
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. 
 
*Please note that these documents are also on the City’s website, www.mcminnvilleoregon.gov.  You may also request a copy from the 
Planning Department. 

City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
www.mcminnvilleoregon.gov 

 
 

Historic Landmarks Committee 
Hybrid In-Person & ZOOM Online Meeting 

Thursday, February 20 - 3:00 PM 
Community Development Center, 231 NE Fifth Street 

 
Please note that this meeting will take place at McMinnville Civic Hall and simultaneously be conducted via  

ZOOM meeting software if you are unable or choose not to attend in person  
 

Join Zoom Meeting 
Meeting ID: 628 552 3919  

Passcode: 456456 
https://mcminnvilleoregon.zoom.us/j/6285523919?pwd=WOeoHmd104Af6YPsYf01Wqg4XoEeVM.1&

omn=88221338428 
Or join ZOOM Meeting by phone via the following number: 1-253-215-8782 

 

Committee Members Agenda Items 
 
Mary Beth Branch, 
Chair  
 
Katherine Huit, 
Vice Chair 
 
Mark Cooley 
 
Christoper Knapp 
 
Daniel Kiser 
 
City Council Liaison: 
Scott Cunningham 
 

 
1) Call to Order 

2) Citizen Comments 

3) Discussion Items  
 
• HL 6-24: Certificate of Alteration for Demolition 

o 411 & 423 SW Baker St – Handley House (Exhibit 1)  
 

• HL 1-25: Certificate of Alteration 
o 326 NE Davis St/403 NE 3rd St – Union Block (Exhibit 2) 

 
• HLC 25/26 Work Plan (Exhibit 3) 

 
4) Committee Member Comments 

5) Staff Comments 

6) Adjournment 

 

 

http://www.mcminnvilleoregon.gov/
http://www.mcminnvilleoregon.gov/
https://mcminnvilleoregon.zoom.us/j/6285523919?pwd=WOeoHmd104Af6YPsYf01Wqg4XoEeVM.1&omn=88221338428
https://mcminnvilleoregon.zoom.us/j/6285523919?pwd=WOeoHmd104Af6YPsYf01Wqg4XoEeVM.1&omn=88221338428


 
 

 
 
 P a g e  | 1 

City of McMinnville 
Community Development 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
www.mcminnvilleoregon.gov 

 

EXHIBIT 1 - STAFF REPORT 
 
DATE: February 20, 2025  
TO: Historic Landmarks Committee Members 
FROM: Matthew Deppe, Associate Planner 
SUBJECT: Handley Oaks, LLC (HL 6-24) 
 
STRATEGIC PRIORITY & GOAL:    

 
OBJECTIVE/S: Strategically plan for short and long-term growth and development that will 
create enduring value for the community 
 
 
Report in Brief:   
This is the consideration of a Certificate of Approval for Demolition of 2 historic resources to 
make the lot available for a 28-unit, affordable housing, development. 411 SW Baker Street is a 
“Significant” historic resource listed as #B508 and 423 SW Baker Street is a “Contributory” 
resource listed as #C509. The applicant has provided a narrative describing the current 
condition of the resources and provided a concept plan that would be built should the demolition 
be approved. 
 
The Historic Landmarks Committee is reviewing this application in a public meeting on February 
20, 2025. 
 
Background and Discussion:   
The subject property is located at 411 and 423 SW Baker Street.  The property is identified as Tax Lots 
R4420-DA-02100.  It is located between Adams and Baker St along Handley Street.   
 
The site has two existing structures that are both listed as historic resources on the local inventory. 
Neither structure is listed on the National Historic Registry 
 
The property to the south of the development site, across Handley Street, was redeveloped by the 
applicant, rebuilt from the ground up, after a fire destroyed it in November of 2020. Now called the Baker 
Street Lofts, it is a fully affordable apartment building built in collaboration with First Federal, Haworth 
Construction, and YCAP. 
 
Immediately to the north is the parking area for the McMinnville Medical Clinic. The building hosts three 
commercial offices and retail space. 

 

http://www.mcminnvilleoregon.gov/
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Property Site: 
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Resources Today (Rebuilt affordable apartment building visible in bottom left corner) 
 

 
 

 

Per the McMinnville Municipal Code, the four different categories for a McMinnville Historic 
Resource are: 
 

• Distinctive: Resources outstanding for architectural or historic reasons and potentially 
worthy of nomination to the National Register of Historic Places; 

 
• Significant: Resources of recognized importance to the City due to historical association 

or architectural integrity, uniqueness, or quality; 
 

• Contributory: Resources not in themselves of major significance, but which enhance the 
overall historic character of the neighborhood or City. Removal or alteration would have a 
deleterious effect on the quality of historic continuity experienced in the community; or 

 
• Environmental: This category includes all resources surveyed that were not classified as 

distinctive, significant, or contributory. The resources comprise an historic context within 
the community. 
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When the McMinnville Historic District nomination was prepared, assignment of primary and 
secondary contributing versus non-contributing was done based on the following:  The National 
Register nomination describes the categories as such: 

 
1. Primary Significant Contributing: Structures are classified as Primary Significant if they 

were built on or before 1912, or reflect the building styles, traditions, or patterns of 
structures typically constructed before this date. These buildings represent the primary 
period of construction and development in downtown McMinnville from initial settlement in 
1881 to 1912, when city improvements and use of the Oregon Electric and Southern Pacific 
Railroad service prompted new construction in the downtown area. 
 

2. Secondary Significant Contributing: Structures are classified as Secondary Significant if 
they were built in or between 1913 and 1937.   These buildings represent the secondary 
period of construction and development from the increase of city improvements and auto 
traffic. 

 
3. Historic Non-Contributing: Structures are classified as Historic Non-Contributing if they 

were built either during the primary or secondary periods of construction but have been so 
altered over time that their contributing elements (siding, windows, massing, entrances, 
and roof) have been lost or concealed. If their contributing elements were restored, these 
buildings could be reclassified as Primary of [sic] Secondary Significant. 

 
4. Compatible Non-Historic and Non-Contributing: Structures are classified as Compatible 

Non-Contributing if they were built after 1937 (When the nomination was being prepared 
in 1987, buildings constructed in 1937 were then 50 years old and met the threshold for 
National Register eligibility). but are compatible architecturally (i.e. scale, materials, use) 
with the significant structures and the historic character of the district. 

 
5. Non-Compatible Non-Contributing: Structures are classified as Non-Compatible Non- 

Contributing if they were built after 1937 and are incompatible architecturally (i.e. scale, 
materials, and use) with the significant structures and the historic character of the District. 

 
6. Vacant: Properties are classified as Vacant if there are no buildings sited on them (i.e., 

vacant lots, alleys, parking lots). 
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Proposed Project 
 
Below are concept drawings of the proposed affordable housing development. 
 
Site Plan with Existing Structures Noted: 

 
 
 
The proposed project is a three-story building, with balconies for each unit, and 14 off-street 
parking spaces. This project intends to preserve a significant number of the existing oak trees 
on site. This project has not yet gone through residential design review and will be subject to 
those requirements, as well as ODOT, and full city review as part of the building permit process. 
 
 
Public Testimony: The HLC has not received any written or oral testimony in regard to the 
demolition of the historic resources as of the drafting of this report. All testimony received 
before the meeting will be included in a supplemental report at the meeting.  
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Initial Design: 
 
Baker Street Elevation 

 

 
Handley Street Elevation 
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Additional Rendering of the Proposal 
 

 
 
 
Discussion:  
 
The Historic Landmarks Committee must consider several different regulations when 
deliberating on whether to approve, approve with conditions, or deny the application. 
 
For the Certificate of Demolition Approvals, the regulations are: 
 
 
McMinnville Comprehensive Plan Goals and Policies, specifically the following chapters: 
 

• Natural Resources (Chapter II) 
• Cultural, Historical, and Educational Resources (Chapter III) 
• Economy of McMinnville (Chapter IV) 
• Transportation (Chapter VI) 
• Citizen Involvement and Plan Amendment (Chapter X) 

 
McMinnville Municipal Code, Section 17.65.040 and 17.65.050, Historic Preservation, which 
considers the following guiding principles: 
 

17.65.050 Demolition, Moving, or New Construction. The property owner shall submit an application 
for a Certificate of Approval for the demolition or moving of a historic resource, or any resource that is listed on the 
National Register for Historic Places, or for new construction on historical sites on which no structure exists. 
Applications shall be submitted to the Planning Department for initial review for completeness as stated in Section 
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17.72.040 of the McMinnville Zoning Ordinance.  The Historic Landmarks Committee shall meet within thirty (30) 
days of the date the application was deemed complete by the Planning Department to review the request. A failure 
to review within thirty (30) days shall be considered as an approval of the application. 

A. The Historic Landmarks Committee may approve, approve with conditions, or deny the application. 
B. The Historic Landmarks Committee shall base its decision on the following criteria: 

1. The City’s historic policies set forth in the comprehensive plan and the purpose of this ordinance; 
2. The economic use of the historic resource and the reasonableness of the proposed action and 

their relationship to the historic resource preservation or renovation; 
3. The value and significance of the historic resource; 
4. The physical condition of the historic resource; 
5. Whether the historic resource constitutes a hazard to the safety of the public or its occupants; 
6. Whether the historic resource is a deterrent to an improvement program of substantial benefit to 

the City which overrides the public interest in its preservation; 
7. Whether retention of the historic resource would cause financial hardship to the owner not 

outweighed by the public interest in the resource’s preservation; and 
8. Whether retention of the historic resource would be in the best interests of a majority of the 

citizens of the City, as determined by the Historic Landmarks Committee, and, if not, whether 
the historic resource may be preserved by an alternative means such as through photography, 
item removal, written description, measured drawings, sound retention or other means of limited 
or special preservation. 

C. If the structure for which a demolition permit request has been filed has been damaged in excess of 
seventy percent (70%) of its assessed value due to fire, flood, wind, or other natural disaster, the 
Planning Director may approve the application without processing the request through the Historic 
Landmarks Committee. 

D. The Historic Landmarks Committee shall hold a public hearing to consider applications for the 
demolition or moving of any resource listed on National Register consistent with the procedures in 
Section 17.72.120 of the McMinnville Zoning Ordinance. 

E. Any approval may be conditioned by the Planning Director or the Historic Landmarks Committee to 
secure interior and/or exterior documentation of the resource prior to the proposed action. Required 
documentation shall consist of no less than twenty (20) black and white photographs with negatives 
or twenty (20) color slide photographs. The Historic Landmarks Committee may require 
documentation in another format or medium that is more suitable for the historic resource in question 
and the technology available at the time. Any approval may also be conditioned to preserve site 
landscaping such as individual plants or trees or to preserve selected architectural features such as 
doors, windows, brackets, moldings or other details. 

F. If any proposed new construction is located in the downtown core as defined by Section 17.59.020 
(A) of the McMinnville Zoning Ordinance, the new construction shall also comply with the 
requirements of Chapter 17.59 (Downtown Design Standards and Guidelines). 

 
The City’s code does not provide a basis on how to consider the different elements of the code.  
The HLC has in the past rendered a decision for approval of demolition for projects that do not 
meet each principle and standard. 
 
Reasons to deny the Certificates of Approval for Demolition: 
 

• The City’s comprehensive plan historic preservation policies. 
 

• The buildings should be preserved based on their historic integrity and significance to 
McMinnville as historic resources individually. 

 
• Preserving the historic resources is of more value to the community than affordable housing. 

 
• The potential financial hardship is outweighed by the public interest in the resources’ 

preservation.   
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Reasons to approve the Certificates of Approval for Demolition: 
 

• Affordable housing is of more value to the community than these historic resources in 
their existing condition. 

 
• The public interest in the resources’ preservation is outweighed by the financial hardship 

of restoring the historic resources. 
 

 
Suggested Conditions of Approval 
 
Staff suggests four conditions of approval. 
 

1. The Certificate of Approval for Demolition is contingent upon a replacement project that meets all 
of the city’s local regulations, state regulations, and federal regulations.  A demolition permit will 
not be issued until that has been established.  The penalty for demolition without a permit will be 
equal to the real market value of the most recent assessor’s statement for both the structure and 
the land paid to the City’s Historic Preservation Fund.  This will be assessed annually until the 
property is successfully redeveloped.  (OAR 660-023-0200(8)(a)) 
 

2. 411 and 423 SW Baker Street, McMinnville Historic Resource Inventory B508 and C509 will be 
automatically removed from the McMinnville Historic Resource Inventory when the extant 
structure on the subject property is demolished.  (OAR 660-023-0200(9)) 

 
3. Prior to demolition the applicant will allow the Yamhill County Historical Society to photo document 

the building and scavenge any historical artifact associated with the building for preservation as 
part of their collection.  (McMinnville Municipal Code 17.65.050(B)(8)) 
 

4. Prior to demolition the applicant will provide the City with an archaeological plan describing how 
the applicant will undertake demolition and excavation with a sensitivity to the potentiality of 
archaeological resources and if any archaeological resources are discovered how they will be 
documented and preserved.  (McMinnville Municipal Code 17.65.050(B)(8)) 

 
Committee Options: 
 

1) Close the public meeting and APPROVE the application, per the decision document provided 
which includes the findings of fact. 

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

 
3) Close the public meeting and DENY the application, providing findings of fact for the denial in 

the motion to deny. 
 

 
Recommendation: 

Staff is recommending approval of the application, subject to the above suggested conditions of 
approval. 
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MOTION FOR HL 6-24: 
 
BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, AND 
THE MATERIALS SUBMITTED BY THE APPLICANT, THE HISTORIC LANDMARKS COMMITTEE 
APPROVES HL 6-24, SUBJECT TO THE CONDITIONS OF APPROVAL PROVIDED IN THE 
DECISION DOCUMENT. 
 
Attachments: 
 

• HL 6-24 Decision Document 
• HL 6-24 Application 



 
Attachment: Application HL 6-24 

Community Development Department 
231 NE Fifth Street 

McMinnville, OR  97128 
(503) 434-7311 

 

www.mcminnvilleoregon.gov 
 
 

DECISION, CONDITIONS, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS OF THE MCMINNVILLE 
HISTORIC LANDMARKS COMMITTEE FOR THE APPROVAL OF A DEMOLITION OF THE HISTORIC 
LANDMARK DETAILED BELOW 
 
DOCKET: HL 6-24 (Certificate of Approval for Demolition) 
 
REQUEST: Approval of the demolition of two listed historic resources on the local McMinnville historic 

resources inventory. One is at 411 SW Baker St. It is a “B” level “Significant” resource 
(#B508).The second one is 423 SW Baker St. It is a “C” level “Contributory” resource 
(#C509). These two structures are approximately 20’ apart. 

 
LOCATION: 411 & 423 SW Baker Street; Tax Lot R4420DA02100 

 
ZONING: C-3 General Commercial 
 
APPLICANT:   Handley Oaks, LLC – Nate Ball 
 
PROPERTY 
OWNER: Handley Oaks, LLC – Nate Ball 
 
STAFF: Matthew Deppe, Associate Planner 
 
DATE DEEMED  
COMPLETE: January 30, 2025 
 
HEARINGS BODY  
& ACTION: McMinnville Historic Landmarks Committee   
  
HEARING DATE  
& LOCATION:  February 20, 2025, 3:00 PM.  In person at Community Development Center 231 NE 5th 

St and online via Zoom.  
 Zoom Online Meeting ID: 628 552 3919  
 Meeting Password: 456456 
 
PROCEDURE: An application for a Certificate of Approval for Demolition is processed in accordance with 

the procedures in Section 17.65.050 of the McMinnville Municipal Code. 
 
CRITERIA: The applicable criteria for a Certificate of Approval for Demolition are specified in Section 

17.65.050 of the McMinnville Municipal Code. In addition, the goals, policies, and 
proposals in Volume II of the Comprehensive Plan are to be applied to all land use 
decisions as criteria for approval, denial, or modification of the proposed request.  Goals 
and policies are mandated; all land use decisions must conform to the applicable goals 
and policies of Volume II.  “Proposals” specified in Volume II are not mandated, but are to 
be undertaken in relation to all applicable land use requests. 

 
APPEAL: As specified in Section 17.59.030(E) of the McMinnville Municipal Code, the Historic 

Landmarks Committee’s decision may be appealed to the Planning Commission within 

http://www.mcminnvilleoregon.gov/
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Attachment: Application HL 6-24 

fifteen (15) days of the date written notice of decision is mailed.  The City’s final decision 
is subject to a 120 day processing timeline, including resolution of any local appeal.  The 
120-day deadline is May 30, 2025. 

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

District, Police Department, Engineering Department, Building Department, Parks 
Department, City Manager, and City Attorney; McMinnville Water and Light; McMinnville 
School District No. 40; Yamhill County Public Works; Yamhill County Planning 
Department; Frontier Communications; Comcast; Northwest Natural Gas; Oregon 
Department of Transportation; and State Historic Preservation Office.  Their comments 
are provided in this document. 

 
 
 
Based on the findings and conclusionary findings, the Historic Landmarks Committee finds the applicable criteria 
are SATISFIED / NOT SATISFIED and APPROVES / APPROVES WITH CONDITIONS / DENIES the 
Certification of Approval for the demolition of the Historic Resource at 411 and 423 SE Baker St. (HL 6-25). 

 
//////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 DECISION:                  APPROVAL                   APPROVAL WITH CONDITIONS                DENIAL 
//////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
 
Historic Landmarks Committee:   Date:   _______ 
Mary Beth Branch, Chair 
 
Planning Department:   Date:   _______ 
Heather Richards, Community Development Director 
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I.  APPLICATION SUMMARY: 
 
The applicant has provided information in their application narrative and findings regarding their proposal for the 
subject sites and the request under consideration.  Staff has found the information provided to accurately reflect 
the current land use request, and excerpted portions are provided below to give context to the request, in addition 
to the City’s findings. 
 
Proposed Project 
 
Below is an excerpt from the application describing the proposed project. The applicant would like to demolish 
the two structures at 411 and 423 SE Baker Street and redevelop the property with 28 affordable housing units. 
 

 Responding to McMinnville's pressing need for more affordable housing, Handley Oaks LLC 
purchased the property at 411 SE Baker Street in August 2024 to pursue a rare opportunity to increase 
the city's affordable housing supply through urban infill. With respect for the historical nature of the 
dilapidated house currently occupying the lot, we have worked to create a concept that honors the 
original house's design while enabling the preservation of several of the mature oak trees on the 
property.  
 The proposed building's architecture references the vernacular style of the original house and is 
consistent with many other houses in the neighborhood. The facades of the new apartments facing 
Baker Street are designed to recreate the original front of the house including its porch, albeit with an 
additional story, as a way to honor the original house and will be architecturally harmonious with the 
look and feel of the neighborhood .. The project will add 28 affordable housing units to McMinnville 
while preserving the design contributions of the old house to the streetscape.  
 Additionally, the structure at the southeast corner of the lot, a C-level resource presenting safety 
hazards due to its current condition, will also be removed to make space for the new housing and its 
surrounding green space. Its removal will visually improve the neighborhood, allowing better views of 
the prominent oak tree at the edge of Baker Street and fostering a more open streetscape. 
(Application page 4) 

 
Subject Property & Request 
 
The subject property is located at 609 NE Third Street.  The property is identified as Tax Lot R4420-DA-02100.  
See Vicinity Map (Figure 1) below, which identifies the approximate location of the buildings in question. 
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Figure 1. Vicinity Map 
 

 
 
 
The existing buildings on the subject property are listed as a Significant historic resource (411 SE Baker St) and 
a Contributory historic resource (423 SE Baker St) in the McMinnville Historic Resource Inventory.  See the 
Historic Resources Survey Steet B508 (Figure 2) and C509 (Figure 3) below. 
 
  



HL 6-24 – Decision Document Page 5 
 

Attachment: Application HL 6-24 

Figure 2. B508 Resources Survey Sheet 
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Figure 3. C509 Resources Survey Sheet 
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Figure 5. Sanborn Map 

 
Sanborn Map, 1912 

 
 

Figure 6, Recent Photo of the Two Structures 
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Background 
 
The property was originally surveyed in 1980, which are the dates that the “Statement of Historical Significance 
and Property Description” were drafted and included on the Historic Resources Inventory sheet resource number 
(B508 and C509) for the subject property.  This survey work led to the inclusion of the property on the Historic 
Resources Inventory, and the Historic Resources Inventory was adopted by the McMinnville City Council on April 
14, 1987 by Ordinance 4401.  The Historic Resources Inventory has since been incorporated into the McMinnville 
Municipal Code (MMC) through its adoption and reference in MMC Section 17.65.030(A). 
 
 
Summary of Criteria & Issues 
 
The application (HL 6-24) is subject to Certificate of Approval for Demolition review criteria in Section 17.65.050 
of the Zoning Ordinance.  The goals and policies in Volume II of the Comprehensive Plan are also independent 
approval criteria for all land use decisions.  
 
Section 17.65.050 of the McMinnville Zoning Ordinance state that: 
 

17.65.050 Demolition, Moving, or New Construction. The property owner shall submit an application for a 
Certificate of Approval for the demolition or moving of a historic resource, or any resource that is listed on the National 
Register for Historic Places, or for new construction on historical sites on which no structure exists. Applications shall be 
submitted to the Planning Department for initial review for completeness as stated in Section 17.72.040 of the McMinnville 
Zoning Ordinance.  The Historic Landmarks Committee shall meet within thirty (30) days of the date the application was 
deemed complete by the Planning Department to review the request. A failure to review within thirty (30) days shall be 
considered as an approval of the application. 

A. The Historic Landmarks Committee may approve, approve with conditions, or deny the application. 
B. The Historic Landmarks Committee shall base its decision on the following criteria: 

1. The City’s historic policies set forth in the comprehensive plan and the purpose of this ordinance; 
2. The economic use of the historic resource and the reasonableness of the proposed action and their 

relationship to the historic resource preservation or renovation; 
3. The value and significance of the historic resource; 
4. The physical condition of the historic resource; 
5. Whether the historic resource constitutes a hazard to the safety of the public or its occupants; 
6. Whether the historic resource is a deterrent to an improvement program of substantial benefit to the City 

which overrides the public interest in its preservation; 
7. Whether retention of the historic resource would cause financial hardship to the owner not outweighed 

by the public interest in the resource’s preservation; and 
8. Whether retention of the historic resource would be in the best interests of a majority of the citizens of 

the City, as determined by the Historic Landmarks Committee, and, if not, whether the historic resource 
may be preserved by an alternative means such as through photography, item removal, written 
description, measured drawings, sound retention or other means of limited or special preservation. 

C. If the structure for which a demolition permit request has been filed has been damaged in excess of seventy 
percent (70%) of its assessed value due to fire, flood, wind, or other natural disaster, the Planning Director 
may approve the application without processing the request through the Historic Landmarks Committee. 

D. The Historic Landmarks Committee shall hold a public hearing to consider applications for the demolition or 
moving of any resource listed on National Register consistent with the procedures in Section 17.72.120 of 
the McMinnville Zoning Ordinance. 

E. Any approval may be conditioned by the Planning Director or the Historic Landmarks Committee to secure 
interior and/or exterior documentation of the resource prior to the proposed action. Required documentation 
shall consist of no less than twenty (20) black and white photographs with negatives or twenty (20) color slide 
photographs. The Historic Landmarks Committee may require documentation in another format or medium 
that is more suitable for the historic resource in question and the technology available at the time. Any 
approval may also be conditioned to preserve site landscaping such as individual plants or trees or to preserve 
selected architectural features such as doors, windows, brackets, mouldings or other details. 

F. If any proposed new construction is located in the downtown core as defined by Section 17.59.020 (A) of the 
McMinnville Zoning Ordinance, the new construction shall also comply with the requirements of Chapter 17.59 
(Downtown Design Standards and Guidelines). 
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The applicant has provided findings to support the request for a Certificate of Approval for Demolition.  These 
will be discussed in detail in Section VII (Conclusionary Findings) below. 
 
II.  CONDITIONS:  (If the Historic Landmarks Committee elects to approve the application, these 
conditions of approval will apply.) 
 

1. The Certificate of Approval for Demolition is contingent upon a replacement project that meets all of the 
city’s local regulations, state regulations, and federal regulations.  A demolition permit will not be issued 
until that has been established.  The penalty for demolition without a permit will be equal to the real 
market value of the most recent assessor’s statement for both the structure and the land paid to the City’s 
Historic Preservation Fund.  This will be assessed annually until the property is successfully redeveloped.  
(OAR 660-023-0200(8)(a)) 
 

2. 411 and 423 SW Baker Street, McMinnville Historic Resource Inventory B508 and C509 will be 
automatically removed from the McMinnville Historic Resource Inventory when the extant structure on 
the subject property is demolished.  (OAR 660-023-0200(9)) 

 
3. Prior to demolition the applicant will allow the Yamhill County Historical Society to photo document the 

building and scavenge any historical artifact associated with the building for preservation as part of their 
collection.  (McMinnville Municipal Code 17.65.050(B)(8)) 
 

4. Prior to demolition the applicant will provide the City with an archaeological plan describing how the 
applicant will undertake demolition and excavation with a sensitivity to the potentiality of archaeological 
resources and if any archaeological resources are discovered how they will be documented and 
preserved.  (McMinnville Municipal Code 17.65.050(B)(8)) 
 

 
III.  ATTACHMENTS: 
 
 HL 6-24 Application  

 
IV.  COMMENTS: 
 
Agency 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, Oregon Department of Transportation and Oregon State Historic Preservation Office.  As of the 
date of this decision document no comments have been received. 
 
McMinnville Engineering Department 

 
 

McMinnville Building Department 
 

 
McMinnville Water and Light 

 
Public Comments 
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Notice of this request was mailed to property owners located within 300 feet of the subject site on February 5, 
2025. As of February 13, 2025 no public comment has been received. 
 
 
V.  FINDINGS OF FACT - PROCEDURAL FINDINGS 
 
1. The applicant, Nate Ball, on behalf of Handley Oaks, LLC submitted the Certificate of Approval application 

(HL 6-24) on December 31, 2024. 
 
2. The application was deemed complete on January 30, 2025.  Based on that date, the 120-day land use 

decision time limit expires on May 30, 2025. 
 
3. Notice of the application was referred to the following public agencies for comment in accordance with 

Section 17.72.120 of the Zoning Ordinance:  McMinnville Fire District, 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, Oregon Department of Transportation and the Oregon State Historic 
Preservation Office on February 5, 2025.   

 
Comments received from agencies are addressed in the Decision Document.   

 
4. Notice of the application and the February 20, 2025, Historic Landmarks Committee public hearing was 

mailed to property owners within 300 feet of the subject property in accordance with Section 17.65.070 
of the Zoning Ordinance on February 5, 2025. 

 
5. On February 20, 2025, the Historic Landmarks Committee held a duly noticed public hearing to consider 

the request.   
 

 
VI. FINDINGS OF FACT – GENERAL FINDINGS 
 
1. Location:   411 and 423 SW Baker Street.  Tax Lot R4420-DA-2100 

 
2. Size:  The subject site is approximately 0.4 acres   

 
3. Comprehensive Plan Map Designation:  Commercial 

 
4. Zoning:   C-3, General Commercial 

  
5. Overlay Zones/Special Districts:  N/A 

 
6. Current Use:  Residential, Unoccupied 

 
7. Inventoried Significant Resources: 

a. Historic Resources:  Historic Resources Inventory – Resource Number B508 and C509. 
b. Other:  N/A 

 
8. Other Features: N/A 

  
9. Utilities: 

a. Water:  Water service is available to the subject site. 
b. Electric:  Power service is available to the subject site. 
c. Sewer:  Sanitary sewer service is available to the subject site.     
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10. Transportation:  The site is located between Adams and Baker St along SE Handley St.  Adams St. and 
Baker St. are major arterials, and Handley St is a local St. in the McMinnville Transportation System Plan.   

 
VII.  CONCLUSIONARY FINDINGS: 
 
The Conclusionary Findings are the findings regarding consistency with the applicable criteria for the application. 
The applicable criteria for a Certificate of Approval for Demolition are specified in Section 17.65.050 of the 
McMinnville Municipal Code.   
 
In addition, the goals, policies, and proposals in Volume II of the Comprehensive Plan are to be applied to all 
land use decisions as criteria for approval, denial, or modification of the proposed request.  Goals and policies 
are mandated; all land use decisions must conform to the applicable goals and policies of Volume II.  “Proposals” 
specified in Volume II are not mandated but are to be undertaken in relation to all applicable land use requests.   
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Compliance with Oregon State Land Use Goals: 
 
OAR Chapter 660, Division 23, Procedures and Requirements for Complying with Goal 5: 
 
(1) For purposes of this rule, the following definitions apply: 

(a) “Demolition” means any act that destroys, removes, or relocates, in whole or part, a significant historic 
resource such that its historic, cultural, or architectural character and significance is lost. This definition 
applies directly to local land use decisions regarding a National Register Resource. This definition applies 
directly to other local land use decisions regarding a historic resource unless the local comprehensive 
plan or land use regulations contain a different definition. 

(b) “Designation” is a decision by a local government to include a significant resource on the resource list. 
(c) “Historic context statement” is an element of a comprehensive plan that describes the important broad 

patterns of historical development in a community and its region during a specified time period. It also 
identifies historic resources that are representative of the important broad patterns of historical 
development. 

(d) “Historic preservation plan” is an element of a comprehensive plan that contains the local government’s 
goals and policies for historic resource preservation and the processes for creating and amending the 
program to achieve the goal. 

(e) “Historic resources” are those buildings, structures, objects, sites, or districts that potentially have a 
significant relationship to events or conditions of the human past. 

(f) “Locally significant historic resource” means a building, structure, object, site, or district deemed by a 
local government to be a significant resource according to the requirements of this division and criteria 
in the comprehensive plan. 

(g) “National Register Resource” means buildings, structures, objects, sites, or districts listed in the National 
Register of Historic Places pursuant to the National Historic Preservation Act of 1966 (PL 89-665; 16 
U.S.C. 470). 

(h) “Owner”: 
(A) Means the owner of fee title to the property as shown in the deed records of the county where the 

property is located; or 
(B) Means the purchaser under a land sale contract, if there is a recorded land sale contract in force for 

the property; or 
(C) Means, if the property is owned by the trustee of a revocable trust, the settlor of a revocable trust, 

except that when the trust becomes irrevocable only the trustee is the owner; and 
(D) Does not include individuals, partnerships, corporations or public agencies holding easements or less 

than fee interests (including leaseholds) of any nature; or 
(E) Means, for a locally significant historic resource with multiple owners, including a district, a simple 

majority of owners as defined in (A)-(D). 
(F) Means, for National Register Resources, the same as defined in 36 CFR 60.3(k). 

(i) “Protect” means to require local government review of applications for demolition, relocation, or major 
exterior alteration of a historic resource, or to delay approval of, or deny, permits for these actions in 
order to provide opportunities for continued preservation. 

(j) “Significant historic resource” means a locally significant historic resource or a National Register 
Resource. 

 
(2) Relationship of Historic Resource Protection to the Standard Goal 5 Process. 

(a) Local governments are not required to amend acknowledged plans or land use regulations in order to 
provide new or amended inventories, resource lists or programs regarding historic resources, except as 
specified in section (8). Local governments are encouraged to inventory and designate historic resources 
and must adopt historic preservation regulations to protect significant historic resources. 

(b) The requirements of the standard Goal 5 process in OAR 660-023-0030 (Inventory 
Process) through 660-023-0050 (Programs to Achieve Goal 5), in conjunction with the requirements of 
this rule, apply when local governments choose to amend acknowledged historic preservation plans and 
regulations. 

(c) Local governments are not required to apply the ESEE process pursuant to OAR 660-023-0040 (ESEE 
Decision Process) in order to determine a program to protect historic resources. 

https://oregon.public.law/rules/oar_660-023-0030
https://oregon.public.law/rules/oar_660-023-0030
https://oregon.public.law/rules/oar_660-023-0050
https://oregon.public.law/rules/oar_660-023-0040
https://oregon.public.law/rules/oar_660-023-0040
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APPLICANT’S RESPONSE: None. 
 
FINDING:  NOT APPLICABLE.   

 
 
(3) Comprehensive Plan Contents. Local comprehensive plans should foster and encourage the preservation, 

management, and enhancement of significant historic resources within the jurisdiction in a manner 
conforming with, but not limited by, the provisions of ORS 358.605 (Legislative findings). In developing local 
historic preservation programs, local governments should follow the recommendations in the Secretary of 
the Interior’s Standards and Guidelines for Archeology and Historic Preservation, produced by the National 
Park Service. Local governments should develop a local historic context statement and adopt a historic 
preservation plan and a historic preservation ordinance in conjunction with inventorying historic resources. 

 
(4) Inventorying Historic Resources. When a local government chooses to inventory historic resources, it must 

do so pursuant to OAR 660-023-0030 (Inventory Process), this section, and sections  
 
(5) through (7).Local governments are encouraged to provide opportunities for community-wide participation as 

part of the inventory process. Local governments are encouraged to complete the inventory in a manner that 
satisfies the requirements for such studies published by the Oregon State Historic Preservation Office and 
provide the inventory to that office in a format compatible with the Oregon Historic Sites Database. 

 
(5) Evaluating and Determining Significance. After a local government completes an inventory of historic 

resources, it should evaluate which resources on the inventory are significant pursuant to OAR 660-023-
0030 (Inventory Process)(4) and this section. 
(a) The evaluation of significance should be based on the National Register Criteria for Evaluation, historic 

context statement and historic preservation plan. Criteria may include, but are not limited to, consideration 
of whether the resource has: 
(A) Significant association with events that have made a significant contribution to the broad patterns of 

local, regional, state, or national history; 
(B) Significant association with the lives of persons significant to local, regional, state, or national history; 
(C) Distinctive characteristics of a type, period, or method of construction, or represents the work of a 

master, or possesses high artistic values, or represents a significant and distinguishable entity whose 
components may lack individual distinction; 

(D) A high likelihood that, if preserved, would yield information important in prehistory or history; or 
(E) Relevance within the local historic context and priorities described in the historic preservation plan. 

(b) Local governments may delegate the determination of locally significant historic resources to a local 
planning commission or historic resources commission. 

 
(6) Designating Locally Significant Historic Resources. After inventorying and evaluating the significance of 

historic resources, if a local government chooses to protect a historic resource, it must adopt or amend a 
resource list (i.e., “designate” such resources) pursuant to OAR 660-023-0030 (Inventory Process)(5) and 
this section. 
(a) The resource list must be adopted or amended as a land use decision. 
(b) Local governments must allow owners of inventoried historic resources to refuse historic resource 

designation at any time during the designation process in subsection (a) and must not include a site on 
a resource list if the owner of the property objects to its designation on the public record. A local 
government is not required to remove a historic resource from an inventory because an owner refuses to 
consent to designation. 

 
(7) Historic Resource Protection Ordinances. Local governments must adopt land use regulations to protect 

locally significant historic resources designated under section (6). This section replaces OAR 660-023-0050 
(Programs to Achieve Goal 5). Historic protection ordinances should be consistent with standards and 
guidelines recommended in the Standards and Guidelines for Archeology and Historic Preservation 
published by the U.S. Secretary of the Interior, produced by the National Park Service. 

https://oregon.public.law/statutes/ors_358.605
https://oregon.public.law/rules/oar_660-023-0030
https://oregon.public.law/rules/oar_660-023-0030
https://oregon.public.law/rules/oar_660-023-0030
https://oregon.public.law/rules/oar_660-023-0030
https://oregon.public.law/rules/oar_660-023-0050
https://oregon.public.law/rules/oar_660-023-0050
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APPLICANT’S RESPONSE: None. 
 
FINDING:  SATISFIED.  The City of McMinnville has an acknowledged Historic Preservation program, 
including an adopted Historic Preservation Plan as a supplemental document to the McMinnville 
Comprehensive Plan, Comprehensive Plan policies, an adopted Historic Resources Inventory that is 
actively maintained, historic resource protection ordinances, and an appointed Historic Landmarks 
Committee that administers and manages the historic preservation program, and makes quasi-judicial 
decisions on historic landmarks land-use decisions.   

 
 

(8) National Register Resources are significant historic resources. For these resources, local governments are 
not required to follow the process described in OAR 660-023-0030 (Inventory Process) through 660-023-
0050 (Programs to Achieve Goal 5) or sections (4) through (6). Instead, a local government: 
(a) Must protect National Register Resources, regardless of whether the resources are designated in the 

local plan or land use regulations, by review of demolition or relocation that includes, at minimum, a public 
hearing process that results in approval, approval with conditions, or denial and considers the following 
factors: condition, historic integrity, age, historic significance, value to the community, economic 
consequences, design or construction rarity, and consistency with and consideration of other policy 
objectives in the acknowledged comprehensive plan. Local jurisdictions may exclude accessory 
structures and non-contributing resources within a National Register nomination; 

 
APPLICANT’S RESPONSE: None 
 

 FINDING:  NOT APPLICABLE. This resource is not on the National Registry 
 
(9) Removal of a historic resource from a resource list by a local government is a land use decision and is subject 

to this section. 
(a) A local government must remove a property from the resource list if the designation was imposed on the 

property by the local government and the owner at the time of designation: 
(A) Has retained ownership since the time of the designation, and 
(B) Can demonstrate that the owner objected to the designation on the public record, or 
(C) Was not provided an opportunity to object to the designation, and 
(D) Requests that the local government remove the property from the resource list. 

(b) Except as provided in subsection (a), a local government may only remove a resource from the resource 
list if the circumstances in paragraphs (A), (B), or (C) exist. 
(A) The resource has lost the qualities for which it was originally recognized; 
(B) Additional information shows that the resource no longer satisfies the criteria for recognition as a 

historic resource or did not satisfy the criteria for recognition as a historic resource at time of listing; 
(C) The local building official declares that the resource poses a clear and immediate hazard to public 

safety and must be demolished to abate the unsafe condition. 
 

APPLICANT’S RESPONSE: None. 
 

FINDING: NOT APPLICABLE. This application is not for removal of a historic resource from 
a resource list. 

 
(10) A local government shall not issue a permit for demolition or modification of a locally significant historic 

resource during the 120-day period following: 
(a) The date of the property owner’s refusal to consent to the historic resource designation, or 
(b) The date of an application to demolish or modify the resource if the local government has not designated 

the locally significant resource under section (6). 
 
APPLICANT’S RESPONSE: None. 
 

https://oregon.public.law/rules/oar_660-023-0030
https://oregon.public.law/rules/oar_660-023-0050
https://oregon.public.law/rules/oar_660-023-0050
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FINDING:  NOT APPLICABLE.  These resources have already been designated a McMinnville Historic 
Resource.   

 
 
Comprehensive Plan Volume II: 
 
The following Goals, Policies, and Proposals from Volume II of the Comprehensive Plan provide criteria 
applicable to this request: 
 
The implementation of most goals, policies, and proposals as they apply to this application are accomplished 
through the provisions, procedures, and standards in the city codes and master plans, which are sufficient to 
adequately address applicable goals, polices, and proposals as they apply to this application.   
 
The following additional findings are made relating to specific Goals and Policies:   
 
 
GOAL III 2: TO PRESERVE AND PROTECT SITES, STRUCTURES, AREAS, AND OBJECTS OF 

HISTORICAL, CULTURAL, ARCHITECTURAL, OR ARCHAEOLOGICAL SIGNIFICANCE TO 
THE CITY OF McMINNVILLE. 

 
APPLICANT RESPONSE:  The project aligns closely with McMinnville's Comprehensive Plan, specifically 
Goal Ill 2, which emphasizes preserving and protecting sites of historical significance while balancing 
community needs. The proposed 28-unit affordable housing project incorporates the architectural 
aesthetics of the existing historic resource, aligning with Policy 17.06, which promotes preservation 
integrated with urban development.  
By reflecting the design and character of the original house, the Handley Oaks Apartments respect the 
historical and architectural presence of the structure while addressing critical housing needs. Additionally, 
our prioritization to retain as many large oak trees as possible supports Goal II 1, which seeks to preserve 
the quality of air, water, and land resources within the planning area. 
 
FINDING:  NOT SATISFIED.  The focus of this comprehensive plan goal is to preserve and protect 
structures that have special historical or architectural significance.  A demolition clearly does not meet 
that intent. 

 
16.00 The City of McMinnville shall support special assessment programs as well as federal grants-in-aid 

programs and other similar legislation in an effort to preserve structures, sites, objects, or areas of 
significance to the City. 

 
FINDING:  SATISFIED.  The City is supportive of all of these programs to aid historic preservation.  

 
17.00 The City of McMinnville shall enact interim measures for protection of historic sites and structures.  

Those measures are identified in the McMinnville Comprehensive Plan, Volume I, Chapter III.  
 

FINDING:  SATISFIED.  Chapter III of Volume 1 of the McMinnville Comprehensive Plan states the 
following:   
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The City of McMinnville has implemented most of the programs outlined above. 
 

 
GOAL IV 3: TO ENSURE COMMERCIAL DEVELOPMENT THAT MAXIMIZES EFFICIENCY OF LAND USE 

THROUGH UTILIZATION OF EXISTING COMMERCIALLY DESIGNATED LANDS, THROUGH 
APPROPRIATELY LOCATING FUTURE NEIGHBORHOOD-SERVING AND OTHER 
COMMERCIAL LANDS, AND DISCOURAGING STRIP DEVELOPMENT. 

 
22.00 The maximum and most efficient use of existing commercially designated lands will be encouraged 

as will the revitalization and reuse of existing commercial properties. 

 
APPLICANT RESPONSE:  None 

 
FINDING:  SATISFIED.  The proposed project maximizes the existing commercially designated lands by 
building a higher density development program on the site, which will also serve to help meet the 
affordable housing needs of the community.   
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25.00 Commercial uses will be located in areas where conflicts with adjacent land uses can be minimized 
and where city services commensurate with the scale of development are or can be made available 
prior to development. 

 
FINDING:  SATISFIED.  Higher density commercial development near the city center utilizes existing 
infrastructure efficiencies. 

 
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. 
 
127.00 The City of McMinnville shall encourage the provision of off-street parking where possible, to better utilize 

existing and future roadways and rights-of-way as transportation routes. 
 

FINDING:  SATISFIED.  The development plan project is proposing off-street parking and will be held to 
meet the off-street parking requirements. 

 
 
GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE DECISION 

MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 
 
GOAL X 2:  TO MAKE EVERY EFFORT TO ENGAGE AND INCLUDE A BROAD CROSS SECTION OF THE 

COMMUNITY BY MAINTAINING AN ACTIVE AND OPEN CITIZEN INVOLVEMENT PROGRAM 
THAT IS ACCESSIBLE TO ALL MEMBERS OF THE COMMUNITY AND ENGAGES THE 
COMMUNITY DURING DEVELOPMENT AND IMPLEMENTATION OF LAND USE POLICIES AND 
CODES. 

 
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. 

 
APPLICANT’S RESPONSE:  None. 
 
FINDING:  SATISFIED.  The process for a Certificate of Approval for Demolition provides an opportunity 
for citizen involvement throughout the process through the public notice and the public hearing process.  
Throughout the process, there are opportunities for the public to review and obtain copies of the 
application materials and the completed staff report prior to the advertised public meeting(s).  All 
members of the public have access to provide testimony and ask questions during the public review and 
meeting process. 

 
McMinnville Municipal Code 
 
The following Sections of the McMinnville Municipal Code (MMC) provide criteria applicable to the request: 
 
Chapter 17.03.  General Provisions 
 
17.03.020 Purpose.  The purpose of this ordinance is to encourage appropriate and orderly physical 
development in the City through standards designed to protect residential, commercial, industrial, and civic areas 
from the intrusions of incompatible uses; to provide opportunities for establishments to concentrate for efficient 
operation in mutually beneficial relationship to each other and to shared services; to provide adequate open 
space, desired levels of population densities, workable relationships between land uses and the transportation 
system, and adequate community facilities; to provide assurance of opportunities for effective utilization of the 
land resource; and to promote in other ways public health, safety, convenience, and general welfare. 
 

APPLICANT’S RESPONSE: None. 
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FINDING:  SATISFIED.  The purpose of the Zoning Ordinance is met by the proposal as described in 
the Conclusionary Findings contained in this Decision Document. 

 
 
17.65.010 Purpose.  Districts, buildings, objects, structures, and sites in the City having special historical, 
architectural, or cultural significance should be preserved as a part of the City’s heritage. To this end, regulatory 
controls and administrative procedures are necessary for the following reasons: 
 

A. Stabilize and improve property values through restoration efforts; 
 

APPLICANT RESPONSE: None 
 
FINDING: NOT SATISFIED.  This application is for a demolition permit and not a restoration project. 
 
 
B. Promote the education of local citizens on the benefits associated with an active historic 

preservation program; 
 

APPLICANT RESPONSE:  None 
 
FINDING: NOT SATISFIED.  

 
 

C. Foster civic pride in the beauty and noble accomplishments of the past; 
 

APPLICANT RESPONSE:  The proposed 28-unit affordable housing project incorporates the 
architectural aesthetics of the existing historic resource, aligning with Policy 17.06, which promotes 
preservation integrated with urban development. By reflecting the design and character of the original 
house, the Handley Oaks Apartments respect the historical and architectural presence of the structure 
while addressing critical housing needs. 
 
FINDING: SATISFIED.  Mirroring the historic design and installing a plaque commemorating the historic 
resource recognizes the historic context of the site. 

 
 

D. Protect and enhance the City’s attractions for tourists and visitors; and 
 

APPLICANT RESPONSE:  None 
 
FINDING: NOT SATISFIED. This application is seeking redevelop a site, to help meet the affordable 
housing needs of McMinnville, not to protect these resources. 

 
 
17.65.040 Certificate of Approval Process. A property owner shall obtain a Certificate of Approval from 
the Historic Landmarks Committee, subject to the procedures listed in Section 17.65.050 and Section 
17.65.060 of this chapter, prior to any of the following activities: 

A. The alteration, demolition, or moving of any historic landmark, or any resource that is listed on the 
National Register for Historic Places; 
1. Accessory structures and non-contributing resources within a National Register for Historic 

Places nomination are excluded from the Certificate of Approval process. 
B. New construction on historical sites on which no structure exists;  
C. The demolition or moving of any historic resource. 

 
APPLICANT RESPONSE:  None 
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FINDING:  SATISFIED.  The proposal includes the demolition of two local historic resources.  Per 
17.65.040(A), section 17.65.050 of the McMinnville Municipal Code applies.  The applicant has applied 
for a Certificate of Demolition.   

 
 
17.65.050 Demolition, Moving, or New Construction. The property owner shall submit an application for a 
Certificate of Approval for the demolition or moving of a historic resource, or any resource that is listed on the 
National Register for Historic Places, or for new construction on historical sites on which no structure exists. 
Applications shall be submitted to the Planning Department for initial review for completeness as stated in 
Section 17.72.040 of the McMinnville Zoning Ordinance. The Historic Landmarks Committee shall meet within 
thirty (30) days of the date the application was deemed complete by the Planning Department to review the 
request. A failure to review within thirty (30) days shall be considered as an approval of the application. 
 

APPLICANT’S RESPONSE: None. 
 

FINDING:  SATISFIED.  The applicant filed an application and request to demolish 411 and 423 NW 
Baker Street that is designated as a Significant and as a Contributory resource on the Historic Resources 
Inventory.  The application was reviewed by the Historic Landmarks Committee within 30 days of the 
application being deemed complete. 

 
17.65.050 Demolition, Moving, or New Construction. 
 

A. The Historic Landmarks Committee may approve, approve with conditions, or deny the application. 
 
APPLICANT’S RESPONSE: None. 
 
FINDING:  SATISFIED.  The Historic Landmarks Committee will issue a decision that approves, 
approves with conditions or denies the application. 

 
 

B. The Historic Landmarks Committee shall base its decision on the following criteria:  
 
17.65.050(B)(1).The City’s historic policies set forth in the comprehensive plan and the purpose of this 
ordinance;  
 

APPLICANT’S RESPONSE: None 
 
FINDING:  NOT SATISFIED.  Most of the City’s historic policies in the comprehensive plan focus on the 
establishment of the Historic Landmarks Committee, public awareness of historic preservation, and other 
activities for the City to pursue to increase documentation of historic resources.  However, the goal most 
specifically related to historic preservation is as follows: 
 
Goal III 2: To preserve and protect sites, structures, areas, and objects of historical, cultural, architectural, 
or archaeological significance to the City of McMinnville. 
 
Per the analysis above, this application achieves some of the purpose statements but not all due to the 
fact that it is a demolition project and not a preservation/rehabilitation/restoration project.   
 
The focus of the comprehensive plan goal and the purpose of the Historic Preservation chapter are to 
preserve structures that have special historical or architectural significance through restoration efforts.  A 
demolition clearly does not meet that intent. 
 

17.65.050(B)(2).  The economic use of the historic resource and the reasonableness of the proposed action 
and their relationship to the historic resource preservation or renovation;  
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APPLICANT’S RESPONSE: The existing house is uninhabitable and poses multiple safety risks. Photo 
documentation from the 1983 Historic Resources Survey compared with the current state of the house reveals 
no substantial maintenance over the past four decades. The structure's roof, largely covered in moss and 
ferns, is collapsing in places and rotting through in other places, allowing significant water intrusion. Electrical 
and plumbing systems are far from current codes, and many components are nonfunctional.  
The new project proposes 28 affordable apartments designed to reference the architectural features of the 
original house and consistency with McMinnville's turn-of-thecentury vernacular architecture. Given 
McMinnville's dual goals of historic preservation and adequate housing provision, the proposed project strikes 
a balance that supports both. The development team, which successfully rebuilt the Baker Street Lofts as a 
fully affordable apartment building in collaboration with First Federal, Haworth Construction, and YCAP, brings 
committed expertise to this project. 
 
Despite the availability of the grant programs listed in the Historic Preservation Plan, the amounts of 
those for which the property appears eligible (generally no more than $20,000) do not sufficiently offset 
the estimated rehabilitation costs to justify the restoration approach. In contrast, the proposed project 
offers a reasonable alternative by creating 28 affordable housing units whose designs preserve the 
architectural essence of the old house. 
 
CITY RESPONSE: The property is in poor condition as does not seem to have had any maintenance 
done since before the oldest available street view photos. 

 
17.65.050(B)(3).  The value and significance of the historic resource;  
 

APPLICANT’S RESPONSE: The Handley House, classified as a "B" resource, has limited architectural 
and historical significance. Its vernacular design, while representative of its era, lacks the distinctiveness 
seen in McMinnville's more notable historic properties. The house's most defining features-its hipped porch, 
gabled roof, and one-over-one windows with shelf corniceswill be carefully replicated in the new design, 
keeping architectural and visual continuity in the neighborhood while removing the eyesore the original 
house has become. 
 
FINDING: 
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17.65.050(B)(4).  The physical condition of the historic resource;  
 

APPLICANT’S RESPONSE: The physical condition of the house is severely compromised. Since its 
1980 survey listing, the house has received no significant investment in repairs or maintenance. The roof 
is collapsing in several areas, allowing water intrusion that has caused mold growth. Electrical and 
plumbing infrastructure is outdated and unsafe, and structural integrity is compromised by rot and decay. 
The secondary structure at the southeast corner of the lot is equally unsafe, with a leaning frame and a 
precariously balanced chimney.  
Given these conditions, using available resources to build new affordable housing that reflects the original 
design offers greater community benefits than attempting to rehabilitate the house in its current state. 
 
FINDING:  The physical condition of the building is not a stand-alone reason to allow demolition of the 
property but however it is part of a collective consideration.   
 
 

17.65.050(B)(5).  Whether the historic resource constitutes a hazard to the safety of the public or its 
occupants;  
 

APPLICANT’S RESPONSE: Both structures pose hazards to public safety. The main house's lack of a 
modern foundation, pervasive rot, and collapsing roof make it structurally unsound. The secondary 
building's collapsing rear porch and leaning frame add concern to the precariously balanced chimney 
which appears ready to fall onto Handley Street. These conditions alone could reasonably necessitate 
demolition to eliminate the risk to the public, especially for the secondary building (C337 C509). 
 
FINDING: Staff have not independently verified the structural soundness of the structure.   
 
 

17.65.050(B)(6).  Whether the historic resource is a deterrent to an improvement program of substantial benefit 
to the City which overrides the public interest in its preservation;  
 

APPLICANT’S RESPONSE: The current state of the historic resource presents challenges to urban infill 
and development. As outlined in the city's Goal V, McMinnville prioritizes increasing housing density 
through infill. Renovating the structure would provide housing for only one family, failing to address 
broader housing needs. In contrast, the proposed development would add 28 affordable apartments and 
align with Urban Growth Boundary objectives, bringing an uncommon amount of multidimensional 
alignment to a City improvement opportunity. 
 
FINDING:  The preservation of the buildings would be a deterrent to advancing needed housing, and 
increased density, in McMinnville. 

 
17.65.050(B)(7).  Whether retention of the historic resource would cause financial hardship to the owner not 
outweighed by the public interest in the resource’s preservation; and  
 

APPLICANT’S RESPONSE:  Regarding financial hardship, Handley Oaks LLC purchased the site in 
2024 with the goal to build more affordable housing despite the known risks associated with the property's 
historic status and condition. Retaining the historic site would necessitate a costly and aesthetically 
minimal rehabilitation approach to be able to break even financially. This would preclude the creative use 
of the site to achieve the city's housing goals, leaving an opportunity to expand the City's affordable 
housing supply unrealized. 

 
FINDING. SATISFIED:  Based on the photo evidence provided and current construction costs, the City 
concurs with the applicant. 
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17.65.050(B)(8).  Whether retention of the historic resource would be in the best interests of a majority of the 
citizens of the City, as determined by the Historic Landmarks Committee, and, if not, whether the historic 
resource may be preserved by an alternative means such as through photography, item removal, written 
description, measured drawings, sound retention or other means of limited or special preservation.  
 

APPLICANT’S RESPONSE: The current state of the historic resource presents challenges to urban infill 
and development. As outlined in the city's Goal V, McMinnville prioritizes increasing housing density 
through infill. Renovating the structure would provide housing for only one family, failing to address 
broader housing needs. In contrast, the proposed development would add 28 affordable apartments and 
align with Urban Growth Boundary objectives, bringing an uncommon amount of multidimensional 
alignment to a City improvement opportunity. 
 
FINDING.  SATISFIED WITH CONDITIONS OF APPROVAL #3 and #4:  The City concurs with the 
applicant’s findings. 

 
CONDITION OF APPROVAL #3:  Prior to demolition the applicant will allow the Yamhill County Historical 
Society to photo document the building and scavenge any historical artifact associated with the building 
for preservation as part of their collection.   

 
CONDITION OF APPROVAL #4:  Prior to demolition the applicant will provide the City with an 
archaeological plan describing how the applicant will undertake demolition and excavation with a 
sensitivity to the potentiality of archaeological resources and if any archaeological resources are 
discovered how they will be documented and preserved.  (Comprehensive Plan Goal III 2 – Historic 
Preservation) 
 

 
17.65.070 Public Notice.   

A. After the adoption of the initial inventory, all new additions, deletions, or changes to the inventory shall 
comply with subsection (c) of this section. 

B. Any Historic Landmark Committee review of a Certificate of Approval application for a historic resource 
or landmark shall comply with subsection (c) of this section. 

C. Prior to the meeting, owners of property located within 300 feet of the historic resource under 
consideration shall be notified of the time and place of the Historic Landmarks Committee meeting and 
the purpose of the meeting. If reasonable effort has been made to notify an owner, failure of the owner 
to receive notice shall not impair the validity of the proceedings 

 
APPLICANT’S RESPONSE: None. 
  
FINDING:  SATISFIED.  Notice of the Historic Landmarks Committee’s consideration of the Certificate 
of Approval application was mailed to property owners located within 300 feet of the historic resource.  A 
copy of the written notice provided to property owners is on file with the Planning Department. 

 

17.72.020 Application Submittal Requirements.  
Applications shall be filed on forms provided by the Planning Department and shall be accompanied by the 
following; 

A. A scalable site plan of the property for which action is requested. The site plan shall show existing 
and proposed features, such as access, lot and street lines with dimensions in feet, distances from 
property lines, existing and proposed buildings and significant features (slope, vegetation, adjacent 
development, drainage etc.) 

B. An explanation of intent, nature and proposed use of the development, and any pertinent 
background information.  

C. Property description and assessor map parcel numbers(s).  
D. A legal description of the property when necessary. 
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E. Signed statement indicating that the property affected by the application is in the exclusive 
ownership or control of the applicant, or that the applicant has the consent of all partners in 
ownership of the affected property.  

F. Materials required by other sections of the McMinnville Zoning Ordinance specific to the land use 
application. 

G. Other materials deemed necessary by the Planning Director to illustrate compliance with applicable 
review criteria, or to explain the details of the requested land use action.  

 
APPLICANT’S RESPONSE: This submittal includes the required materials. 
  
FINDING:  SATISFIED.   

 
MD 
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EXHIBIT 2 - STAFF REPORT 
 
DATE: February 20, 2025  
TO: Historic Landmark Committee Members 
FROM: Matthew Deppe, Associate Planner 
SUBJECT: HL 1-25 (Certificate of Approval for Alteration) – DDR 1-25 
 326 NE Davis Street (Union Block Building – 403 NE 3rd Street) 
 
STRATEGIC PRIORITY & GOAL:  

 
OBJECTIVE/S: Define the unique character through a community process that 
articulates our core principles 
 
 
Report in Brief:   
 
This is a quasi-judicial review of a “Certificate of Approval for Alteration” land use application for 
alterations to the existing historic landmark and building located at 326 NE Davis Street (Tax Lot 
R4420-CD-03020.  Alterations to existing historic landmarks that are designated on the Historic 
Resources Inventory need to be reviewed and receive approval for how their design complies with 
McMinnville’s historic preservation standards and the Downtown Design Guidelines.  Per the 
McMinnville Municipal Code, the McMinnville Historic Landmarks Committee serves as the decision-
making body for the Certificate of Alteration review.  The applicant, McKenzie Rosenberry, on behalf of 
Grounded Hospitality & C&G Real Estate, is requesting the Certificate of Approval for Alteration 
approval.  The Certificate of Approval for Alteration request is subject to the review process described 
in Section 17.65.060 and Section 17.59.070 of the McMinnville Municipal Code (MMC).  The Historic 
Landmarks Committee will make a final decision on the application, subject to appeal as described in 
Section 17.65.080 of the MMC.  
 
Background:   
 
The subject property is located at 326 NE Davis Street (Union Block Building, 403 NE 3rd St.).  The 
property is identified as Tax Lot R4420-CD-03020 See Vicinity Map (Figure 1) below. 
 
 
 

http://www.mcminnvilleoregon.gov/
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Exhibit 1. Vicinity Map (Property Lines Approximate) 

 
 
 
The applicant is requesting approval of the design to replace the front doors, add awnings over the front 
windows, and add exterior lighting. The applicant is requesting Certificate of Approval for these 
alterations on the subject property. 
 
The applicant provided mockups of their proposal provided below. 
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Exhibit 2. Front door replacement 
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Exhibit 3. Addition of Front Window Awnings 
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Exhibit 4. Addition of Exterior Lighting – Proposed compared to other approved DDR lighting 
 

 
 

 
 

Discussion:  
 
Decisions and/or recommendations for approval of the land use application is dependent upon whether 
or not the application meets state regulations, the McMinnville Comprehensive Plan and the 
McMinnville Municipal Code.  The application can either meet these criteria as proposed, or a condition 
of approval can be provided that either outlines what needs to occur to meet the criteria or when 
something needs to occur to meet the criteria. 
 
The specific review criteria for a Certificate of Approval for Alteration in Section 17.65.060(B) of the 
MMC require the Historic Landmarks Committee to base each decision on the following criteria: 
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17.65.060(B) Exterior Alteration or Remodeling 

1. The City’s historic policies set forth in the comprehensive plan and the purpose of this 
ordinance;  

2. The following standards and guidelines:  
a. A property will be used as it was historically, or be given a new use that maximizes the 

retention of distinctive materials, features, spaces, and spatial relationships. Where a 
treatment and use have not been identified, a property will be protected and, if 
necessary, stabilized until additional work may be undertaken.  

b. The historic character of a property will be retained and preserved. The replacement of 
intact or repairable historic materials or alteration of features, spaces, and spatial 
relationships that characterize a property will be avoided.  

c. Each property will be recognized as a physical record of its time, place, and use. Work 
needed to stabilize, consolidate, and conserve existing historic materials and features 
will be physically and visually compatible, identifiable upon close inspection, and 
properly documented for future research.  

d. Changes to a property that have acquired historic significance in their own right will be 
retained and preserved.  

e. Distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property will be preserved.  

f. The existing condition of historic features will be evaluated to determine the appropriate 
level of intervention needed. Where the severity of deterioration requires repair or limited 
replacement of a distinctive feature, the new material will match the old in composition, 
design, color, and texture.  

g. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest 
means possible. Treatments that cause damage to historic materials will not be used.  

h. Archeological resources will be protected and preserved in place. If such resources must 
be disturbed, mitigation measures will be undertaken.  

i. The Guidelines for Historic Preservation as published by the United States Secretary of 
the Interior.  

3. The economic use of the historic resource and the reasonableness of the proposed alteration 
and their relationship to the public interest in the historic resource’s preservation or renovation;  

4. The value and significance of the historic resource; and  
5. The physical condition of the historical resource. 

 
17.59.070 Awnings (Downtown Design Standards). 

A. Awnings or similar pedestrian shelters shall be proportionate to the building and shall 
not obscure the building’s architectural details. If transom windows exist, awning 
placement shall be above or over the transom windows where feasible. 

B. Awnings shall be placed between pilasters. 
C. Where feasible, awnings shall be placed at the same height as those on adjacent 

buildings in order to maintain a consistent horizontal rhythm along the street front. 
D. Awnings should be constructed of soft canvas, fabric, or matte finished vinyl. The use 

of wood, metal or plastic awnings is prohibited. 
E. Awnings may be indirectly illuminated; internal illumination of awnings is prohibited. 
F. Awning colors shall be of a low reflective, subtle, neutral or earth tone color. The use 

of high intensity colors such as black, neon, metallic or florescent colors for the 
awning are prohibited. (Ord. 4797 §1, 2003). 
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Suggested Conditions of Approval 
 
Staff suggests four conditions of approval. When working with historic buildings it is common to have to 
adjust the project plan in minor ways to account for unexpected existing conditions. These conditions 
are meant to allow for those minor adjustments. 
 

1. That support penetrations for the awnings will be kept to a minimum as deemed necessary for 
safety. 
 

2. The electrical penetrations be kept to a minimum and obscured behind fixtures when possible. 
 

3. Any applicable agency comments related to the future building permit submittal process be 
satisfied to ensure that they are consistent with the plans submitted for review. 

 
Committee Options: 
 

1) Close the public meeting and APPROVE the application, per the decision document provided 
which includes the findings of fact. 

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

 
3) Close the public meeting and DENY the application, providing findings of fact for the denial in 

the motion to deny. 
 

 
Recommendation: 

 
Staff is recommending approval of the application, subject to the above suggested conditions of 
approval. 
 
 
MOTION FOR HL 1-25: 
 
BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, AND 
THE MATERIALS SUBMITTED BY THE APPLICANT, THE HISTORIC LANDMARKS COMMITTEE 
APPROVES HL 1-25, SUBJECT TO THE CONDITIONS OF APPROVAL PROVIDED IN THE 
DECISION DOCUMENT. 
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www.mcminnvilleoregon.gov 
 
DECISION, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS OF THE MCMINNVILLE 
HISTORIC LANDMARKS COMMITTEE FOR THE APPROVAL OF ALTERATIONS TO A HISTORIC 
LANDMARK 
 
DOCKET: HL 1-25 (Certificate of Approval for Alteration) – DDR 1-25 
 
REQUEST: Approval of alterations to an existing historic landmark and building that is listed 

on the McMinnville Historic Resources Inventory as a “Distinctive” historic 
resource (resource number A475) and part of the National Historic Registry listed 
as a “Primary Significant” resource.  The proposed alterations are the addition of 
exterior lighting, the addition of 3 awnings, and replacement of the double front 
doors of building facing Davis St (west elevation). 

 
LOCATION: 326 NE Davis Street – (Union Block Building 403 NE 3rd St)  
  Tax Lot: R4420-CD-03020 

 
ZONING: C-3 (General Commercial) 
 
APPLICANT:   McKenzie Rosenberry, on behalf of Grounded Hospitality & C&G Real Estate 
 
STAFF: Matthew Deppe, Associate Planner 
 
DATE DEEMED  
COMPLETE: February 7, 2025 
 
HEARINGS BODY  
& ACTION: McMinnville Historic Landmarks Committee   
  
HEARING DATE  
& LOCATION:  February 20, 2025, Community Development Center - 231 NE 5th St. 
 
PROCEDURE: An application for a Certificate of Approval for Alteration is processed in 

accordance with the procedures in Section 17.65.060 of the McMinnville 
Municipal Code. 

 
CRITERIA: The applicable criteria for a Certificate of Approval for Alteration are specified in 

Section 17.65.060(B) of the McMinnville Municipal Code.  In addition, the goals, 
policies, and proposals in Volume II of the Comprehensive Plan are to be applied 
to all land use decisions as criteria for approval, denial, or modification of the 
proposed request.  Goals and policies are mandated; all land use decisions must 
conform to the applicable goals and policies of Volume II.  “Proposals” specified 
in Volume II are not mandated, but are to be undertaken in relation to all 
applicable land use requests. 

 
APPEAL: As specified in Section 17.65.080 of the McMinnville Municipal Code, the Historic 

Landmarks Committee’s decision may be appealed to the Planning Commission 
within fifteen (15) days of the date written notice of decision is mailed.  The City’s 

http://www.mcminnvilleoregon.gov/
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final decision is subject to a 120 day processing timeline, including resolution of 
any local appeal. That deadline is June 7, 2025. 

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

McMinnville Fire District, Police Department, Engineering Department, Building 
Department, Parks Department, City Manager, and City Attorney; McMinnville 
Water and Light; McMinnville School District No. 40; Yamhill County Public 
Works; Yamhill County Planning Department; Frontier Communications; 
Comcast; Northwest Natural Gas; and Oregon Department of Transportation.  
Their comments are provided in this document. 

 
RECOMMENDATION 
 
Based on the findings and conclusionary findings, the Historic Landmarks Committee finds the 
applicable criteria are satisfied with conditions and APPROVES the Certificate of Approval for New 
Construction (HL 1-25), subject to conditions. 

 
////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 RECOMMENDATION: APPROVAL WITH CONDITIONS 
////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
 
Historic Landmarks Committee:   Date:    
Mary Beth Branch, Chair 
 
  
Planning Department:   Date:    
Heather Richards, Planning Director 
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I.  APPLICATION SUMMARY: 
 
The applicant has provided information in their application regarding the history of the subject site and 
the request under consideration.  Staff has found the information provided to accurately reflect the 
current land use requests and the relevant background, and excerpted portions are provided below to 
give context to the request, in addition to staff’s comments. 
 
Subject Property & Request 
 
The subject property is located at 326 NE Davis Street (Union Block Building 403 NE 3rd St). The 
property identified as Tax Lot Tax Lot: R4421-BC-05600  See Vicinity Map (Figure 1) below. 
 
Figure 1. Vicinity Map 
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Figure 2. McMinnville Downtown Historic District Map 
 

 
 
 
The existing building on the subject property is listed on the Historic Resources Inventory as a 
Distinctive resource (resource number A475). 
 
The applicant provided an overview of their proposal and project in the application narrative, which is 
as follows: 
 

Design narrative and proposed modifications 
1) Addition of three, green awnings across building front (west facade). Business name on 

center and end cap of awnings. 
2) Upgrade front door. 7’ wood double doors, full length glass within wood border, stained. 2’ 

transom at top. 
3) Electrical: 

a. Updated lighting in alcove 
b. Updated gooseneck fixtures (4 total, one on each gray band) 
c. Receptacles for festoon lighting on awnings 

 
Background 
 
Summary of Criteria & Issues 
 
The application (HL 1-25) is subject to Certificate of Approval for Alteration review criteria in Section 
17.65.060(B) of the Zoning Ordinance.  The goals and policies in Volume II of the Comprehensive Plan 
are also independent approval criteria for all land use decisions.  
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The specific review criteria for Certificate of Approval for Alteration requests, in Section 17.65.060(B) of 
the McMinnville Zoning Ordinance, require the Historic Landmarks Committee to base each decision 
on the following criteria: 
 

1. The City’s historic policies set forth in the comprehensive plan and the purpose of this ordinance;  
2. The following standards and guidelines:  

a. A property will be used as it was historically, or be given a new use that maximizes the 
retention of distinctive materials, features, spaces, and spatial relationships. Where a 
treatment and use have not been identified, a property will be protected and, if 
necessary, stabilized until additional work may be undertaken.  

b. The historic character of a property will be retained and preserved. The replacement of 
intact or repairable historic materials or alteration of features, spaces, and spatial 
relationships that characterize a property will be avoided.  

c. Each property will be recognized as a physical record of its time, place, and use. Work 
needed to stabilize, consolidate, and conserve existing historic materials and features 
will be physically and visually compatible, identifiable upon close inspection, and properly 
documented for future research.  

d. Changes to a property that have acquired historic significance in their own right will be 
retained and preserved.  

e. Distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property will be preserved.  

f. The existing condition of historic features will be evaluated to determine the appropriate 
level of intervention needed. Where the severity of deterioration requires repair or limited 
replacement of a distinctive feature, the new material will match the old in composition, 
design, color, and texture.  

g. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest 
means possible. Treatments that cause damage to historic materials will not be used.  

h. Archeological resources will be protected and preserved in place. If such resources must 
be disturbed, mitigation measures will be undertaken.  

i. The Guidelines for Historic Preservation as published by the United States Secretary of 
the Interior.  

3. The economic use of the historic resource and the reasonableness of the proposed alteration 
and their relationship to the public interest in the historic resource’s preservation or renovation;  

4. The value and significance of the historic resource; and  
5. The physical condition of the historical resource.  

 
The applicant has provided findings to support the request for a Certificate of Approval for Alteration.  
These will be discussed in detail in Section VII (Conclusionary Findings) below. 
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II.  CONDITIONS: 
 

1. That support penetrations for the awnings will be kept to a minimum as deemed necessary for 
safety. 
 

2. The electrical penetrations be kept to a minimum and obscured behind fixtures when possible. 
 

3. Any applicable agency comments related to the future building permit submittal process be 
satisfied to ensure that they are consistent with the plans submitted for review. 
 

Note: This application is not a full sign review pursuant to Downtown Design Criteria. Application does 
not include design of business name or end caps on the awnings. 
 
III.  ATTACHMENTS: 
 

1. HL 1-25 Application and Attachments (on file with the Planning Department) 
 

IV.  COMMENTS: 
 
Agency Comments 
 
This matter was referred to the following public agencies for comment:  McMinnville Fire District, 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 were received: 
 

• McMinnville Engineering Department 
 

• McMinnville Water & Light 
 

• McMinnville Building Department 
 

• No building code concerns.  A building permit will be necessary for both the door and 
awning.  Details to demonstrate compliance will be necessary at time of permit 
application.  For example, the method of attachment of the awning to the wall is not 
provided but will be needed.  The doors will need safety glazing and compliant hardware. 

• Electrical permitting (for lighting) is handled separately through Yamhill County. 
 

 
Public Comments 
 
Notice of this request was mailed to property owners located within 300 feet of the subject site.  As of 
the date of this report drafting February 14, 2025, no public testimony had been received by the Planning 
Department. 
 
V.  FINDINGS OF FACT - PROCEDURAL FINDINGS 
 
1. The applicant, McKenzie Rosenberry, on behalf of Grounded Hospitality and C&G Real Estate 

LLC, submitted the Certificate of Approval application (HL 1-25) on January 21, 2025. 
 
2. Based on that date, the 120 day land use decision time limit expires on June 7, 2025. 
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3. Notice of the application was referred to the following public agencies for comment in 
accordance with Section 17.72.120 of the Zoning Ordinance:  McMinnville Fire District, 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.   

 
Comments received from agencies are addressed in the Decision Document.   

 
4. Notice of the application and the February 20, 2025, Historic Landmarks Committee public 

meeting was mailed to property owners within 300 feet of the subject property in accordance 
with Section 17.65.070(C) of the Zoning Ordinance on February 5, 2025. 

 
5. No public testimony was submitted to the Planning Department prior to the Historic Landmarks 

Committee public hearing. 
 

6. On February 20, 2025, the Historic Landmarks Committee held a duly noticed public hearing to 
consider the request.   

 
VI. FINDINGS OF FACT – GENERAL FINDINGS 
 
1. Location:   326 NE Davis St (Union Block Building 403 NE 3rd St.) Tax Lot: R4421-BC-05600 

 
2. Size: 9,300 sf (structure). 

 
3. Comprehensive Plan Map Designation:  Commercial 

 
4. Zoning:   C-3 (General Commercial) 

  
5. Overlay Zones/Special Districts:  Downtown Design Review. 

 
6. Current Use:  Mixed Use 

 
7. Inventoried Significant Resources: 

a. Historic Resources:  Historic Resources Inventory – Resource Number A475. 
b. Other:  None 

 
8. Other Features: N/A 

 
9. Utilities: 

a. Water:  Water service is available to the subject site. 
b. Electric:  Power service is available to the subject site. 
c. Sewer:  Sanitary sewer service is available to the subject site.     
d. Stormwater:  Storm sewer service is available to the subject site. 
e. Other Services:   Other utility services are available to the subject site.  Northwest Natural 

Gas and Comcast is available to serve the site.   
 

10. Transportation:  The site is adjacent to NE Davis Street and NE 3rd Street, this block of Davis 
St is identified as a local street in the McMinnville Transportation System Plan and NE 3rd Street 
is identified as a major collector.  Section 17.53.101 of the McMinnville Municipal Code identifies 
the right-of-way width for local streets as 50 feet. City right of way is 60 feet wide on this block. 

 
VII.  CONCLUSIONARY FINDINGS: 
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The Conclusionary Findings are the findings regarding consistency with the applicable criteria for the 
application. The applicable criteria for a Certificate of Approval for Alteration are specified in Section 
17.65.060(B), 17.59.040, 17.59.070 of the Zoning Ordinance. 
 
In addition, the goals, policies, and proposals in Volume II of the Comprehensive Plan are to be applied 
to all land use decisions as criteria for approval, denial, or modification of the proposed request.  Goals 
and policies are mandated; all land use decisions must conform to the applicable goals and policies of 
Volume II.  “Proposals” specified in Volume II are not mandated, but are to be undertaken in relation to 
all applicable land use requests.   
 
Comprehensive Plan Volume II: 
 
The following Goals, Policies, and Proposals from Volume II of the Comprehensive Plan provide criteria 
applicable to this request: 
 
The implementation of most goals, policies, and proposals as they apply to this application are 
accomplished through the provisions, procedures, and standards in the city codes and master plans, 
which are sufficient to adequately address applicable goals, polices, and proposals as they apply to this 
application.   
 
The following additional findings are made relating to specific Goals and Policies:   
 
GOAL III 2: TO PRESERVE AND PROTECT SITES, STRUCTURES, AREAS, AND OBJECTS OF 

HISTORICAL, CULTURAL, ARCHITECTURAL, OR ARCHAEOLOGICAL 
SIGNIFICANCE TO THE CITY OF McMINNVILLE. 

 
APPLICANT’S RESPONSE: None 
 
FINDING:  SATISFIED.  The applicant is not proposing changes to the structure of the building. 
  

GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 
DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 

 
GOAL X 2:  TO MAKE EVERY EFFORT TO ENGAGE AND INCLUDE A BROAD CROSS SECTION OF 

THE COMMUNITY BY MAINTAINING AN ACTIVE AND OPEN CITIZEN INVOLVEMENT 
PROGRAM THAT IS ACCESSIBLE TO ALL MEMBERS OF THE COMMUNITY AND 
ENGAGES THE COMMUNITY DURING DEVELOPMENT AND IMPLEMENTATION OF 
LAND USE POLICIES AND CODES. 

 
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. 

 
APPLICANT’S RESPONSE:  None. 
 
FINDING:  SATISFIED.  The process for a Certificate of Approval for Alteration provides an 
opportunity for citizen involvement throughout the process through the public notice and the 
public meeting process.  Throughout the process, there are opportunities for the public to review 
and obtain copies of the application materials and the completed staff report prior to the 
advertised public meeting(s).  All members of the public have access to provide testimony and 
ask questions during the public review and hearing process. 

 
McMinnville Zoning Ordinance 
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The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) provide criteria applicable 
to the request: 
 
Chapter 17.03.  General Provisions 
 
17.03.020 Purpose.  The purpose of this ordinance is to encourage appropriate and orderly physical 
development in the City through standards designed to protect residential, commercial, industrial, and 
civic areas from the intrusions of incompatible uses; to provide opportunities for establishments to 
concentrate for efficient operation in mutually beneficial relationship to each other and to shared 
services; to provide adequate open space, desired levels of population densities, workable relationships 
between land uses and the transportation system, and adequate community facilities; to provide 
assurance of opportunities for effective utilization of the land resource; and to promote in other ways 
public health, safety, convenience, and general welfare. 
 

APPLICANT’S RESPONSE: None. 
 
FINDING:  SATISFIED.  The purpose of the Zoning Ordinance is met by the proposal as 
described in the Conclusionary Findings contained in this Decision Document. 

 
17.65.060 Exterior Alteration or Remodeling. The property owner shall submit an application for a 
Certificate of Approval for any exterior alteration to a historic landmark, or any resource that is listed on 
the National Register for Historic Places. Applications shall be submitted to the Planning Department 
for initial review for completeness as stated in Section 17.72.040 of the McMinnville Zoning Ordinance. 
The Planning Director shall determine whether the proposed activities constitute an alteration as defined 
in Section 17.65.020 (A) of this chapter. The Historic Landmarks Committee shall meet within thirty (30) 
days of the date the application was deemed complete by the Planning Department to review the 
request. A failure to review within thirty (30) days shall be considered as an approval of the application. 
Within five (5) working days after a decision has been rendered, the Planning Department shall provide 
written notice of the decision to all parties who participated. 
 

APPLICANT’S RESPONSE: None. 
 
FINDING:  SATISFIED.  The applicant, who is representing the property owner, filed an 
application and request for approval of proposed alterations to the building that is designated as 
a Distinctive resource on the Historic Resources Inventory.  The application was reviewed by 
the Historic Landmarks Committee within 30 days of the application being deemed complete. 

 
17.65.060 Exterior Alteration or Remodeling. […] 
 

B. The Historic Landmarks Committee shall base its decision on the following criteria:  
 
17.65.060(B)(1).  The City’s historic policies set forth in the comprehensive plan and the purpose of 
this ordinance;  
 

APPLICANT’S RESPONSE: None. 
 
FINDING:  SATISFIED.  The findings for the applicable Comprehensive Plan policies are 
provided above. 
 

17.65.060(B)(2)(a). A property will be used as it was historically, or be given a new use that 
maximizes the retention of distinctive materials, features, spaces, and spatial relationships. Where a 
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treatment and use have not been identified, a property will be protected and, if necessary, stabilized 
until additional work may be undertaken.  
 

APPLICANT’S RESPONSE: None. 
 
FINDING:  SATISFIED.  The building will continue in its historic use. 

 
17.65.060(B)(2)(b).  The historic character of a property will be retained and preserved. The 
replacement of intact or repairable historic materials or alteration of features, spaces, and spatial 
relationships that characterize a property will be avoided. 
 

APPLICANT’S RESPONSE:  
• The door does not have weather stripping and is not built for it to be easily added. 
• The glass is not tempered, a requirement of current building code. 
• The door is split further making it unsafe and not weather efficient. 
• The door can't be locked effectively. 
• The only way to lock the door is with a chain and lock from the inside creating a significant 
life safety risk. 
• The deadbolt does not meet current building code. 
• The hinges are deteriorating and could not be easily replaced. 
• The door is damaged in several places and repairs would be ineffective. 
• The threshold is not weather proof and does not meet current ADA standards. 
• The door hardware (pulls) does not meet current ADA standards. 
• The glass in the door is opaque rendering it unsafe for commercial use. 
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Proposed Replacement Front Doors: 
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FINDING:  SATISFIED The applicants claim that the existing doors are beyond reasonable 
repair to meet current safety standards, including ADA threshold and safety glass in doors, seem 
substantiated. As such, the historic character of the existing from doors cannot be retained and 
preserved. 
 

 
17.65.060(B)(2)(c).  Each property will be recognized as a physical record of its time, place, and use. 
Work needed to stabilize, consolidate, and conserve existing historic materials and features will be 
physically and visually compatible, identifiable upon close inspection, and properly documented for 
future research. 
 

FINDING:  SATISFIED. The applicant is not proposing substantial changes to the exterior of the 
building. 
 

17.65.060(B)(2)(d). Changes to a property that have acquired historic significance in their own right will 
be retained and preserved.  

 
FINDING:  SATISFIED. 

 
17.65.060(B)(2)(e).  Distinctive materials, features, finishes, and construction techniques or examples 
of craftsmanship that characterize a property will be preserved. 
 

FINDING:  NOT SATISFIED. The applicant is proposing the removal and replacement of a front 
door that characterizes the property. 

 
17.65.060(B)(2)(f).  The existing condition of historic features will be evaluated to determine the 
appropriate level of intervention needed. Where the severity of deterioration requires repair or limited 
replacement of a distinctive feature, the new material will match the old in composition, design, color, 
and texture. 
 

Applicant’s Response: None 
   

FINDING:  SATISFIED. The proposed front door matches in material and mirrors some of the 
design and angles of the historic door  
 

 
17.65.060(B)(2)(g).  Chemical or physical treatments, if appropriate, will be undertaken using the 
gentlest means possible. Treatments that cause damage to historic materials will not be used. 
 

FINDING:  NOT APPLICABLE.  No chemical treatments are proposed. 
 
17.65.060(B)(2)(h).  Archeological resources will be protected and preserved in place. If such 
resources must be disturbed, mitigation measures will be undertaken. 
 

FINDING:  SATISFIED.  The City understands that any archeological resources discovered 
during the construction process will be preserved. 

 
17.65.060(B)(2)(i).  The Guidelines for Historic Preservation as published by the United States 
Secretary of the Interior. 
 

APPLICANT’S RESPONSE: 
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FINDING:  SATISFIED WITH CONDITIONS. The Secretary of the Interior’s Standards for the 
Treatment of Historic Properties describes the rehabilitation of a historic building as follows: 
 

“In Rehabilitation, historic building materials and character-defining features are protected 
and maintained as they are in the treatment Preservation. However, greater latitude is 
given in the Standards for Rehabilitation and Guidelines for Rehabilitating Historic 
Buildings to replace extensively deteriorated, damaged, or missing features using either 
the same material or compatible substitute materials. Of the four treatments, only 
Rehabilitation allows alterations and the construction of a new addition, if necessary for a 
continuing or new use for the historic building.” 
 

 
Finding: As described in more detail above, the proposed design does propose French doors to 
replace the existing French doors. 
 

Recommended Guideline: Designing new onsite features (such as parking areas, access 
ramps, or lighting), when required by a new use, so that they are as unobtrusive as 
possible, retain the historic relationship between the building or buildings and the 
landscape, and are compatible with the historic character of the property. 
 
Recommended Guideline: Designing new exterior additions to historic buildings or 
adjacent new construction that are compatible with the historic character of the site and 
preserves the historic relationship between the building or buildings and the landscape. 

 
 

Technical Preservation Services ITS Number 4 (attached) 
Subject: Replacement Doors 
 
“Selecting appropriate replacement doors as part of a rehabilitation project is important in 
retaining the character of a historic building regardless of whether it is a residential or a 
commercial structure.  The front door to a house, a store, or an office is an integral feature 
of the entrance to the building, and it should reflect accurately the building’s style, period 
of architectural significance, and its use.  If the historic door is still extant, it should be 
retained and repaired, or it must be replaced if too deteriorated to repair.   Although the 
replacement may be a compatible new design, it is always preferable that the new door 
replicate as closely as possible the historic door, while meeting modern code or security 
requirements that may necessitate a stronger or more fire-resistant door.  This includes 
reproducing the same glass size, pane configuration and profile of true muntins, and the 
same number, size, and shape of vertical or horizontal panels. A replacement door should 
also match the historic door in material as well as design, but in some instances, if the 
situation warrants, an appropriate substitute material may be used.” 

 
17.65.060(B)(3).  The economic use of the historic resource and the reasonableness of the proposed 
alteration and their relationship to the public interest in the historic resource’s preservation or 
renovation; 
 

APPLICANT’S RESPONSE: The applicant argues that the benefits of a replacement outweigh 
the preservation of the door in-place. 
 
FINDING: SATISFIED The existing condition of the front door and lack of modern safety and 
accessibility features make a strong case to update the exterior doors with this compatible new 
design. 
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17.65.060(B)(4).  The value and significance of the historic resource; and 
 

APPLICANT’S RESPONSE: None 
 
FINDING: SATISFIED The value of the existing door is low. Its significance is difficult to evaluate 
but its continued use would deter valuable safety and accessibility upgrades that would come 
with a modern door. 

 
17.65.060(B)(5).  The physical condition of the historical resource. 
 

APPLICANT’S RESPONSE: The applicant notes the current condition of the front doors. 
 
FINDING: SATISFIED The existing condition of the front door and lack of modern safety and 
accessibility features make a strong case to update the exterior doors. 

 
17.59.070(A-D).  Awnings 
 

A. Awnings or similar pedestrian shelters shall be proportionate to the building and shall not 
obscure the building’s architectural details. If transom windows exist, awning placement 
shall be above or over the transom windows where feasible. 

B. Awnings shall be placed between pilasters. 
C. Where feasible, awnings shall be placed at the same height as those on adjacent buildings 

in order to maintain a consistent horizontal rhythm along the street front. 
D. Awnings should be constructed of soft canvas, fabric, or matte finished vinyl. The use of 

wood, metal or plastic awnings is prohibited. 
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APPLICANT’S RESPONSE: The applicant has provided the awning design. 
 
FINDING: SATISFIED The awning is proportional to the building and other downtown approved 
awnings. The awning is of soft canvas. 

 
17.59.070(E).  Awnings may be indirectly illuminated; internal illumination of awnings is prohibited. 
 

APPLICANT’S RESPONSE: None  
 
FINDING: SATISFIED It is staff’s understanding that festoon lighting, lighting the edge of the 
awning and the sidewalk below, would meet the intention of this code, which seem to prohibit 
awnings that themselves light up from internal illumination. The dark green awning is not 
intended to light up from the proposed lighting. 
 

17.59.070(F).  Awning colors shall be of  a low reflective, subtle, neutral or earth tone color. 
 

APPLICANT’S RESPONSE: Design shows a dark green awning.  
 
FINDING: SATISFIED 
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17.65.060(B)(2)(b).  The historic character of a property will be retained and preserved. 
 

APPLICANT’S RESPONSE: None 
 
FINDING: SATISFIED with Condition #2. Applicant will preserve the building by limiting 
exterior penetrations and obscuring them when possible. 
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ITS Interpreting
NUMBER 4 The Secretary of the Interior’s Standards for Rehabilitation

 

EXTERIOR DOORS

Subject:  Inappropriate Replacement Doors

Applicable Standards: 2.  Retention of Historic Character  \
6.  Repair/Replacement of Deteriorated or Missing Features Based on Evidence
9.  Compatible New Additions/Alterations

Issue: Selecting appropriate replacement doors as part of a re-
habilitation project is important in retaining the character of a
historic building regardless of whether it is a residential or a
commercial structure.  The front door to a house, a store, or an
office is an integral feature of the entrance to the building, and it
should reflect accurately the building’s style, period of architec-
tural significance, and its use.  If the historic door is still extant, it
should be retained and repaired, or it must be replaced if too
deteriorated to repair.   Although the replacement may be a com-
patible new design, it is always preferable that the new door rep-
licate as closely as possible the historic door, while meeting mod-
ern code or security requirements that may necessitate a stronger
or more fire-resistant door.  This includes reproducing the same
glass size, pane configuration and profile of true muntins, and
the same number, size, and shape of vertical or horizontal panels.
A replacement door should also match the historic door in ma-
terial as well as design, but in some instances, if the situation
warrants, an appropriate substitute material may be used.

In accordance with the Secretary of the Interior’s Standards and
the Guidelines for Rehabilitating Historic Buildings, replacing a
missing historic door with one that matches the historic door is
preferrable if physical, pictorial, or photographic evidence ex-
ists to document its appearance.  Absent that, the door may be
replaced with a new unit that is compatible with the style and
character of the historic building.

Application 1  (Incompatible treatment, later corrected to meet
the Standards): This two-story,
brick building was constructed
between 1919-1920 to house the
commercial operations of a lo-
cal dairy.  It was rehabilitated as
legal offices.  While the rehabili-
tation retained the character-de-
fining glass block windows on
the second floor of the primary
street elevation the first floor
storefront windows and en-
trance had to be replaced due to
extensive deterioration.

The storefront windows were replaced with simple, contempo-
rary windows with dark-colored frames that were compatible
with the historic building.  But the “stock” white entrance door
with its nine-pane glass and snap-in muntins above two vertical
panels was not compatible with the historic building.  In order
to bring the project into compliance with the Standards, reme-
dial work involved replacing the stock door with a simple glazed
wood door that was compatible in both design and color with
the historic building.

Rehabilitated dairy building.

Incompatible “stock” door.

Appropriate replacement door.



Application 2  (Incompatible  treatment, later corrected to  meet the Standards):
Another two-story vernacular masonry commercial building, also dating
from the 1920s, that features three, one-bay storefronts on the first floor
was rehabilitated for continued use as a restaurant and bar with rental
apartments on the second floor.  The original, historic storefronts had
been replaced in the 1950s with aluminum frame windows and doors.
Although, the Standards would also have allowed these later storefronts
to be retained in the rehabilitation, the owner chose to install a new wood
storefront with a simple, contemporary design, compatible with the
building’s historic character.  However, the replacement wood doors had
large stained glass windows and
three vertical panels below, and

were found to be inconsistent with both the plain character of the 1920s facade
and with the replacement storefront.  To meet the Standards, the owner replaced
the doors with a simpler wood door with full length glass panel like the one
shown in the accompanying sketch.

Rehabilitated 1920s commerical building.

.__ IL ..._ 

Suggested design for compatible, contemporary replacement door. Rehabilitated storefront with incompatible
stained glass door.

Application 3 (Incompatible  treatment):  In a third project, a two and one-half story Foursquare house with Colonial Revival-style
details built in the first decade of the 20th century was rehabilitated for continued residential use.  Although most of the interior
finishes and features, including all lath and plaster, had been removed by a previous owner, the original front door still remained.  In
the course of the rehabilitation, however, this historic door was replaced with a new door featuring multi-paned glass with two
vertical panels below, the same “stock” door, in fact, that was used in the dairy conversion project.  This multi-paned door is no more
compatible with the character of this early-20th century house, than it was with the 1920s dairy building.  To meet the Standards, the
owner would have had to have a new door
fabricated based on photographs of the origi-
nal to match the historic door which had
been discarded in the rehabilitation.  A com-
patible, contemporary door could also have
been installed to meet the Standards.

In general, generic or “stock” doors with
multi-paned glass, are not appropriate to use
as exterior replacement doors in historic re-
habilitation projects.

Rehabilitated Foursquare house with
inappropriate “stock” door (left) and no

longer extant historic door (right) that was
discarded in the rehabilitation.

Anne Grimmer, Technical Preservation Services, National Park Service

These bulletins are issued to explain preservation project decisions made by the U.S. Department of the Interior.  The resulting determinations, based on the
Secretary of the Interior’s Standards for Rehabilitation, are not necessarily applicable beyond the unique facts and circumstances of each particular case.

July 1999, ITS Number 4



DRAFT    McMinnville Historic Landmarks Commi ee - 2025 Work Plan    DRAFT                                                   
GOAL: Document and Protect Historic Resources (Goal 3 in Historic Preserva on Plan) 

Strategy AcƟon HP Plan  Timeframe Cost Responsibility 

Explore Viability of  Individual Property 
LisƟngs, Historic District NominaƟons, or 

Local Inventory Updates in ResidenƟal 
Areas North of Downtown 

Conduct Outreach and EducaƟon with 
Property Owners in Areas 

Proposal 3.D.1 N/A Staff City/HLC 

Finish Historic PreservaƟon  
DemoliƟon Code 

Finish In-Progress Review of Historic 
PreservaƟon DemoliƟon Code 

 & Recommend Updates to Planning 
Commission/City Council 

N/A N/A Staff City/HLC/City Council 

GOAL: Increase Public Awareness and Understanding of McMinnville’s History and its Historic Preserva on Program (Goal 1 in Historic Preserva on Plan) 

Strategy AcƟon HP Plan  Timeframe Cost Responsibility 

Educate Community on Historic  
Resources and Historic PreservaƟon  

AcƟvely Promote NaƟonal Preserva-
Ɵon Month (May) by ParƟcipaƟng in 

“This Place MaƩers” 

Policy 1.A 
Proposal 1.B.1 

5/1/25 - 5/31/25 Staff City/HLC 

Complete Public Awareness/EducaƟon 
Projects for Historic PreservaƟon (TBD) 

TBD 5/1/25 - 12/31/26 $ (CLG Grant) City/HLC/Consultant 

Acknowledge Property Owners that  
Preserve Historical Resources  

Request NominaƟons for Annual His-
toric PreservaƟon Award Program 

Proposal 1.A.1 4/1/25 Staff City/HLC/City Council 

Present Awards at City Council 
MeeƟng in May 

Proposal 1.A.1 5/25/25 Staff City/HLC/City Council 

Make InformaƟon on McMinnville’s  
Historic Resources Readily Available    

Update Historic PreservaƟon Webpage 
on City Website Including IncenƟves 

Proposal 1.D.1-3 
Proposal 2.A.1 
Proposal 2.A.4 

4/30/25 Staff City/HLC/Intern 

Add Examples of Complete Design  
Review ApplicaƟons on Website 

Proposal 3.B.2 5/31/25 Staff City/HLC/Intern 

Map All Historic  Resources and Post 
Maps on City Website 

Proposal 1.D.4 5/31/25 Staff City/HLC/Intern 

Review Historic PreservaƟon PorƟons of 
City Code and Policies (TBD) 

Complete Professional Analysis & Po-
tenƟal Update of Code or Policies Re-

N/A N/A $ (CLG Grant) City/HLC/Consultant 
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