
MEMORANDUM 
Monday, November 6, 2023 

TO:  Dundee City Council 

FROM:   Clay Downing, Contract Planner 
 
SUBJECT:  Supplemental information for a privately initiated request for a Comprehensive Plan Map 

Amendment and Zoning Map Amendment at 459 SW 9th Street, Tax Lot R3326DD 00902 

 
The proposed project is a request for a Comprehensive Plan Map Amendment and Zoning Map Amendment at 
459 SW 9th Street, Tax Lot R3326DD 00902 (File No. CMA-ZC 23-07). The packet of materials initially provided to 
the City Council recommends that the proposed project be adopted by ordinance subject to conditions of 
approval. However, the City’s legal counsel brought to the attention of staff that it is advisable for the City 
Council, if it chooses to approve the project, to do so by order rather than by ordinance.  
 
Regarding procedures that the City is required to use in processing the project, the proposed project is being 
processed as a Type IV Procedure which involves quasi-judicial review including Planning Commission and City 
Council hearings. According to Dundee Municipal Code (DMC) 17.401.010:  
 

The Type IV procedure applies to certain small-scale quasi-judicial decisions (i.e., small zone changes, 
right-of-way vacations, and annexations) that are considered by the planning commission for a 
recommendation to city council, and then by the city council for a final decision. 

 
Further, regarding quasi-judicial authority of the City Council, the City Charter states: 
 

 Section 42.D. Orders: The Council will normally exercise its quasi-judicial authority by approving 
orders. The approving clause for orders may state, “The City of Dundee orders as follows:”  
 

 Section 42.E. Order Approval: 
a) Approval of an order or any other Council quasi-judicial decision requires approval by the 

Council at one meeting. 
b) Any substantive amendment to an order must be read aloud or made available in writing 

to the public at the meeting before the Council adopts the order. 
c) After approval of an order or other council quasi-judicial decision, the vote of each 

member must be entered in the Council minutes. 
d) After approval of an order, the City recorder must endorse it with the date of approval 

and the name and title.  
 

 Section 42.F. Effective Date of Orders: Orders and other quasi-judicial decisions take effect on the 
date of final approval, or on a later day provided in the order.  

 
Staff Recommendation 
Because proposed project is processed as a Type IV Procedure which involves quasi-judicial review, if the City 
Council chooses to approve the proposed project, it is recommended that the City Council do so by order using the 
attached City Council order and accompanying exhibits. 
 
Attachments:  

1. City Council Order 2023-01 and accompanying exhibits. 
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DUNDEE CITY COUNCIL ORDER  

ORDER NO. 2023-01 
FILE NUMBERS CMA 23-07 and ZC 23-07 

 

AN ORDER APPROVING A COMPREHENSIVE PLAN MAP AMENDMENT FROM LI (LIGHT 
INDUSTRIAL) TO COM (COMMERCIAL) AND ZONING MAP AMENDMENT FROM LI (LIGHT 
INDUSTRIAL) TO CBD (CENTRAL BUSINESS DISTRICT0 FOR 1.21 ACRES OF PROPERTY 

LOCATED AT 459 SW 9TH STREET, TAX LOT R3326DD 00902. 
 

RECITALS: 
 

1. Saj Jivanjee representing Sofar, LLC, (applicant) submitted an application to receive City approval of a 
Comprehensive Plan Map Amendment from LI (Light Industrial) to COM (Commercial) and Zoning Map 
Amendment from LI (Light Industrial) to CBD (Central Business District) for 1.21 acres of property on tax lot 
R3326DD 00902 located at 459 SW 9th Street.  
 

2. The proposed change decreases industrial zoned land by 1.21 acres and increases commercial zoned land by 
1.21 acres within the City of Dundee. 
 

3. After proper notice, the Planning Commission held a public hearing to consider the proposed Comprehensive 
Plan Map Amendment and Zoning Map Amendment, and adopted an Order of Recommendation to the City 
Council on October 18, 2023. 
 

4. After proper notice, the Dundee City Council held a public hearing to consider the proposed Comprehensive 
Plan Map Amendment and Zoning Map Amendment on November 7, 2023.  
 

5. At the November 7, 2023, public hearing the City Council received the staff report and its attachments and 
written public testimony, and heard oral testimony by the applicant and the public.   
  

6. At the November 7, 2023, public hearing the City Council heard a summary of the staff report, considered the 
staff report and its attachments, the applicant’s testimony and application materials, and the public testimony, 
closed the public hearing, deliberated, and passed an oral motion approving the requested Comprehensive Plan 
Map Amendment and Zoning Map Amendment, finding the applicable Dundee Development Code criteria were 
met, subject to conditions of approval.  

 

The City of Dundee orders as follows: 
 

1. The Dundee Comprehensive Plan Map is hereby amended as shown in Exhibit “A”. Exhibit “A” is hereby 
adopted and by this reference incorporated.   

 
2. The Dundee Zoning Map is hereby amended as shown in Exhibit “B”. Exhibit “B” is hereby adopted and by this 

reference incorporated.   
 

3. The attached findings in Exhibit “C” and public testimony support the amendments in Exhibit “A” and Exhibit 
“B” with the conditions of approval in Exhibit “D” and are hereby adopted and by this reference incorporated. 

 
ADOPTED BY THE DUNDEE CITY COUNCIL THIS 7th DAY OF NOVEMBER, 2023: 
 
AYE:    NAY:    ABSTAIN:    ABSENT:  
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SIGNED:              
  David Russ, Mayor     Date 
 
 
ATTEST:             
  Steve Dahl, City Administrator   Date 
 

List of Exhibits: 
Exhibit “A”:  Proposed Comprehensive Plan Map Amendment 
Exhibit “B”: Proposed Zoning Map Amendment 
Exhibit “C”: Findings 
Exhibit “D”: Conditions of Approval 



EXHIBIT “A” PROPOSED COMPREHENSIVE PLAN MAP AMENDMENT 
DUNDEE CITY COUNCIL 

Jivanjee Property Comprehensive Plan Map and Zoning Map Amendments  
459 SW 8th Street - File No. ZC-CMA 23-07 
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EXHIBIT “B” PROPOSED ZONING MAP AMENDMENT 
DUNDEE CITY COUNCIL 

Jivanjee Property Comprehensive Plan Map and Zoning Map Amendments  
459 SW 8th Street - File No. ZC-CMA 23-07 
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EXHIBIT “C” FINDINGS 
DUNDEE CITY COUNCIL 

Jivanjee Property Comprehensive Plan Map and Zoning Map Amendments 
459 SW 9th Street - File No. ZC-CMA 23-07 

 
The proposal includes  amendments to the City of Dundee’s Comprehensive Plan Map and Zoning Map.  

I. CONCLUSION 

The proposed Comprehensive Plan Map and Zoning Map amendments will comply with the Dundee 
Municipal Code (Title 17. Development Code), Dundee Comprehensive Plan goals and policies, and 
Oregon statewide planning goals, rules, and statutes, as demonstrated by the findings below within 
Sections II, III, and IV of this document if the conditions of approval in Exhibit “D” are adhered to. Staff 
recommends approval of the proposed project because the proposed project will comply with the Dundee 
Municipal Code (Title 17. Development Code), Dundee Comprehensive Plan goals and policies, and 
Oregon statewide planning goals, rules, and statutes. 

II. FINDINGS FOR DUNDEE MUNICIPAL CODE FOR COMPREHENSIVE PLAN AND ZONING MAP 
AMENDMENTS (DMC CHAPTER 17.405): 

17.405.010 Purpose. 

The purpose of this chapter is to provide standards and procedures for legislative and quasi-judicial 
amendments to this code and zoning map. Amendments may be necessary from time to time to reflect 
changing community conditions, to correct mistakes, or to address changes in the law. [Ord. 521-2013 
§ 3 (Exh. A)]. 

17.405.020 Procedure. 

A. Except for corrections, amendments to development code or comprehensive plan text are 
legislative actions. Text amendments can be initiated by the city council or planning 
commission. 

B. Amendments to the zoning map or comprehensive plan map that are initiated by a property 
owner and affect either a single property or a group of five or fewer properties and that affect 
three or fewer acres are processed as Type IV quasi-judicial actions. 

C. Amendments to the zoning map or comprehensive plan map that affect more than three acres 
and/or more than five properties with different owners are processed as Type V legislative 
actions. 

D. Amendments to the zoning map or comprehensive plan map that are initiated by the city 
council or planning commission are processed as Type V legislative actions. [Ord. 521-2013 § 3 
(Exh. A)]. 



Finding:  The proposed project is a privately initiated request to amend the Dundee Comprehensive Plan 
Map and Zoning Map at a single property that is 2.78 acres in size. The criteria for sub-sections A-D are 
addressed as follows: 

A. Because the proposed project does not include text amendments to the City’s Development Code 
or Comprehensive Plan, this criterion is not applicable. 

B. Because the proposal was privately initiated by a property owner for a single property that is less 
than three acres in size, this criterion is applicable.  

C. Because the proposal will effect less than three acres of property and less than five properties, 
this criterion is not applicable.  

D. Because the proposal is privately initiated, this criterion is not applicable.  

Because only DMC 17.405.020(B) is applicable, the proposal shall be processed using the City’s Type IV 
procedure related to quasi-judicial actions.  

The criteria are met. 

DMC 17.405.030 Criteria.  Approval of an ordinance amending the zoning map, comprehensive plan 
map, comprehensive plan, or development code shall be based on the following: 

A. Zoning Map Amendment. Proposals for a zoning map amendment must comply with the 
following criteria: 

1. The proposal must be consistent with the comprehensive plan map (the 
comprehensive plan map may be amended concurrently with proposed changes in 
zoning). 

2. The site(s) must be appropriate for the proposed change, in terms of purpose of the 
proposed zone, topography, access, and required size and dimensions. 

3. Public facilities are available, or can be readily made available, to adequately serve 
the permitted and conditional uses of the proposed zone. 

4. The amendment must conform to the transportation planning rule provisions under 
DMC 17.405.040. 

Finding: The proposed project would modify the Comprehensive Plan Map and Zoning Map for 
approximately 1.21 acres of the 2.78 acre subject property. The existing and proposed Comprehensive 
Plan and Zoning designations are shown below in Table 1: 
 

Table 1. Summary of Existing and Proposed Comprehensive Plan and Zoning Designations 
 Existing 

Acres 
Proposed 
Acres 

Comprehensive Plan Designation 
Light Industrial (LI) 1.21 0.00 
Commercial (COM) 1.57 2.78 

Zoning Designation 



Light Industrial (LI) 1.21 0.00 
Central Business District (CBD) 1.57 2.78 

 
The criteria for DMC 17.405.030(A)(1) through 17.405.030(A)(4) are addressed as follows: 

1. Consistency with the Comprehensive Plan Map: The proposal includes a corresponding 
amendment the Comprehensive Plan Map. Because the Applicant has requested to amend both 
the Zoning Map and the corresponding portion of the Comprehensive Plan Map, the proposed 
Zoning Map amendment will be consistent with the Comprehensive Plan Map.  
 
The criterion is met. 
 

2. Site Appropriateness for the Proposed Change: The subject property is approximately 2.78 acres 
(121,227.2 square feet) in size and slopes gently to the southern and eastern portions of the site. 
The subject property is vacant and contains both LI (Light Industrial) and CBD (Central Business 
District) zoning designations. Access to the site can be provided from SW 9th Street. Additionally, 
the subject property contains a planned right-of way for SW 10th Street which may also provide 
access to the site once constructed.  
 
Because the minimum lot size for the CBD (Central Business District) is 5,000 square and the 
subject property is more than 120,000 square feet, the subject property will meet the applicable 
criteria for lot size. 
 
Zoning designation and active land uses for properties surrounding the project site include:  
 

 North: R-1 (Low Density Residential) zoning across SW 9th Street with single-family 
residential use occurring; 

 East: CBD (Central Business District) zoning with single-family residential use occurring; 
 South: LI (Light Industrial) zoning with winery and equipment rental uses occurring; 
 West: LI (Light Industrial) zoning with winery related uses occurring.  

 
The property is currently zoned LI (Light Industrial) and CBD (Central Business District) which 
means that the property allows for both uses, but limits the corresponding activities to the areas 
of the property subject of their respective zoning designations. According to DMC 17.202.010(G), 
the CBD (Central Business District) zoning district is intended to promote development of a 
downtown business and retail area for Dundee that serves the commercial shopping and service 
needs of both area residents and visitors. Additionally, the CBD (Central Business District) zone is 
intended to promote pedestrian-oriented development in order to encourage a walkable and 
attractive downtown, and the zone is intended to allow for mixed use development that retains 
an overall storefront character on the ground floor. According to DMC 17.202.010(H), the LI (Light 
Industrial) zoning district is intended to provide for the grouping together of warehousing, 
manufacturing, and other light industrial uses, which because of their usual operating 
characteristics could be permitted to operate in close proximity to commercial or residential uses.  
 
The Application Materials (Attachment 5) describe the vision for future development of the site 
following the proposed Comprehensive Plan Map and Zoning Map Amendments including: 
 



The development would include a three-story building that would include a restaurant on 
the base level with dwellings that are proposed to be either apartments or senior living on 
the top two levels. Two smaller buildings are proposed on the property and a large outdoor 
event space as well. 

 
Review of any new development’s compliance with the City’s development standards would occur 
during a future Site Design Review. However, as described, the commercial-mixed use 
development would generally be compatible with zoning of the property as CBD (Central Business 
District). Further, conversion of the site to a single zoning designation would allow for the 
property owner to scale up the desired use of the property rather than being required to fragment 
uses on the site which could constrain the feasibility of either commercial or industrial activities.  
Redesignating a portion of the site from LI (Light Industrial) to CBD (Central Business District) is 
not expected to disrupt or alter other areas of the community. 
 
This criterion is met. 

 
3. Availability of Public Facilities: Public facilities are available to provide water, sanitary sewer, and 

stormwater facilities in the adjacent street (SW 9th Street) and can be extended to serve proposed 
development. Additionally, the subject property contains a planned right-of way for SW 10th 
Street which may require the construction of additional public facilities when the subject property 
is developed. 
 
This criterion is met.  
 

4. Conformance with the Transportation Planning Rule Pursuant to DMC 17.405.040:  The 
proposed zone change is for a portion of the subject property to be converted from LI (Light 
Industrial) to CBD (Central Business District) zoning. The Application Materials (Attachment 5) 
provide information related to transportation impacts and trip generation which address this 
criterion stating that no impact will occur based on those calculations.  
 
An agency comment was received from the Oregon Department of Transportation stating: 
 

 The proposal shows there is a small connection to SE 10th street at the Southeast corner 
of the property. SE 10th street intersects with State Highway 99W, which is an ODOT 
facility subject to State laws. 
 
Please note ODOT will need to review any proposal submitted when the site is developed. 
To help ensure we appropriately assess traffic impacts, please note the following 
observations: 
 

- Trip generation assumptions should reflect the most recent edition of the Trip 
Generation Manual (11th edition); though this is not expected to change your 
numbers significantly. 

- A Traffic Impact Analysis (TIA) may be required when the site is developed, to 
include a more detailed look at impacts to intersections along 99W. 

- We will be looking for more recent data than is referenced in the proposal (e.g.: 
2015 TSP Traffic Study) to evaluate traffic impacts to 99W. 

 



Otherwise, we do not have any objections with the zone change. 
 
Because future development on the subject property trip generation is expected to include a 
connection to SE 10th Street and SE 10th Street intersects with State Highway 99W, an ODOT 
facility, during site development review for future development the Applicant shall provide: 
 

o Trip generation assumptions that reflect the most recent edition of the Trip 
Generation Manual (11th edition); 

o Traffic Impact Analysis (TIA) including evaluation of anticipated impacts to 
intersections along Highway 99W; and 

o Data that is more recent than the Transportation System Plan Traffic Study (2015) 
for evaluation of traffic impacts to Highway 99W. 

 
This criterion will be met if the aforementioned condition of approval is adhered to. 

 
The criteria for DMC 17.405.030(A)(1) through 17.405.030(A)(4) will be met if the aforementioned 
condition of approval is adhered to. 

 
B. Comprehensive Plan Map Amendment. Proposals for an amendment to the comprehensive 
plan must comply with the following criteria: 

1. The supply of vacant land in the proposed designation is inadequate to accommodate 
development during the next five years, or the site is not physically or locationally suited 
to the requirements of the existing designation; 

2. The supply of vacant land in the existing designation remains adequate after the 
proposed change to accommodate development during the next five years; 

3. The proposal is consistent with applicable comprehensive plan goals and policies, 
statewide planning goals and Oregon Administrative Rules. 

Finding: The Applicant’s proposal would amend the Comprehensive Plan Map to designate the entire site 
as COM (Commercial) from LI (Light Industrial). According to the City’s GIS mapping sources, this would 
include conversion of approximately 1.21 acres of the 2.78 acre site (43.5 percent).  The proposal 
addresses the criteria of DMC 17.405.030(B)(1) through DMC 17.405.030(B)(3) as follows: 

1. Supply of Vacant Land in the Proposed Designation: The Application Materials (Attachment 5) 
note that: 

Any development of this property must either develop part of the site as commercial and 
part as industrial or develop the full site with a use that is either outright, conditional, or 
specially permitted within both zoned designations. This limits the utility of this property 
going forward and depresses the real value. Fully converting the site to CBD would make 
this property fully consistent with all other uses within the block created with the extension 
of 10th street, improving the value of this parcel. 



According to the City’s GIS mapping sources, the proposed amendment would result in an 
increase of 1.21 acres of COM (Commercial) designated land and a loss of 1.21 acres of LI (Light 
Industrial) designated land. 
 
The City of Dundee does not have a current adopted Building Lands Inventory (BLI) that 
determines the amount of developable land within each zone. A BLI prepared in 1999 was never 
adopted and is not current. Findings for a Comprehensive Plan Map and Zoning Map amendment 
in 2018 demonstrated that the City has 33.40 acres of vacant COM (Commercial) designated land 
[15.44 acres of C (Community Commercial) and 17.96 acres of CBD (Central Business District)] and 
22.71 of vacant LI (Light Industrial) designated land. Additionally, the City approved a Site Design 
Review (File No. SDR 22-26) earlier this year for the development of 3.9 acres of COM 
(Commercial) designated land [3.9 acres of CBD (Central Business District)] which is still vacant, 
but for which construction is expected to proceed in the near future. No other projects are 
currently under design review for vacant commercial or industrial sites, and a query of finaled 
building records occurring between January 1, 2018 and September 6, 2023 demonstrated that 
no commercial or industrial buildings were constructed in Dundee during that time period. 
 
If the proposed Comprehensive Plan Map and Zoning Map amendments are approved, the City 
would have 34.61 acres of vacant COM (Commercial) designated land [15.44 acres of C 
(Community Commercial) and 19.17 acres of CBD (Central Business District)] and 21.50 acres of 
vacant LI (Light Industrial) designated land after the proposed change.  
 
Because the property is constrained by the current split of on-site land use designations in a way 
that compromises the viability of future development, the existing on-site land use designations 
are not suited to facilitate future development of the subject property.  
 
This criterion is met. 
 

2. Supply of Vacant Land in the Existing Designation: According to the City’s GIS mapping sources, 
the proposed amendment would result in a loss of 1.21 acres of LI (Light Industrial) designated 
land and a gain of 1.21 acres of COM (Commercial) designated land. 
 
The City of Dundee does not have a current adopted Building Lands Inventory (BLI) that 
determines the amount of developable land within each zone. A BLI prepared in 1999 was never 
adopted and is not current. Findings for a Comprehensive Plan Map and Zoning Map amendment 
in 2018 demonstrated that the City has 33.40 acres of vacant COM (Commercial) designated land 
[15.44 acres of C (Community Commercial) and 17.96 acres of CBD (Central Business District)] and 
22.71 of vacant LI (Light Industrial) designated land. Additionally, the City approved a Site Design 
Review (File No. SDR 22-26) earlier this year for the development of 3.9 acres of COM 
(Commercial) designated land [3.9 acres of CBD (Central Business District)] which is still vacant, 
but for which construction is expected to proceed in the near future. No other projects are 
currently under design review for vacant commercial or industrial sites, and a query of finaled 
building records occurring between January 1, 2018 and September 6, 2023 demonstrated that 
no commercial or industrial buildings were constructed in Dundee during that time period. 



 
If the proposed Comprehensive Plan Map and Zoning Map amendments are approved, the City 
will continue to have 34.61 acres of vacant COM (Commercial) designated land [15.44 acres of C 
(Community Commercial) and 19.17 acres of CBD (Central Business District)] and 21.50 acres of 
vacant LI (Light Industrial) designated land after the proposed change.  
 
Because there are no ongoing projects to develop vacant industrial sites in the City at this time 
and the City would continue to have approximately 21.50 acres of vacant LI (Light Industrial) 
designated land following the proposed Comprehensive Plan Map amendment, the proposal 
would result in an adequate supply of vacant land in the existing designation after the proposed 
change.  
 
This criterion is met. 
 

3. Consistency with comprehensive plan goals and policies, statewide planning goals, and Oregon 
Administrative Rules: The proposal will be consistent with applicable: 
 

 Comprehensive plan goals and policies as discussed in Section III of this document; 
 Statewide planning goals as discussed in Section IV of this document; and   
 OAR 660-012-0060 (Transportation Planning Rule) as discussed within DMC Section 

17.405.040 relating to projects affecting transportation facilities.  

The criterion will be met if the trip generation-related condition of approval noted in Section III, 
Section IV, and within DMC Section 15.405.040 are adhered to. 

The criteria for 17.405.030(B) will be met if the aforementioned condition of approval is adhered to. 

C. Development Code Amendment. Proposals for a development code amendment must comply 
with applicable comprehensive plan goals and policies, statewide planning goals, and Oregon 
Administrative Rules. 

Finding: Because the proposed project does not include amendments to the City’s Development Code, 
this criterion is not applicable.  

D. Comprehensive Plan Amendment. Proposals for a comprehensive plan amendment must 
comply with applicable statewide planning goals and Oregon Administrative Rules and Revised 
Statutes. 

Finding: The proposal will be consistent with applicable Statewide planning goals as discussed in Section 
IV of this document. The proposal will be consistent with OAR 660-012-0060 (Transportation Planning 
Rule) as discussed within DMC Section 17.405.040 relating to projects affecting transportation facilities if 
the condition of approval noted in that section is adhered to.  

The criterion will be met if the conditions of approval noted DMC Section 15.405.040 is adhered to. 

DMC Section 17.405.040 Transportation planning rule compliance.   



Proposals to amend the comprehensive plan or zoning map shall be reviewed to determine whether 
they significantly affect a transportation facility pursuant to OAR 660-012-0060 (Transportation 
Planning Rule – TPR). Where the city council, in consultation with the applicable roadway authority, 
finds that a proposed amendment would have a significant effect on a transportation facility, the city 
shall work with the roadway authority and applicant to modify the request or mitigate the impacts in 
accordance with the TPR and applicable law. [Ord. 521-2013 § 3 (Exh. A)]. 
 
Finding:  The proposed project requests that a 1.21 acre portion of the subject property have its 
Comprehensive Plan designation amended from LI (Light Industrial) to COM (Commercial) and its Zoning 
designation amended from LI (Light Industrial) to CBD (Central Business District). The Application 
Materials (Attachment 5) provide information related to transportation impacts and trip generation which 
address this criterion. The Application Materials (Attachment 5) conclude that no impact will occur based 
on those calculations.  

 
An agency comment was received from the Oregon Department of Transportation stating: 

 
 The proposal shows there is a small connection to SE 10th street at the Southeast corner of the 
property. SE 10th street intersects with State Highway 99W, which is an ODOT facility subject to 
State laws. 

 
Please note ODOT will need to review any proposal submitted when the site is developed. To help 
ensure we appropriately assess traffic impacts, please note the following observations: 

 
- Trip generation assumptions should reflect the most recent edition of the Trip 

Generation Manual (11th edition); though this is not expected to change your 
numbers significantly. 

- A Traffic Impact Analysis (TIA) may be required when the site is developed, to include 
a more detailed look at impacts to intersections along 99W. 

- We will be looking for more recent data than is referenced in the proposal (e.g.: 
2015 TSP Traffic Study) to evaluate traffic impacts to 99W. 

 
Otherwise, we do not have any objections with the zone change. 
 

Because future development on the subject property trip generation is expected to include a connection 
to SE 10th Street and SE 10th Street intersects with State Highway 99W, an ODOT facility, during site 
development review for future development the Applicant shall provide: 

 
o Trip generation assumptions that reflect the most recent edition of the Trip Generation Manual 

(11th edition); 
o Traffic Impact Analysis (TIA) including evaluation of anticipated impacts to intersections along 

Highway 99W; and 
o Data that is more recent than the Transportation System Plan Traffic Study (2015) for evaluation 

of traffic impacts to Highway 99W. 
 

This criterion will be met if the aforementioned condition of approval is adhered to. 

III. FINDINGS FOR GOALS AND POLICIES OF THE DUNDEE COMPREHENSIVE PLAN 



LAND USE AND URBANIZATION 

GOAL:   To provide sufficient land to meet the needs for future Urban Expansion.  

Objectives: 

1. Define a growth policy, and identify areas of possible future expansion. 
2. Project population growth to the year 2000, and identify land needs to support that  population.  
3. Establish an Urban Growth Boundary.  
 

Finding: Dundee’s Comprehensive Plan projects population out to 2000. This section of the 
Comprehensive Plan needs to be updated to include a population projection out to 2040. Additionally, 
the Riverside District Master Plan was adopted in 2011 and incorporated into the City’s Comprehensive 
Plan to respond to a growing population base and its need for new housing, commercial, and industrial 
development in addition to park and open space areas for the community.  
 
Dundee has an established Urban Growth Boundary. The proposed Comprehensive Plan Map and Zoning 
Map amendments will not modify the Urban Growth Boundary. 
 
The Goal is met. 
 

OPEN SPACES, NATURAL AND CULTURAL RESOURCES 
 
GOAL: To conserve open spaces and preserve natural and cultural resources. 
 
OBJECTIVES: 
1. Ensure adequate open space to meet the needs of Dundee’s citizens. 
2. Preserve scenic, historic, and natural resource areas. 
3. Promote a healthy, clean and aesthetic environment. 
 

Finding: Dundee has an acknowledged Comprehensive Plan that complies with this goal. The proposed 
Comprehensive Plan Map amendment will not negatively impact inventoried Goal 5 resources, open 
spaces lands, or natural or cultural resources because there are not at the subject property.   
 
This Goal is met. 
 

AIR, WATER, AND LAND RESOURCES 
 
GOAL: To maintain and improve the quality of the area’s air, water, and land resources.  
 
OBJECTIVES: 
1. Designate areas suitable for controlling pollution.  
2. Establish buffers to protect those lands set aside for pollution control.  
 

Finding: Dundee has an acknowledged Comprehensive Plan that complies with this goal. Protections are 
already in place for air, water, and land resource quality. This proposal does not modify the existing goals 
and policies. Amending the Comprehensive Plan Map and changing the zoning does not negatively impact 
this Goal. 



 
This Goal is met. 
 

NATURAL HAZARDS 
(Amended by Ordinance No. 490-2010 adopted March 2, 2010) 
 
GOAL: To protect life and property from natural hazards. 
 
OBJECTIVES 
1. Inventory hazards areas. 
2. Ensure that proper protective measures are taken to prevent potential damage in hazard areas. 
 

Finding: Dundee has an acknowledged Comprehensive Plan that complies with this goal. This proposal 
does not modify the City’s natural hazards goals, policies, or requirements such as flood plain or landslide 
areas. This proposal does not modify the existing goals and policies.  
 
This Goal is met. 

 
RECREATION AND WILLAMETTE RIVER GREENWAY 
 
GOAL: To provide adequate park land and recreation facilities for area residents and visitors and 
preserve land within the Willamette River Greenway. 
 
OBJECTIVES: 
1. To establish and set aside areas for parks and other recreational facilities and uses in a manner 
compatible with surrounding uses. 
2. To establish a park and open space system that fulfills the needs and desires of local citizens. 
3. To achieve the maximum possible benefits from local recreation opportunities by combining 
both public and private development. 
 

Finding: The City of Dundee is located along the Willamette River on it eastern border. The subject 
property is located approximately 1.04 miles from the Willamette River. 
 
Dundee has an acknowledged Comprehensive Plan that complies with this goal. The proposal does not 
modify the City’s recreational goals and policies for park acres per capita. The Willamette River Greenway 
is not applicable as the proposed amendments do not change the Willamette River Greenway goals, 
policies or implementing regulations.  
 
This Goal is met. 

 
ECONOMY 
 
GOAL: To maintain a level of economic development adequate to meet public need.  
 
OBJECTIVES: 
1. To protect areas well suited for business use from encroachment by other uses.  
2. To assure that commercial and industrial developments preserve and enhance the aesthetic 
character and livability of Dundee. 



3. To avoid unnecessary “strip,” or scattered commercial development along Highway 99W. 
 

Finding: The City of Dundee has an acknowledged Comprehensive Plan that complies with this goal. The 
proposal does not modify the City’s economic goals, policies, or implementing regulations.  
 
This proposal will amend the Comprehensive Plan to convert 1.21 acres of property from LI (Light 
Industrial) designated land to COM (Commercial) designated land. The proposal will modify the subject 
property’s Comprehensive Plan and Zoning designations to reduce fragmentation of uses on the property 
and eliminate difficulties associated with split zoning. As noted in the finding for DMC 17.405.030(B)(2), 
the proposal does not significantly impact the supply of vacant industrial land within the City. 
 
The Goal is met.  

 
HOUSING 

 
GOAL: Meet the projected housing needs of citizens within the planning area. 
 
OBJECTIVES: 
1. Provide a variety of housing types to meet the needs of different family sizes and incomes.  
2. Encourage housing in suitable areas to minimize public facility and service costs. 
3. Provide opportunities for small town living. 
 

Finding: Dundee has an acknowledged Comprehensive Plan that complies with this goal. This proposal 
does not modify the City’s housing goals, policies, or regulations related to housing types, siting, or 
opportunities.  
 
The Goal is met. 

 
PUBLIC FACILITIES AND SERVICES 
 
GOAL: Provide orderly and efficient public services and facilities to adequately meet the needs of 
Dundee’s citizens. 
 
OBJECTIVES: 
1. Protect the general health of local residents by providing adequate sanitary sewerage, sewage 
treatment, solid waste disposal, and water facilities.  
2. Ensure the safety and health of Dundee’s citizens through adequate police and fire protection. 
 

Finding: The proposed Comprehensive Plan and Zoning Map amendments do not change the City’s Water 
Master Plan, Wastewater Master Plan or Stormwater Master Plan and are updated approximately every 
10 years. These plans have been developed to accommodate the growth within the community.  
 
The Goal is met. 

 
TRANSPORTATION SYSTEM PLAN 
 
GOAL: To provide and encourage a safe, convenient, aesthetic and economical transportation 
system, addressing the needs of all citizens within the community. 



 
OBJECTIVES 
A. The development of a well-connected street network that is safe, accessible and efficient for 
motorists, pedestrians, bicyclists and the transportation disadvantaged.  
B. Preserve the aesthetic quality of the community. 
C. The construction of a safe, continuous and direct network of streets, access ways, and other 
improvements, including bikeways, sidewalks, and safe street crossings to promote safe and 
convenient bicycle and pedestrian circulation within Dundee.  
D. Develop policies for the location and improvement of arterials, collectors, local streets and 
sidewalks. 
E. Improve the transportation links within the region as well as other regions of the state, while 
encouraging alternative transportation mode for commuters. 
 

Finding: The proposed Comprehensive Plan Map and Zoning Map amendments do not change the City’s 
Transportation System Plan or the goals, policies and implementing regulations therein. The Application 
Materials (Attachment 5) acknowledge that when future development occurs, the Transportation System 
Plan will require dedication of property and public improvements for a planned right-of-way for SW 10th 
Street which is planned to occur between SW Alder Street and Highway 99W. 
 
The Goal is met. 
 

ENERGY 
 
GOAL: To conserve energy resources. 
 
OBJECTIVES: 
1. Encourage energy conservation through sound land use planning policies. 
2. Conserve energy by reducing traffic congestion. 
 

Finding: Dundee has an acknowledged Comprehensive Plan that complies with this goal. This proposal 
does not modify the City’s energy goals, policies, or regulations related to energy resources or 
conservation.  
 
The Goal is met. 
 

CITIZEN INVOLVEMENT AND PLAN AMENDMENT PROCESS 
 
GOAL: To develop a citizen involvement program to ensure public input into the planning process. 
 
OBJECTIVE: To ensure that the opportunity exists for citizens to be involved in all phases of the 
planning process. 

 
Finding: Dundee provides opportunities for the public to comment on proposals during review of planning 
applications. Public notice of the proposed Comprehensive Plan Map and Zoning Map amendments were 
mailed to property owners within 100 feet of the project location and a land use notice sign was posted 
at the site.  
 
Dundee has an acknowledged Comprehensive Plan that complies with this goal. This proposal does not 



modify the City’s citizen involvement goals, polices or regulations related to ensuring that opportunities 
exist for citizens to be involved in all phases of the planning process.  
 
The Goal is met. 

IV. FINDINGS FOR STATEWIDE PLANNING GOALS (THE “GOALS”) 

GOAL 1: CITIZEN INVOLVEMENT 
To develop a citizen involvement program that ensures the opportunity for citizens to be involved in all 
phases of the planning process. 
 
Finding: The City meets this requirement by having various citizen committees and/or commissions with 
opportunities for the public to testify on general or specific matters. The proposed Comprehensive Plan 
Map and Zoning Map amendments are subject to the Type IV quasi-judicial process, which requires public 
notification and public hearings before the Planning Commission and the City Council. This process has 
been established by the City and determined to be consistent with Goal 1 of the Oregon Statewide 
Planning Goals.  
 
Public notice of the proposed amendments were mailed to property owners within 100 feet of the project 
location and a land use notice sign was posted at the site. The proposal will be heard before the Dundee 
Planning Commission for a recommendation to the City Council, and a final decision will be issued during 
a public meeting of the Dundee City Council. Opportunity to provide a public comment will be available 
during both the public meetings of the Dundee City Council and Planning Commission. 
 
Because the proposed Comprehensive Plan Map and Zoning Map amendments will be reviewed under 
the City’s Type IV quasi-judicial process which includes opportunities for public participation in response 
to public noticing, leading up to, and during a public meeting of the Dundee Planning Commission as well 
as leading up to and during a public meeting of the Dundee City Council, citizens will have the opportunity 
to be involved in all phases of the planning process.  
 
The Goal is met. 

GOAL 2: LAND USE PLANNING 
To establish a land use planning process and policy framework as a basis for all decisions and actions 
related to use of land and to assure an adequate factual base for such decisions and actions. 
 
Finding: This Goal requires that land use decisions 1) have an adequate factual base, 2) that alternatives 
have been considered, and 3) that implementation measures are consistent with and adequate to carry 
out comprehensive plan policies and designations. 
 
Dundee has an ongoing land use planning program, which includes using the adopted Comprehensive 
Plan, Development Code, and related plans to guide planning activities within the city. The proposed 
amendments to the Comprehensive Plan Map and Zoning Map will help keep the Comprehensive Plan 
relevant and current. The proposed land use action has an adequate factual base and is based on the 
Dundee Comprehensive Plan and Dundee Municipal Code (Title 17. Development Code).  
 
The Goal is met. 
 



GOAL 3: AGRICULTURAL LANDS 
To preserve and maintain agricultural lands. 

 
Finding: Goal 3 is not applicable because the proposal does not propose any comprehensive plan or land 
use regulation changes to agricultural lands inside or outside of the Dundee Urban Growth Boundary. The 
proposal will convert a 1.21-acre portion of a single property from light industrial use to commercial use. 
 
The Goal is met. 
 

GOAL 4: FOREST LANDS 
To conserve forest lands by maintaining the forest land base and to protect the state's 
forest economy by making possible economically efficient forest practices that assure the 
continuous growing and harvesting of forest tree species as the leading use on forest land 
consistent with sound management of soil, air, water, and fish and wildlife resources and 
to provide for recreational opportunities and agriculture. Staff concurs with the 
applicant’s findings in Attachment 4. 

 
Finding: Goal 4 is not applicable because the proposal does not propose any comprehensive plan or land 
use regulation changes to forest lands inside or outside of the Dundee Urban Growth Boundary. The 
proposal will convert a 1.21-acre portion of a single property from light industrial use to commercial use. 

The Goal is met. 

GOAL 5: NATURAL RESOURCES, SCENIC AND HISTORIC AREAS, AND OPEN SPACES 
To protect natural resources and conserve scenic and historic areas and open spaces. 

 
Finding: The proposed amendment will not negatively impact inventoried Goal 5 resources because the 
Comprehensive Plan Map and Zoning Map amendments do not change protections that already exist in 
the Dundee Comprehensive Plan or Dundee Municipal Code to protect these resources. Dundee has an 
acknowledged inventory of historic resources and identified open spaces in compliance with Goal 5.  
 
This Goal is met. 
 

GOAL 6: AIR, WATER AND LAND RESOURCES QUALITY 
To maintain and improve the quality of the air, water and land resources of the state. 

 
Finding: Dundee has an acknowledged Comprehensive Plan that complies with Goal 6. Protections are 
already in place for air, water, and land resource quality. The quality of air, water, and land resources will 
be maintained because this proposal does not modify the existing goals and policies.  

 
This Goal is met. 

GOAL 7: AREAS SUBJECT TO NATURAL HAZARDS 
To protect people and property from natural hazards. 

 
Finding: Dundee has an acknowledged Comprehensive Plan that complies with Goal 7. This proposal does 
not modify the City’s natural hazards goals, policies, or requirements such as flood plain or landslide areas. 
The protections of people and property from natural hazards will be maintained because the protections 



will not be modified by the proposal. 
 
This Goal is met. 

 
GOAL 8: RECREATIONAL NEEDS 
To satisfy the recreational needs of the citizens of the state and visitors and, where 
appropriate, to provide for the siting of necessary recreational facilities including 
destination resorts. 

 
Finding: Dundee has an acknowledged Comprehensive Plan that complies with Goal 8. The proposal will 
convert a 1.21-acre portion of a single property from light industrial use to commercial use. The proposed 
amendments to the Comprehensive Plan Map and Zoning Map do not change the recreational needs of 
citizens or visitors. The proposed amendments do not modify existing recreational goals and policies for 
park acres per population based on the type of park designation. 
 
This Goal is met. 
 

GOAL 9: ECONOMIC DEVELOPMENT 
To provide adequate opportunities throughout the state for a variety of economic 
activities vital to the health, welfare, and prosperity of Oregon's citizens. 

 
Finding: The City of Dundee has an acknowledged Comprehensive Plan that complies with Goal 9. The 
proposal does not modify the City’s economic goals, policies, or implementing regulations.  
 
The proposal will amend Comprehensive Plan Map and Zoning Map for approximately 1.21 acres of the 
2.78 acre subject property. The proposal would result in the elimination of 1.21 acres of vacant light 
industrial land, and the creation of an additional 1.21 acres of vacant commercial land.  
 
The City of Dundee does not have a current adopted Building Lands Inventory (BLI) that determines the 
amount of developable land within each zone. A BLI prepared in 1999 was never adopted and is not 
current. Findings for a Comprehensive Plan Map and Zoning Map amendment in 2018 demonstrated that 
the City has 33.40 acres of vacant COM (Commercial) designated land [15.44 acres of C (Community 
Commercial); 17.96 acres of CBD (Central Business District)] and 22.71 of vacant LI (Light Industrial) 
designated land. Additionally, the City approved a Site Design Review (File No. SDR 22-26) earlier this year 
for the development of 3.9 acres of COM (Commercial) designated land [3.9 acres of CBD (Central Business 
District)] which is still vacant, but for which construction is expected to proceed in the near future. No 
other projects are currently under design review for vacant commercial or industrial sites, and a query of 
finaled building records occurring between January 1, 2018 and September 6, 2023 demonstrated that no 
commercial or industrial buildings were constructed in Dundee during that time period. 

If the proposed Comprehensive Plan Map and Zoning Map amendments are approved, the City will 
continue to have 34.61 acres of vacant COM (Commercial) designated land [15.44 acres of C (Community 
Commercial) and 19.17 acres of CBD (Central Business District)] and 21.50 acres of vacant LI (Light 
Industrial) designated land after the proposed change.  

Because there are no ongoing projects to develop vacant industrial sites in the City at this time and the 
City would continue to have approximately 21.50 acres of vacant industrial designated land and 34.61 



acres of vacant commercial designated land following the proposed Comprehensive Plan Map and Zoning 
Map amendments, the proposal would result in an adequate supply of vacant commercial and industrial 
designated land to provide opportunities for a variety of economic activities.  

The Goal is met. 
 

GOAL 10: HOUSING 
To provide for the housing needs of citizens of the state. 

 
Finding: Dundee has an acknowledged Comprehensive Plan that complies with Goal 10. The proposal 
would convert a 1.21-acre portion of a 2.78 acre property from industrial use to commercial use. Because 
the proposal will not modify any housing related goals, policies, protections, or land use designations, the 
proposal will have no impact on this Goal. 
 
The Goal is met. 

GOAL 11: PUBLIC FACILITIES AND SERVICES 
To plan and develop a timely, orderly and efficient arrangement of public facilities and 
services to serve as a framework for urban and rural development.  

 
Finding: Dundee has an acknowledged Comprehensive Plan that complies with Goal 11. The proposed 
Comprehensive Plan Map and Zoning Map amendments do not change the City’s Water Master Plan, 
Wastewater Master Plan or Stormwater Master Plan. These plans have been developed to accommodate 
the growth within the community.  During future development, the Applicant will be required to connect 
to City services and construct public improvements which are consistent with the City’s Master Plans 
relating to public infrastructure including water supply, sanitary sewer, transportation improvements, and 
stormwater. 
 
The Goal is met. 
 

GOAL 12: TRANSPORTATION 
To provide and encourage a safe, convenient and economic transportation system. 

 
Finding: The proposed Comprehensive Plan Map and Zoning Map amendments do not change the City’s 
Transportation System Plan. This plan has been developed to accommodate the growth within the 
community. Access to the site can be provided from SW 9th Street. Additionally, the subject property 
contains a planned right-of-way for SW 10th Street which may also provide access to the site once 
constructed.  
 
The Application Materials (Attachment 5) acknowledge that when future development occurs, the 
Transportation System Plan will require dedication of property and public improvements for a planned 
right-of-way for SW 10th Street planned to occur between SW Alder Street and Highway 99W. 
 
The Goal is met. 
 

GOAL 13: ENERGY CONSERVATION 
To conserve energy. 

 



Finding: Dundee has an acknowledged Comprehensive Plan that complies with Goal 13. This proposal 
does not modify the City’s energy goals, policies, or regulations related to energy resources or 
conservation.  
 
The Goal is met. 

GOAL 14: URBANIZATION 
To provide for an orderly and efficient transition from rural to urban land use, to 
accommodate urban population and urban employment inside urban growth boundaries, 
to ensure efficient use of land, and to provide for livable communities.  

 
Finding: The proposed Comprehensive Plan Map and Zoning Map amendments are proposed within the 
existing Urban Growth Boundary. The proposed project would modify the Comprehensive Plan Map and 
Zoning Map for approximately 1.21 acres of the 2.78 acre of the subject property. The existing and 
proposed Comprehensive Plan and Zoning designations are shown below in Table 2: 
 

Table 2. Summary of Existing and Proposed Comprehensive Plan and Zoning Designations 
 Existing 

Acres 
Proposed 
Acres 

Comprehensive Plan Designation 
Light Industrial (LI) 1.21 0.00 
Commercial (COM) 1.57 2.78 

Zoning Designation 
Light Industrial (LI) 1.21 0.00 

Central Business District (CBD) 1.57 2.78 
 
 

 

Because a portion of the subject property is already designated and zoned for the proposed land use and 
zoning, the proposed amendments will maintain an orderly transition of land uses while improving the 
subject property’s viability for on-site uses by eliminating the existing split of land use designations. 

This Goal is met. 
 

GOAL 15: WILLAMETTE RIVER GREENWAY 
To protect, conserve, enhance and maintain the natural, scenic, historical, agricultural, 
economic and recreational qualities of lands along the Willamette River as the Willamette 
River Greenway. 
 

Finding: The City of Dundee is located along the Willamette River on it eastern border. The Goal is not 
applicable because the proposed Comprehensive Plan Map and Zoning Map amendments do not change 
the Willamette River Greenway goals, policies or implementing regulations.  
 
This Goal is met. 
  



EXHIBIT “D” CONDITIONS OF APPROVAL 
DUNDEE CITY COUNCIL 

Jivanjee Property Comprehensive Plan Map and Zoning Map Amendments 
459 SW 9th Street - File No. ZC-CMA 23-07 

 
Based on the findings, the proposed Comprehensive Plan Map and Zoning Map amendments meet the 
required criteria contained in the Dundee Municipal Code (Title 17. Development Code), Dundee 
Comprehensive Plan goals and policies, and Oregon statewide planning goals, rules, and statutes and is 
approved, subject to the following Conditions of Approval:  

1. During site development review for future development the Applicant shall provide: 

a. Trip generation assumptions that reflect the most recent edition of the Trip Generation 
Manual (11th edition); 

b. Traffic Impact Analysis (TIA) including evaluation of anticipated impacts to intersections 
along Highway 99W; and 

c. Data that is more recent than the Transportation System Plan Traffic Study (2015) for 
evaluation of traffic impacts to Highway 99W. 

 

 

 

 

 

 

 

 

Development Notes 

 Completion of Conditions of Approval:  Contact the City staff (503-538-3922) for clarification on 
conditions of approval or to verify completion of conditions. 

 Building Division Requirements: This project is subject to compliance with all Building Division 
standards. This includes obtaining all applicable building, plumbing, mechanical, and electrical 
permits.  

 Public Works Requirements: This project is subject to compliance with all Dundee Public Works 
Design Standards.  



 


