately adjacent residential lands than 
an industrial land use.  The use of the subject site as a residential use will also provide additional 
buffering and separation between existing residential land uses to the north and west from the higher 
concentration of industrial and commercial land uses to the south across the Southern Pacific 
Railroad corridor. 
 
The subject area is well served by existing sanitary and storm sewer systems as well as other public 
utilities.  The Engineering Department has reviewed this proposal and has offered no concerns with 
providing adequate services to this site to support residential development density at the subject site.  
The adopted Wastewater Conveyance System Master Plan anticipated an industrial flow contribution 
of 12 dwelling unit equivalents (EDU’s) from the subject site.  Based on the size of the site at 43,557 
square feet and assuming that the highest density residential zone (R-4) was approved, the maximum 
allowable density would be 29 multifamily dwelling units (based on the lot size requirement of 1,500 
square feet per dwelling unit).  However, the applicant is anticipating the development of 24 dwelling 
units, given other site improvements that would be required for a multiple family development project.  
The Engineering Department has stated that the 12 additional dwelling units, for a total of 24 units, 
would not significantly impact the City’s wastewater system. 
 
The applicant has provided a traffic impact analysis that concluded that the surrounding street 
network has the capacity to accommodate the number of trips that would result from the applicant’s 
request to amend the Comprehensive Plan Map designation and complete a zone change to allow the 
development of 24 dwelling units on site.  The traffic analysis showed that no increase in delay would 
occur at three of the four intersections included in the analysis.  The only increase in delay occurred at 
the intersection of McDaniel and Lafayette, and was only an increase of 0.1 seconds per vehicle 
during the AM peak hour and an increase of 0.3 seconds per vehicle during the PM peak hour.  The 
minimal increase in delay at that intersection and the trips introduced to the surrounding street system 
by the proposed development did not have any impact on the overall level of service of any 
intersection within the study area.  The new access to the site on McDaniel was also shown to 
operate at a level of service of “B” in both the 2018 AM and PM peak hours. 
 
Specific tables showing the projected intersection functionality, both currently and after the 
incorporation of the trips that could result from the proposed comprehensive plan map amendment 
and subsequent zone change, are provided below: 
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The traffic impact analysis was also accompanied by a Transportation Planning Rule memo (dated 
June 22, 2018) that provided an analysis and comparison of uses allowed in both the existing 
industrial zone and the proposed multiple-family residential zone.  Using some assumptions as to the 
developable area of the site for different types of industrial uses, the analysis determined that the 
proposed development of the site with 24 apartment units would result in less trips than another use 
(small office building) that would be permitted under the site’s current zoning. 
 
One issue with the traffic impact analysis was that it did not account for the maximum allowable 
density of the subject site if the highest density zoning district was approved for the subject site.  
Based on the size of the site at 43,557 square feet and assuming that the highest density residential 
zone (R-4) was approved, the maximum allowable density would be 29 multifamily dwelling units 
(based on the lot size requirement of 1,500 square feet per dwelling unit).  The traffic impact analysis 
did not account for this maximum allowable density, as it assumed only the 24 dwelling units that the 
applicant anticipates constructing on the site.  Because the traffic impact analysis does not provide an 
analysis of the impacts of the maximum level of development of the subject site if the zone change to 
R-4 (Multiple-Family Residential) was approved, any subsequent zone change will include a condition 
of approval that places a trip cap on the eventual development of the site allowing only the level of 
development that would generate the trips analyzed in the traffic impact analysis. 
 
   
 
CD:sjs 
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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 A ZONE CHANGE FROM M-1 (LIGHT INDUSTRIAL) TO R-4 
(MULTIPLE-FAMILY RESIDENTIAL) AT 1601 NE MCDANIEL LANE 

DOCKET: ZC 1-18 (Zone Change) 

REQUEST: Approval to change the zoning classification of a property from M-1 (Light 
Industrial) to R-4 (Multiple-Family Residential) to allow for the development of 
residential uses permitted in the R-4 zone on the subject site. 

LOCATION: The subject site is located at 1601 NE McDaniel Lane, and more specifically 
described as Tax Lot 7100, Section 16DB, T. 4 S., R. 4 W., W.M., respectively.   

ZONING: The subject site’s current zoning is M-1 (Light Industrial).  

APPLICANT:  Daniel Danicic 

STAFF: Chuck Darnell, Senior Planner 

DATE DEEMED  
COMPLETE: June 5, 2018 

HEARINGS BODY: McMinnville Planning Commission 

DATE & TIME: July 19, 2018.  Civic Hall, 200 NE 2nd Street, McMinnville, Oregon. 

HEARINGS BODY: McMinnville City Council 

DATE & TIME: August 14, 2018.  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; and Northwest Natural Gas.  Their comments are 
provided in this exhibit. 

Attachment B

http://www.mcminnvilleoregon.gov/
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DECISION 
 
Based on the findings and conclusions, the Planning Commission recommends APPROVAL of the 
Comprehensive Plan Map amendment (ZC 1-18) to the McMinnville City Council, 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 application is a request to change the zoning classification of the property at 1601 NE McDaniel 
Lane from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) to allow for the development of 
residential uses permitted in the R-4 zone on the subject site. 
 
The subject site is currently used industrially as a concrete contractor’s shop and storage yard.  The 
site is developed with one building on the southern portion of the site, and the remaining northern 
portion of the site is open gravel area used as parking and equipment and material storage.  The site 
is bounded on the east by NE McDaniel Lane and on the south by the Southern Pacific Railroad 
corridor.  To the east across NE McDaniel Lane is a vacant industrially zoned property, and to the 
south across the railroad corridor is another industrial property that is in the process of being 
redeveloped into a marijuana processing and production facility.  The property to the north is zoned R-
4 (Multiple-Family Residential) and the existing use is a single story apartment complex.  The property 
to the west is zoned R-2 (Single Family Residential), with existing single family homes immediately 
adjacent to the subject site in the Montrose Subdivision. 
 
The subject site is identified below: 
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Reference maps showing the existing and proposed Comprehensive Plan Map designations of the 
subject site and the surrounding properties are provided below: 
 

 
 

 
CONDITIONS OF APPROVAL: 
 
The following conditions of approval shall be required: 
 
ZC 1-18 is approved subject to the following conditions: 
 

1. That the rezoning be contingent on the Comprehensive Plan Map amendment request      
(CPA 1-18) being approved by the McMinnville City Council. 
 

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

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

5. If the site is developed as multi-family residential, an additional area equivalent to 10 percent 
of the gross area of the site (or 4,355 square feet) shall be reserved for usable open space for 
residents of the multiple-family development site.  The usable open space area shall be in 
addition to the required landscape areas along the west and south property lines.  The usable 
open space area shall also be a contiguous area, shall be located outside of the front yard 
setback area, and may be counted towards the minimum 25 percent of the site area that must 
be landscaped. 

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

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

 
ATTACHMENTS: 
 

1. ZC 1-18 Application and Attachments (on file with the Planning Department) 
 
COMMENTS: 
 
This matter was referred to the following public agencies for comment:  McMinnville Fire Department, 
Police Department, Parks and Recreation 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, Recology Western Oregon, Frontier 
Communications, Comcast, Northwest Natural Gas.  The following comments had been received: 
 

 McMinnville Engineering Department 
 
 We have reviewed proposed CPA 1-18 / ZC 1-18, and note the following: 

 The submitted information from the applicant’s traffic engineer indicate that the proposed 
zone change will not significantly impact the transportation system; and 

 The adopted Wastewater Conveyance System Master Plan anticipated an industrial flow 
contribution of 12 dwelling unit equivalents (EDU’s) from this site. The 12 additional units 
(24 units total) under the proposed zone change will not significantly impact the City’s 
wastewater system. 

 
Additional Testimony 
 
Notice of this request was mailed to property owners located within 300 feet of the subject site.  As of 
the date of the Planning Commission public hearing on July 19, 2018, no public testimony had been 
received by the Planning Department. 
 
FINDINGS OF FACT 
 
1. Daniel Danicic requested a change in the zoning classification of a property from M-1 (Light 

Industrial) to R-4 (Multiple-Family Residential) to allow for the development of residential uses 
permitted in the R-4 zone on the subject site.  The subject site is located at 1601 NE McDaniel 
Lane and is more specifically described as Tax Lot 7100, Section 16DB, T. 4 S., R. 4 W., W.M. 
 



ZC 1-18– Decision Document Page 6 

Attachments: 

Attachment 1 – Application and Attachments 

2. The site is currently designated as Industrial on the McMinnville Comprehensive Plan Map, 
1980.  The site is currently zoned M-1 (Light Industrial) on the McMinnville Zoning Map. 

 
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. This matter was referred to the following public agencies for comment:  McMinnville Fire 
Department, Police Department, Parks and Recreation 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, Recology Western Oregon, Frontier Communications, Comcast, Northwest 
Natural Gas.  No comments in opposition were provided to the Planning Department. 
 

5. Notice of the application was provided by the City of McMinnville to property owners within 300 
feet of the subject site, as required by the process described in Section 17.72.120 
(Applications– Public Hearings) of the McMinnville Zoning Ordinance.  No public testimony 
was provided to the Planning Department. 

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

findings are herein incorporated. 
 
CONCLUSIONARY FINDINGS: 
 
McMinnville’s Comprehensive Plan: 
 
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 the amendment of the 
Comprehensive Plan Map designation of the subject site will allow for more opportunity for a variety of 
housing types, and for more opportunities for multiple-family housing development. 
 
The most recently acknowledged Economic Opportunities Analysis for the City of McMinnville, which 
was finalized in November 2013, identified a surplus of industrial land within the McMinnville Urban 
Growth Boundary.  The surplus was identified at an amount of 235.9 acres, as shown in Figure 26 
from the Economic Opportunities Analysis below: 
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Additionally, the applicant refers to the most recently acknowledged Residential Buildable Lands 
Inventory, which was prepared in 2001, that identified a need for additional land for housing uses.  
That inventory, which was titled the McMinnville Buildable Land Needs Analysis and Growth 
Management Plan, identified a deficit of over 1,000 acres of land for housing in Table B-11 of 
Appendix B.  More specifically, the analysis identified a need of 162 acres of R-4 (higher density) 
zoned land.  The planning horizon in the 2001 McMinnville Buildable Land Needs Analysis and 
Growth Management Plan was 2020, and since the time of that analysis, approximately 56.2 acres of 
land have been rezoned to R-4 (Multiple-Family Residential).  The zone change, along with the 
accompanying Comprehensive Plan Map amendment, would result in a reduction of the residential 
land deficit to 104.8 acres without significantly impacting the industrial land surplus. 
 
The applicant has argued that the Comprehensive Plan Map amendment is justified, given that the 
slight reduction in industrial land will not impact the surplus of industrial land identified in the 2013 
Economic Opportunities Analysis and the additional residential land will result in a reduction in the 
deficit of residential land identified in the 2001 McMinnville Buildable Land Needs Analysis and 
Growth Management Plan.  Therefore, the Comprehensive Plan goals and policies related to the 
provision of opportunities for the development of a variety of housing types and densities (Policy 
58.00) and opportunities for multiple-family developments to encourage lower-cost housing (Policy 
59.00) would be satisfied by the proposed Comprehensive Plan Map amendment. 
 
 

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 developed for a variety of housing types.  All residential zoning classifications 
shall be allowed in areas designated as residential on the Comprehensive Plan Map. 
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Policy 71.05 The City of McMinnville shall encourage annexations and rezoning which are 
consistent with the policies of the Comprehensive Plan so as to achieve a continuous 
five-year supply of buildable land planned and zoned for all needed housing types. 

 
Finding:  Goal V 2 and Policies 68.00, 71.00, and 71.05 are met by this proposal in that the 
amendment of the Comprehensive Plan Map designation of the subject site to residential will allow for 
residential development in an area of the city that is already developed and has urban level services 
available to serve the site.  As noted in the finding for Goal V 1 and Policies 58.00 and 59.00 above, 
the proposed Comprehensive Plan Map amendment is justified, given that the slight reduction in 
industrial land will not impact the surplus of industrial land identified in the 2013 Economic 
Opportunities Analysis and the additional residential land will result in a reduction in the deficit of 
residential land identified in the 2001 McMinnville Buildable Land Needs Analysis and Growth 
Management Plan. 
 
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. 

 
Finding:  Policy 71.09 is satisfied by this proposal.  The site is not committed to low density 
development, as it is currently designated and zoned for industrial use.  There are not any major 
development limitations with the subject site, and the Engineering Department has not identified any 
issues with providing services and infrastructure to the subject site to support higher density 
residential development. 
 
The site is accessed from McDaniel Lane, which is classified as a minor collector street in the City of 
McMinnville Transportation System Plan.  The street functional classification system can be seen 
below: 
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The site is also located in close proximity to existing public transportation.  Routes 33 and 44 run on 
Lafayette Avenue, with identified stops on the route schedules at both Riverside Drive and Orchard 
Avenue.  The intersection of Lafayette Avenue and Riverside Drive is located well within one-quarter 
mile of the subject site, and the intersection of Lafayette Avenue and Orchard Avenue is just slightly 
over one-quarter mile of the subject site.  While Routes 33 and 44 are both commuter-type routes that 
run from McMinnville to Hillsboro and Tigard, the routes do run in both directions throughout the day.  
This would allow a transit rider to board the westbound bus and connect to other local, hourly-service 
routes at the McMinnville Transit Center.  Routes 33 and 44 do not provide consistent hourly service 
throughout the day, but have more frequent service in the morning and evening hours and periodic 
service (between one and two and a half hours) mid-day. 
 
A view of the McMinnville transit map, which identifies Routes 33 and 44 on Lafayette Avenue, is 
provided below: 
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A map showing buffers of the subject site at both one-quarter and one-half miles is also provided 
below.  The intersection of Riverside Drive is within the one-quarter mile buffer of the subject site. 
 

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

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:  Policy 71.13 is satisfied by this proposal in that, as discussed in more detail in the finding for 
Policy 71.09 above, the subject site is not committed to low or medium density development, does not 
have development limitations, and has no issues with the provision of utilities and services to serve 
higher density residential development.  The condition of approval noted above related to the 
landscaped buffer area along the entire west property line would provide for the buffering from low 
density residential areas required of high density residential development areas. 
 

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

Also as discussed in more detail above, existing transit service is located in close proximity to the site.  
Routes along Lafayette Avenue include stops within one-quarter mile of the subject site.  However, 
the high density factors require that the area designated for high density development be located 
within a one-half mile corridor centered on transit routes.  The site is clearly within a one-half mile 
corridor of the existing transit routes on Lafayette Avenue, but with this expanded allowance, the site 
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is also within a one-half mile corridor of the existing, higher frequency transit route on Highway 99W 
(Route 3 which runs hourly). 
 

The subject site is located within one-quarter mile of commercially zoned property.  The McMinnville 
Municipal Code does not have any definition of neighborhood or general commercial shopping 
centers, so the commercial designation of property is used in analyzing this Comprehensive Plan 
policy and high density locational factor.  The commercially zoned property within one-quarter mile of 
the subject site is zoned to allow general retail, service, and shopping type uses. 
 

The subject site is not located adjacent to private or public open space.  There is only one public park 
within one-quarter mile of the subject site, but that is the Riverside Drive Dog Park and is designed 
specifically for a subset of the population that would be seeking recreational space for their pets.  The 
next closest public open space would be Wortman Park, which is located slightly over on-quarter mile 
from the subject site.  There is some school property within one-quarter mile of the site, but this is 
private property and is not necessarily readily available for use by the general public.  The factor for 
high density residential development calls for open space to be adjacent to the site, not within a 
certain distance.  While there some opportunities for access to open space within one-half mile of the 
subject site, there is not any usable open space adjacent to the site.  Therefore, a condition of 
approval is included to require that, if the site is developed with multiple-family residential uses, an 
area equivalent to 10 percent of the gross size of the site shall be reserved for usable open space for 
residents of the multiple-family development site. 
 

For reference, a map showing the locations of amenities surrounding the subject site is provided 
below: 
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Policy 84.00 Multiple-family, low-cost housing (subsidized) shall be dispersed throughout the 

community by appropriate zoning to avoid inundating any one area with a 
concentration of this type of housing. 

 
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 84.00 and Policy 86.00 is satisfied by this proposal in that the proposed zone change 
will allow for multiple-family housing in an area of the city that is not predominately high density 
residential housing.  This disperses the density of the city throughout the community, but still does not 
result in an inundation of high density housing in the area of the subject site.  The only other high 
density residential area in proximity to the subject site is located immediately to the north.  The other 
areas in proximity to the subject site are zoned for lower density residential uses, and the potential 
impacts of the proposed zone change and allowance for higher density residential uses on the subject 
site will be mitigated through the conditions of approval described in more detail above. 
 
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 required for any future 
proposed multiple-family housing development at the time of development. 
 
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 90.00, 92.00, 92.01 and 92.02 are satisfied by this proposal in that the subject site is 
within one-quarter mile of areas zoned for commercial uses, is within one-half mile of existing public 
transit routes, and is accessed off of a roadway with sufficient traffic carrying capacities to 
accommodate the proposed development.  The applicant has submitted a traffic impact analysis that 
shows that the zone change and subsequent construction of a multiple-family development on the 
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subject site would not have any significant or adverse impacts on the surrounding street system.  
Given the findings of the traffic impact analysis, it can be found that the site has appropriate access 
for higher density development.  Findings for these additional locational requirements are also 
provided in the findings for Policy 71.09 and 71.13 above. 
 
The subject site is located immediately adjacent to an active railroad corridor, which bounds the 
subject site on the south.  As railroad lines are listed as a specific “incompatible use” in the 
Comprehensive Plan policy, the use of the subject site for higher density housing must include design 
factors that buffer the development from the “incompatible” railroad corridor.  Therefore, a condition of 
approval is included to require a dedicated 20 foot landscaped area along the entire south property 
line.  The landscaped area shall include sight-obscuring fencing along the property line and dense 
evergreen trees and shrubs within the 20 foot landscaped area to provide adequate buffering between 
the multiple-family residential uses and the adjacent railroad corridor.  The exact species and type of 
fencing shall be approved by the Landscape Review Committee during the review of the landscape 
plan for any future development of the site. 
 
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 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.  
Any necessary or required street improvements shall be required at the time of development of the 
subject site. 

 
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] 
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2.  Major, Minor collectors. 
a. Designs should minimize impacts on existing neighborhoods. 
b. Sufficient street rights-of-way should be obtained prior to development of 

adjacent lands.  
c. On-street parking should be limited wherever necessary.  
d. Landscaping should be required along public rights-of-way. 
 

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 the McDaniel Lane public right-of-way and street.  
McDaniel Lane is identified in the Transportation System Plan as a minor collector street, so there are 
no issues with limiting access onto an arterial street.  The applicant provided a traffic impact analysis 
that analyzed the change in trips and the impacts of a denser form of residential development that 
could be allowed under an eventual residential zoning designation, and found that there were no 
significant impacts to the functionality of the surrounding street network.  Any right-of-way 
improvements required for the subject site will be required at the time of development. 

 
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 
required based on the type of residential development proposed and allowed under the eventual 
residential zoning of the subject site. 

 
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, if it is determined that the 
existing public sidewalks are not sufficient at the time of development, they will be required to be 
upgraded to Public Right-of-Way Accessibility Guidelines (PROWAG) as a condition of building permit 
approval, which will enhance pedestrian connections between the site and the surrounding area. 
 
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. 
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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:   

 
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.  
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3. Sufficient water and sewer system personnel and resources, as determined by 
McMinnville Water and Light and the City, respectively, are available, or can be made 
available, for the maintenance and operation of the water and sewer systems.   

4. Federal, state, and local water and waste water quality standards can be adhered to.  

5. Applicable policies of McMinnville Water and Light and the City relating to water and 
sewer systems, respectively, are adhered to. 

   

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 
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:  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.  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 that could be allowed by the future residential zoning of the subject 
site. 
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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. 

 

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 advertised public hearing(s).  All members of the public have access 
to provide testimony and ask questions during the public review and hearing process. 
 
 

McMinnville’s City Code: 
 
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 applicant has stated that they 
intend to construct multiple-family dwellings on the subject site in apartment buildings.  The applicant 
had submitted a conceptual site plan that identified the development of 24 dwelling units in two 
separate apartment buildings, but that conceptual plan was requested to not be binding on the site.  
That intended use would be permitted in the R-4 zone. 
 

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.  
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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:  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 development pattern in the surrounding area is widely varying.  Both residential and industrial 
uses and zones are located adjacent to the subject site.  Commercially zoned lands are also present 
within one-quarter mile of the subject site.  The properties that share direct boundaries and are 
immediately adjacent to the subject site, to the north and west, are all zoned residential.  The 
properties immediately to the west are a lower density residential (R-2 – Single Family Residential), 
and the property immediately to the north is higher density residential (R-4 – Multiple-Family 
Residential).  Other adjacent properties that are zone M-1 (Light Industrial) are separated from the 
subject site by either public right-of-way (McDaniel Lane) or the Southern Pacific Railroad corridor. 
 
The subject site is located on the fringe of an area that is predominately guided for commercial and 
industrial land uses on the Comprehensive Plan Map and zoned as a mixture of industrial and 
commercial.  The commercial and industrial uses in this area are generally bounded on the north and 
west by the Southern Pacific Railroad corridor.  Just to the southwest of the subject site is also the 
northern boundary of the Northeast Gateway Planned Development Overlay District, which is a mixed 
use district that allows for a variety of housing, commercial, and light industrial uses.  Properties 
located immediately north of and adjacent to the railroad corridor, as the subject site is, vary in terms 
of their zoning classifications.  North of the railroad corridor between Hembree Street and 18th Street 
there are twelve properties that are zoned either M-1 (Light Industrial) or M-2 (General Industrial).  
There are also groups of properties on the north side of the railroad corridor that are zoned 
residentially.  Most of these residential areas are lower density zones (R-2 – Single Family 
Residential), and these exist in the vicinity of both the southern terminus of Hembree Street and 
Logan Street.  However, immediately adjacent to the subject site to the north is an existing higher 
density zoned (R-4 – Multiple-Family Residential) property.  Given the variety of zoning classifications 
in the areas along the railroad corridor and the presence of R-4 (Multiple-Family Residential) zoned 
land immediately adjacent to the subject site, the proposed zone change to R-4 (Multiple-Family 
Residential) is not inconsistent with the development pattern in the surrounding area. 
 
The proposed residential land use will also be more compatible with the other immediately adjacent 
residential lands than an industrial land use.  The use of the subject site as a residential use will also 
provide additional buffering and separation between existing residential land uses to the north and 
west from the higher concentration of industrial and commercial land uses to the south across the 
Southern Pacific Railroad corridor.  However, the proposed zone change would result in a higher 
density residential use than most of the adjacent residential properties to the west of the subject site.  
The conditions of approval suggested by staff above would mitigate any potential impact to 
surrounding land uses and result in a development more compatible with the surrounding area.  The 
conditions of approval would also result in a multiple-family development site that is more functional 
for the eventual residents of site.  As a summary, those conditions of approval include dense 
landscaped buffers along the west and south portions of the site, an increase in yard setbacks if 
building heights exceed the height allowed in the lower density residential zones, and the provision of 
usable open space within the site. 
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This area is well served by existing sanitary and storm sewer systems as well as other public utilities.  
The Engineering Department has reviewed this proposal and has offered no concerns with providing 
adequate services to this site to support residential development density at the subject site.  The 
adopted Wastewater Conveyance System Master Plan anticipated an industrial flow contribution of 12 
dwelling unit equivalents (EDU’s) from the subject site.  Based on the size of the site at 43,557 square 
feet and assuming that the highest density residential zone (R-4) was approved, the maximum 
allowable density would be 29 multifamily dwelling units (based on the lot size requirement of 1,500 
square feet per dwelling unit).  However, the applicant is anticipating the development of 24 dwelling 
units, given other site improvements that would be required for a multiple family development project.  
The Engineering Department has stated that the 12 additional dwelling units, for a total of 24 units, 
would not significantly impact the City’s wastewater system. 
 
The applicant has provided a traffic impact analysis that concluded that the surrounding street 
network has the capacity to accommodate the number of trips that would result from the applicant’s 
request to amend the Comprehensive Plan Map designation and complete a zone change to allow the 
development of 24 dwelling units on site.  The traffic analysis showed that no increase in delay would 
occur at three of the four intersections included in the analysis.  The only increase in delay occurred at 
the intersection of McDaniel and Lafayette, and was only an increase of 0.1 seconds per vehicle 
during the AM peak hour and an increase of 0.3 seconds per vehicle during the PM peak hour.  The 
minimal increase in delay at that intersection and the trips introduced to the surrounding street system 
by the proposed development did not have any impact on the overall level of service of any 
intersection within the study area.  The new access to the site on McDaniel was also shown to 
operate at a level of service of “B” in both the 2018 AM and PM peak hours. 
 
The Engineering Department has reviewed the traffic impact analysis, and does not have any 
concerns with the analysis or the findings.  Specific tables showing the projected intersection 
functionality, both currently and after the incorporation of the trips that could result from the proposed 
zone change, are provided below: 
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The traffic impact analysis was also accompanied by a Transportation Planning Rule memo (dated 
June 22, 2018) that provided an analysis and comparison of uses allowed in both the existing 
industrial zone and the proposed multiple-family residential zone.  Using some assumptions as to the 
developable area of the site for different types of industrial uses, the analysis determined that the 
proposed development of the site with 24 apartment units would result in less trips than another use 
(small office building) that would be permitted under the site’s current zoning. 
 
One issue with the traffic impact analysis was that it did not account for the maximum allowable 
density of the subject site if the proposed zone change was approved.  As noted in more detail above, 
the maximum allowable density of the subject site would be 29 multifamily dwelling units.  The traffic 
impact analysis did not account for this maximum allowable density, as it assumed only the 24 
dwelling units that the applicant anticipates constructing on the site.  Because the traffic impact 
analysis does not provide an analysis of the impacts of the maximum level of development of the 
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subject site if the zone change to R-4 (Multiple-Family Residential) was approved, a condition of 
approval is included to incorporate a trip cap on the future proposed multiple-family development.  
This trip cap would be based on the figures provided in the Transportation Planning Rule memo 
(dated June 22, 2018) that accompanied the traffic impact analysis report.  That memo cited the 
Institute of Traffic Engineers (ITE) Trip Generation Manual and the number of trips that would be 
generated by each individual apartment unit.  The average daily trips for an apartment unit is 7.32 
trips per apartment (ITE 220).  As the traffic impact analysis and the accompanying Transportation 
Planning Rule memo assumed the development of only 24 dwelling units on the subject site, the 
analysis assumed 176 average daily trips (24 times 7.32 trips) generated by the development of the 
subject site.  Therefore, the condition of approval will limit the development of the site to a residential 
density that generates no more than 176 average daily trips as referenced in the Transportation 
Planning Rule memo (dated June 22, 2018), unless a subsequent traffic impact analysis is submitted 
by the applicant and found to be acceptable to the City. 
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To:  Mike Bisset, PE 

 City of McMinnville 

From:  Karl Birky, PE, PTOE 

Re:  TPR Analysis for 17th @ McDaniel Apts  

 

 The intent of this letter is to address the Transportation Planning Rule (TPR) aspects of your 

application to change the zoning of tax lot 7100 of tax map 4S 4W Sec 16DB. The 1 Ac site is located 

south of 17th St, and west of Mc Daniel St. The proposed zone change will allow the site to construct 24 

apartment units. When an Oregon city considers changing the zoning of a parcel, it is required to 

determine that no "significant effect" will occur to the transportation system as a result of the zone 

change.  

 The Transportation Planning Rule (TPR) was adopted in Oregon years ago to provide direction 

and order to development of streets and roads in Oregon cities. The rule limits making changes to zoning 

and comprehensive maps that would "significantly" impact the transportation system that has developed 

and is being planned for the future in cities and in the state. For instance the rule would not allow a fast 

food restaurant in a residential neighborhood because it would generate much more traffic than is 

expected in a residential neighborhood. There are instances where a zone change is desired, needed and 

adopted by the City with a cap (or limit) on the number of expected trips the planned use(s) can generate. 

Generally, cities and traffic engineers use the ITE Trip Generation Manual to determine the trip 

generation of a variety of uses. The ITE Trip Generation Manual estimates an apartment unit (ITE 220) 

generates 7.32 trips on a typical weekday.  

 The site is in the City of McMinnville. It is zoned M-1 and the developer is requesting the zoning 

be changed to R-4. The site could be used to house a medical or dental laboratory or to manufacture a 

variety of products. This analysis will compare the potential trip generation using the existing zoning to 

the potential trip generation using the requested zoning. The study will assume that 30% of the site can be 

covered with buildings. The remainder is for parking, landscaping and other uses. A one acre site can be 

developed with a 13,068 (13 ksf) sq. ft. building. The first 3 uses in the following table are uses that could 

be developed on the site with the existing zoning. A 13,000 sq. ft small office building would generate 

210 trips/day.  

 

ITE # Use Units ADT Trip Gen Rate PM Trip Gen Rate Daily Trips 

ITE 110 Gen Light Ind 13 ksf 4.96 trips/ksf 0.63 trips/ksf 64 ADT 

ITE 710 Gen Office 13 ksf 9.74 trips/ksf 1.15 trips/ksf 127 ADT 

ITE 712 Small Office Bldg 13 ksf 16.19 trips/ksf 2.45 trips/ksf 210 ADT 

ITE 220 Apartments 24 Apts 7.32 trips/apt 0.56 trips/apt 176 ADT 

 

 The requested zoning limits uses to residential uses. If the site were developed with 24 

apartments, they are estimated to generate 176 trips/day (ADT). It is my opinion that the zone change 

may be made without a significant change in the trip generation of the proposed site and there will be no 

significant impact on the adjacent transportation system. I can be reached at 503-364-5066 if there is 

additional information you might find helpful and that I can provide. 

 

 

Karl Birky, PE, PTOE, ATEP, Inc. 
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Figure 1 - Aerial View of Site 

 

 

Traffic Impact Analysis 

McDaniel St Apartments 

McMinnville, Oregon 
 

 

Introduction: 
 

McDaniel St Apartments are in preliminary planning stages for development in McMinnville, Oregon. 

Located west of the McDaniel St south of 17th St, the project will include 

24 apartment units. The intent of this analysis is to estimate the impact 

traffic from the planned apartments will have on the transportation system 

in the City of McMinnville and to recommend improvements to the 

transportation system if appropriate. This analysis is intended to provide 

information needed to change the zoning from Light Industrial (M-1) to 

Multiple Family Residential (R-4) and for approval of the construction of 

the planned apartments.  

 

Residents of McDaniel St Apartments will use the City of 

McMinnville transportation system and add traffic to the roadways. 

This analysis will consider the traffic impacts at the intersections of:  

 

 McDaniel St at 19th St 

 McDaniel St at 18th St 

 McDaniel St at 17th St 

 McDaniel St at Lafayette Ave 

 McDaniel St Apts Access 

 

 

Summary of Findings: 
 

The development of 24 units will generate an estimated 15 trips in the AM Peak hour and 18 trips in the 

PM Peak hour. Residents will use the streets in the City of McMinnville transportation system adding 

additional traffic to the system. Traffic from the planned apartments will affect performance metrics at the 

studied intersections. All of the studied intersections will perform within accepted performance standards 

in the City of McMinnville (LOS A, B, C or D) with the expected traffic from the apartments.  

 

There is and this study will assume continued storage for 2 vehicles wanting to use two stage gap 

acceptance to turn left from McDaniel at Lafayette (EBLT). There were 2 vehicles making the left turn in 
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the AM and PM Peak hour periods. These turns are the most difficult turns to make and the City should 

continue monitoring the intersection during peak hours to assure left turns can be made safely, consider 

restriping the two stage gap acceptance refuge and/or restrict the intersection to right out only from 

McDaniel St.  

 

 

History and Existing Conditions: 
 

 The project site is tax lot 7100 of tax map 4S 4W Sec 16DB and includes 1 acre. It is anticipated 

that construction will begin in 2018. The site is currently zoned Light Industrial (M-1) to. The developer 

is requesting the zoning be changed to Multiple Family Residential (R-4) in order that 24 apartments can 

be built on the parcel. This study will assume that 24 apartments are being built. 

 Crash data was provided by ODOT for the studied intersections for the 5 year period including 

2011 through 2015. There were 3 reported injury crashes and 9 property damage crashes at the 4 studied 

intersections in the analyzed time period. There were no fatal crashes. 

 

 
Existing AM Peak Hour Summary 

 

 
Existing PM Peak Hour Summary 

Figure 2 - Existing Traffic Conditions 

 

The studied intersection are functioning at less than 28% of capacity (v/c < 0.280) and LOS C or better. 
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Crash Data provided by ODOT Crash Data Unit does not show an unusually high number of crashes at 

the studied intersections. There do not appear to be significant changes needed at the intersections for 

safety reasons. 

 

 

Intersection Fatal Crashes Injury Only Property Damage Only Total 

 McDaniel St at 19th St 0 0 3 3 

 McDaniel St at 18th St 0 1 2 3 

 McDaniel St at 17th St 0 0 0 0 

 McDaniel St at Lafayette Ave 0 2 4 6 

Total 0 3 9 12 

Figure 3 – 2011 to 2105 ODOT Crash Data 

 

 

Traffic Conditions when the McDaniel St Apts are occupied: 
 

 

This analysis will assume that 30% of the traffic from the apartments will travel to and from the north on 

McDaniel St and 70% will travel to and from the south on McDaniel St. This study will also assume that 

other traffic will grow at 1.13% each year through 2038. It assumes EBLT's use 2 stage gap acceptance at 

the McDaniel at Lafayette 

 

 
2018 AM Peak Hour Summary with McDaniel St Apts 
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2018 PM Peak Hour Summary with McDaniel St Apts 

Figure 4 – 2018 Traffic Conditions with McDaniel St Apts 

 

 

 
2038 AM Peak Hour Summary with McDaniel St Apts 

 

 
2038 PM Peak Hour Summary with McDaniel St Apts 

Figure 5 – 2038 Traffic Conditions with McDaniel St Apts 
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There will be no "significant effect" on the transportation system from changing the zoning of the parcel 

from M-1 to R-4. The transportation system will continue to function within City of McMinnville 

performance standards for the next 20 years. 

 

 

Summary: 
 

The development of the planned McDaniel St apartments will generate an estimated 15 trips in the AM 

Peak hour and 18 trips in the PM Peak hour. Residents of the apartments will use the streets in the City of 

McMinnville transportation system adding additional traffic to the system. Traffic from the apartments 

will affect performance metrics at the studied intersections.  

 

All the studied intersections can handle the expected additional traffic and continue operating with 

generally accepted performance metrics. As traffic volumes increase through the intersections, the City 

should continue to monitor the performance of the studied intersections. 

 

The transportation system will continue to function within City of McMinnville performance standards 

for the next 20 years. 

 

  

 
Figure 6 - Existing AM Peak hour Counts and Metrics 
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Figure 7 - Existing PM Peak hour Counts and Metrics 
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Figure 8 - 2018 AM Peak hour Counts and Metrics with McDaniel St Apts 
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Figure 9 - 2018 PM Peak hour Counts and Metrics with McDaniel St Apts 
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Figure 10 - 2038 AM Peak hour Counts and Metrics with McDaniel St Apts 
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Figure 11 - 2038 PM Peak hour Counts and Metrics with McDaniel St Apts 
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Two-way stopControl Type:

Intersection 5: McDaniel at Site Access

Intersection Level Of Service Report

YesYesYesCrosswalk

0.000.000.00Grade [%]

25.0025.0025.00Speed [mph]

100.00100.00100.00100.00100.00100.00Pocket Length [ft]

000000No. of Lanes in Pocket
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PLANNING DEPARTMENT, 231 NE Fifth Street, McMinnville, Oregon 97128 
www.mcminnvilleoregon.gov 

 

PUBLIC HEARING NOTICE 
PLANNING COMMISSION REVIEW OF A 

COMPREHENSIVE PLAN AMENDMENT & ZONE CHANGE REQUEST 
1601 NE McDANIEL LANE 

 

NOTICE IS HEREBY GIVEN that applications for a Comprehensive Plan Map amendment and a 
zone change have been submitted to the McMinnville Planning Department.  The purpose of this 
notice is to provide an opportunity for surrounding property owners to submit comments regarding 
these applications or to attend the public meeting of the Planning Commission where this request 
will be reviewed and a public hearing will be held.  Please contact Chuck Darnell with any 
questions at 503-434-7311, or chuck.darnell@mcminnvilleoregon.gov.  
 

DOCKET NUMBER: CPA 1-18 / ZC 1-18 (Comprehensive Plan Map Amendment &  
Zone Change) 

REQUEST:   Approval to amend the Comprehensive Plan Map designation of a 
property from Industrial to Residential, and to rezone the property 
from M-1 (Light Industrial) to R-4 (Multiple-Family Residential) to 
allow for development of residential uses that are permitted in the  
R-4 (Multiple-Family Residential) zone. 

APPLICANT:   Daniel Danicic 

SITE LOCATION(S): 1601 NE McDaniel Lane (see attached map) 

MAP & TAX LOT(S): R4416DB07100 

ZONE(S): M-1 (Light Industrial) 

MMC REQUIREMENTS: McMinnville City Code (MMC), Section 17.74.020 
 (see reverse side for specific review criteria) 

NOTICE DATE: June 27, 2018 

PUBLIC HEARING DATE: July 19, 2018 at 6:30 P.M. 

HEARING LOCATION: McMinnville Civic Hall Building 
 200 NE 2nd Street, McMinnville, OR, 97128 
 

Proceedings:  A staff report will be provided at least seven days before the public hearing.  The 

Planning Commission will conduct a public hearing, take testimony, and then make a decision to 

either recommend approval of the application to the McMinnville City Council or deny the 

application. 

Persons are hereby invited to attend the McMinnville Planning Commission hearing to observe 

the proceedings, and to register any statements in person, by attorney, or by mail to assist the 

McMinnville Planning Commission and City Council in making a decision. Should you wish to 

submit comments or testimony on this application prior to the public meeting, please call the 

Planning Department office at (503) 434-7311, forward them by mail to 231 NE 5th Street, 

McMinnville, OR 97128, or by email to chuck.darnell@mcminnvilleoregon.gov. 

http://www.mcminnvilleoregon.gov/
mailto:chuck.darnell@mcminnvilleoregon.gov
mailto:chuck.darnell@mcminnvilleoregon.gov.


The decision-making criteria, application, and records concerning this matter are available in the 
McMinnville Planning Department office at 231 NE 5th Street, McMinnville, Oregon during working 
hours and on the Planning Department’s portion of the City of McMinnville webpage at 
www.mcminnvilleoregon.gov.  

Appeal:  Failure to raise an issue in person or by letter prior to the close of the public hearing with 
sufficient specificity precludes appeal to the Land Use Board of Appeals (LUBA) on that issue. 

The failure of the applicant to raise constitutional or other issues relating to proposed conditions 
of approval with sufficient specificity to allow the Commission to respond to the issue precludes 
an action for damages in circuit court. 

The meeting site is accessible to handicapped individuals.  Assistance with communications 
(visual, hearing) must be requested 24 hours in advance by contacting the City Manager (503) 
434-7405 – 1-800-735-1232 for voice, or TDY 1-800-735-2900.  

 
REVIEW CRITERIA: 
 
MMC, Section 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 serve 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 statute), 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.   

 
 
 

http://www.mcminnvilleoregon.gov/
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