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STAFF REPORT 

TO:  Yamhill Planning Commission 

FROM: Walt Wendolowski, Contract Planner 

SUBJECT: Conditional Use/Variance/Variance File No. 24-02 

DATE: February 19, 2024 

I. BACKGROUND INFORMATION

A. APPLICANT: Yamhill-Carlton School District.

B. PROPERTY LOCATION:  The subject property is located at 310 East Main Street
and the County Assessor Map identifies the site as located within Township 3
South; Range 4 West; Section 04AC; Tax Lot 800.

C. ZONING: Single Family Residential (R2).

D. PARCEL SIZE: Approximately 5.3 acres.

D. EXISTING DEVELOPMENT: The property contains the Yamhill-Carlton
Intermediate School, fonts a public street, and public sewer and water facilities
serve the property.

E. REQUEST: The applicant is requesting the following: (1) Conditional Use to install
an Electronic Message Center; (2) Variance to the square footage limitation for a
free-standing sign for a public building; and (3) Variance to the free-standing sign
height requirements for a public building.

F. DECISION CRITERIA: Yamhill Municipal Code; Chapter 10.16 (Single Family
Residential – R2); Chapter 10.64 (Signs); Section 10.64.220 (Sign Variances), and
Chapter 10.108 (Conditional Use).

II. APPLICATION SUMMARY

A. The School District wishes to modify the existing 14-foot free-standing sign located
on East Main Street. The existing 4’x8’ cabinet would be removed and replaced by
a new 4’x8’ cabinet with an LED display (electronic message center). The active
area of the display would contain 16.319 square feet of area. The sign height would
remain at 14 feet, three inches. Per section 10.64.030(L)(1), establishment of an
electronic message center (EMC) is subject to a conditional use.

4A
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B. Development Code Section 10.64.04 establishes the requirements for public and 
semi-public signs. Per subsection (A), only one freestanding monument sign shall 
be permitted, not to exceed eighteen square feet in sign area and five feet in height. 
The proposed sign requires Variances to these two standards: 
 
1. Section 10.64.030(L)(2) establishes the maximum allowable size for an 

EMC with public facilities allowed up to twenty-four square feet of area. Per 
the requirements in (L)(3), the area is calculated at a rate two times that 
of non-EMC signs. The EMC sign area is therefore 32.6 square feet in 
area. Coupled with the 11.3 square foot header, the total sign area of 
the proposed sign is 43.0 square feet. A variance is required as this 
exceeds the eight square foot limitation.  
 

2. The revised sign will be fourteen feet, three inches in height. A variance 
is necessary as this exceeds the 5-foot height limitation.  

  
As the variances relate to changes in the sign regulations, they are subject to 
provisions in Section 10.64.220. While the process follows in Chapter 10.100 
(Variances), the criteria in this Section are specific to signs and therefore apply to 
this request.  
 

C. The core of the change involves replacing the existing cabinet with a new one 
containing an EMC. This is an alteration per Section 10.64.130 and requires a sign 
permit. However, a sign permit cannot be issued unless the City approves the 
conditional use and variances.  
 

D. For the record, the applicant submitted the necessary application forms and 
submittal This hearing and process are consistent with the provisions in Chapter 
10.104 (Conditional Uses) and Chapter 10.100 (Variances).  

 
III. CRITERIA AND FINDINGS – CONDITIONAL USE 

 
A. Section 10.104.030 establishes the circumstances for granting a conditional use. 

The Planning Commission may prescribe restrictions or limitations for the 
proposed conditional use and only after it has determined that such conditions are 
necessary for the public health, safety, and general welfare, or to protect persons 
or improvements in the area.  

 
B. The following contains the specific decision criteria:   

 
1. Section 10.104.030(A) - There is a public need for the conditional use; 

 
FINDINGS: This criterion is not applicable to the request. The Code permits 
signs on the property; the applicant is simply requesting approval of a 
specific type of sign which requires approval of a conditional use. 
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2. Section 10.104.030(B) - There is an inadequacy of other property to satisfy 
the public need; 
 
FINDINGS: As stated above, the Code allows signs on the property; 
considering alternative sites is not applicable for the purpose of the request.  
 

3. Section 10.104.030(C) - The conditional use conforms to the 
Comprehensive Plan, all other provisions of this title, and any applicable 
street or highway plans; 
 
FINDINGS: The Development Code implements Plan policies and sign 
regulations are part of the Code. The sign requires conditional use approval, 
thereby complying with provisions of the Code. Finally, the request does not 
establish a use or activity that will impact adopted street or highways plans. 
 

4. Section 10.104.030(D) - The site for the proposed use is adequate in size 
and shape to accommodate said use of all yards, spaces, walls and fences, 
parking, loading, landscaping, and other features required to incorporate 
said use with land uses in the neighborhood; 

 
FINDINGS: The new sign replaces an existing height of similar height, area, 
and mass. Issues regarding yards, landscaping, parking, loading, and other 
issues are not factors in permitting the use.  

 
5. Section 10.104.030(E) - The site for the proposed use related to streets and 

highways is adequate in width and pavement type to carry the quantity and 
kind of traffic generated by the proposed use; 

 
FINDINGS: Again, this is effectively a sign replacement. The adequacy of 
streets and street improvements are not germane to the request.  

 
6. Section 10.104.030(F) - The proposed use will have minimal adverse effect 

on abutting property or the permitted uses thereof; and 
 

FINDINGS: The site currently contains a 14+ foot free standing sign. The 
replacement sign contains the same approximate height, dimensions, and 
mass thereby limiting potential adverse impacts.  
 
The primary difference between the two signs lies in the use of an electronic 
message center. In establishing the regulations, the City adopted provisions 
to ensure this type of sign will have minimal impact on neighboring 
properties. Compliance with the provisions outlined in Section VI of this 
report will minimize adverse impacts. The Commission may condition an 
approval to require compliance with these provisions.  
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7. Section 10.104.030(G) - The conditions stated in the decision are deemed 
necessary to protect the public health, safety, and general welfare.  

 
FINDINGS: As noted in the above criterion, compliance with the EMC 
design provisions would be required to ensure the sign protects the public 
health, safety, and general welfare.  

 
III. CRITERIA AND FINDINGS – VARIANCE  

FREE-STANDING SIGN HEIGHT REQUIREMENT FOR A PUBLIC USE BUILDING 
 

A. As stated earlier, the maximum allowable height for a free-standing sign involving 
a public or semi-public use is 5-feet. The proposed 14-foot 3-inch sign exceeds 
this limitation and therefore requires a variance to the sign regulations.  
 

B. A variance to the sign regulations is subject to provisions in Section 10.64.220. 
The following includes the specific criteria and findings:    

 
1. Section 10.64.220(A) - There are unique circumstances of conditions of the 

lot, building, or traffic pattern such that the existing sign regulations create 
an undue hardship. 

 
FINDINGS: There are two possible unique circumstances. The first is the 
presence of the existing sign pole, in that, it is cost effective for the School 
district to use the pole to locate the new sign. Second, part of the sign’s 
purpose is to display messages to the teachers, students, parents, and the 
public at large and that is visible from a reasonable distance. This is not 
possible with a 5-foot monument sign.  

 
2. Section 10.64.220(B) - The granting of the variance compensates for those 

circumstances in a manner equitable with other property owners and is thus 
not a special privilege to the business. The variance requested shall be the 
minimum necessary to compensate for those conditions and achieve the 
purpose of this Chapter. 

 
FINDINGS: Except for the message sign, there will be no net change in the 
height, dimensions, or relative mass of the structure. Therefore, there is no 
gain or loss respective to granting a special privilege.  

 
3. Section 10.64.220(C) - The granting of the variance shall not decrease 

traffic safety nor detrimentally affect any other identified items of public 
welfare. 

 
FINDINGS: Adverse impacts are not anticipated on traffic safety or public 
welfare as the new sign effectively copies the existing one. Benefits to public 
safety and welfare are likely, however, due to the message capability of the 
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sign. This can alert the public regarding school closures, events, city-wide 
emergencies, and other matters of importance to the public.  

 
4. Section 10.64.220(D) - The variance will not result in a special advertising 

advantage in relation to neighboring businesses or businesses of a similar 
nature. The desire to match standard sign sizes (for example, franchise 
store signs) shall not be listed or considered as a reason for a variance.  

 
FINDINGS: The School does not have a special advantage as there is no 
change in height. Further, as a public entity, there is no special advantage 
relative to a competing business.   

 
5. Section 10.64.220(E) - The variance request shall not be the result of a self-

imposed condition or hardship. 
 

FINDINGS: The applicant was made aware of the requirements and 
submitted the required variance application. This is not the result of a self-
imposed hardship. 

 
  IV. CRITERIA AND FINDINGS – VARIANCE 

FREE-STANDING SIGN AREA REQUIREMENT FOR A PUBLIC USE BUILDING 
 
A. As stated earlier, the maximum allowable sign area for a free-standing sign for a 

public use is eight square feet. The cabinet itself contains approximately 32 square 
feet in area and based on the calculation methodology in 10.46.030(L)(3) the 
proposed sign contains 43.9 square feet of area. 
 

B. A variance to the sign regulations is subject to provisions in Section 10.64.220. 
The following includes the specific criteria and findings:    

 
1. Section 10.64.220(A) - There are unique circumstances of conditions of the 

lot, building, or traffic pattern such that the existing sign regulations create 
an undue hardship. 

 
FINDINGS: The prior variance recognize the height, bulk, dimensions, of 
the proposed sign are similar the existing improvements. While the new sign 
incorporates an EMC, the cabinet size will be unchanged so that the visible 
square footage is similar. The only significant difference is the use of the 
EMC. And as noted, the sign’s purpose is to display messages to the 
teachers, students, parents, and the public at large. The message capability 
of the sign can alert the public to school matters and other issues. This is 
not possible with an eight square foot sign limitation.  

 
2. Section 10.64.220(B) - The granting of the variance compensates for those 

circumstances in a manner equitable with other property owners and is thus 
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not a special privilege to the business. The variance requested shall be the 
minimum necessary to compensate for those conditions and achieve the 
purpose of this Chapter. 

 
FINDINGS: Except for the message sign, there will be no change in the 
height, dimensions, or relative mass of the cabinet. The visible square 
footage remains unchanged. 

 
3. Section 10.64.220(C) - The granting of the variance shall not decrease 

traffic safety nor detrimentally affect any other identified items of public 
welfare. 

 
FINDINGS: As noted, adverse impacts are not anticipated on traffic safety 
or public welfare as the new sign effectively copies the existing one.  

 
4. Section 10.64.220(D) - The variance will not result in a special advertising 

advantage in relation to neighboring businesses or businesses of a similar 
nature. The desire to match standard sign sizes (for example, franchise 
store signs) shall not be listed or considered as a reason for a variance.  

 
FINDINGS: The School does not have a special advantage as there is no 
change in the cabinet area. Further, as a public entity, there is no special 
advantage relative to a competing business.   

 
5. Section 10.64.220(E) - The variance request shall not be the result of a self-

imposed condition or hardship. 
 

FINDINGS: The applicant was made aware of the requirements and 
submitted the required variance application. This is not the result of a self-
imposed hardship.  

 
 VI.  RECOMMENDATION AND CONDITIONS OF APPROVAL 
 
Staff finds the submitted application complies with the applicable decision criteria and 
recommends approval subject to the following Conditions of Approval: 
 
A. The decision shall be limited to the conditional use for the electronic message 

center sign and variances to the sign height and area requirements. No other 
changes shall be allowed unless otherwise permitted by the City.  
 

B. The applicant shall obtain a sign permit from the City of Yamhill. The sign shall 
conform to the proposed sign submitted as part of this application. 

 
C. Compliance with the Conditions of Approval shall be the sole responsibility of the 

applicant. 
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 V.  PLANNING COMMISSION ACTION 
 
A. The Planning Commission may either: 
 

1. Approve the application and adopt findings contained in the Staff Report, or 
 

2. Approve the application with modified findings and/or conditions, or  
 

3. Deny the application, specify reasons why the applicant has not met the 
criteria, or  

 
4. Continue the matter to a date, time and place certain. 

 
B. Staff will return with an Order for the Chair’s signature based on the Planning 

Commission decision.  
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ATTACHMENT A 

Conditional Use Criteria 

10.104.030 Circumstances for Granting Conditional Uses. 

The Planning Commission may prescribe restrictions or limitations for the proposed conditional 

use. Any reduction or change of the requirements of the title must be considered as varying the 

title and must be requested and viewed as such. The Planning Commission shall impose 

conditions only after it has determined that such conditions are necessary for the public health, 

safety and general welfare, or to protect persons or improvements in the area. The Planning 

Commission may prescribe such conditions it deems necessary to fulfill the purpose and intent 

of this title. The Planning Commission shall analyze the following criteria and incorporate such 

into their decision: 

1. Written response to the Conditional Use decision criteria. The conditional use 
application is to permit the establishment of an electronic message center. It is 
pertinent that YCIS continues to make improvements to stay current and up to 
date. A digital sign is the appropriate upgrade from the current reader board and 
will allow easy and effective communication to our school district and community, 
all while maintaining the appropriate new Yamhill City Sign Ordinances.  

2. Written response to the Variance decision criteria. The variance request is to 
exceed the 5-foot height limitation for a public sign. The new YCIS digital sign will 
be the same size as the current sign and be placed on top of the existing pole. 
The existing pole already exceeds the 5-foot height requirement. Using the 
existing pole is necessary because it will allow proper use and display of the 
digital sign and prevent expensive and undue construction for a new pole. 
 

(A) There is a public need for the conditional use; 

a. Yes, a digital Yamhill Carlton Intermediate School (YCIS) reader board will give 
valuable information to the Yamhill Carlton community about local and school 
events. The current sign is broken and outdated and does not function as such. 

(B) There is an inadequacy of other property to satisfy the public need; 

a. YCIS is the only Yamhill Carlton Intermediate School property in Yamhill and is the 
only school in the YC District without a digital sign. There is no other property to 
place a digital sign. 



(C) The conditional use conforms to the Comprehensive Plan, all other provisions of this 
title, and any applicable street or highway plans; 

a. The YCIS digital sign does not interfere with street or highway plans. The digital 
sign does conform to the Comprehensive Plan. 

(D) The site for the proposed use is adequate in size and shape to accommodate said use of 
all yards, spaces, walls and fences, parking, loading, landscaping and other features 
required to incorporate said use with land uses in the neighborhood; 

a. Yes. The new digital sign will be replacing an existing sign of the same size and 
height. 

(E) The site for the proposed use related to streets and highways is adequate in width and 
pavement type to carry the quantity and kind of traffic generated by the proposed use; 

a. Yes. This new digital sign is replacing an existing sign of the same size and height. 

(F) The proposed use will have minimal adverse affect on abutting property or the 
permitted uses thereof; 

a. The digital sign can be programmed to turn off in the evening and on in the 
morning at an appropriate designated time. The sign will also be used to convey 
information for the YCIS school and community and not used for flashy or high 
movement advertising or entertainment. 

(G) The conditions stated in the decision are deemed necessary to protect the public health, 
safety and general welfare. 

a. Yes. The YCIS understands the importance of having a digital sign that does not 
burden the surrounding public and is not a visual or light nuisance.  

 

Variance Criteria 

10.100.030 Findings Required for Granting a Variance. 

The Planning Commission may grant a variance when it appears from the application, and the 

facts permitted at the public hearing, and by investigation that: 

(A) There are unnecessary, unreasonable hardships or practical difficulties which can be 
relieved only by modifying the requirements of this title, and is the minimum relief to 
relieve the hardship; 

a. Correct, the current reader board at the YCIS is broken, outdated and no longer 
functional as a means of communication to our school and community. A digital 



reader sign is the appropriate replacement for the old sign. The current variance 
is to not exceed 5 foot height limitation, however, the new digital reader sign will 
replace the current sign which is already in place on top of an existing pole. 
Please see pictures showing  current and proposed new sign. The new digital sign 
will also be the same size as the current sign that is in place. 

(B) There are exceptional or extraordinary circumstances or conditions applying to the land, 
buildings, or use referred to in the application, which circumstances or conditions do not apply 
generally to the land, buildings, or uses in the same zone; however, nonconforming land, uses,  
or structures in the vicinity shall not in themselves constitute such circumstances or conditions. 

 a.  This question does not seem applicable to the upgrading of the YCIS reader board. 

(C) That granting the application will not be materially detrimental to the public welfare or be 
injurious to property or improvements in the neighborhood of the premises; 

 a.  The YCIS digital sign will not cause injury or be materially detrimental to the Yamhill 
community. The sign will be programmed to meet all new city ordinances for light, movement, 
strength of illumination and activity during the day. This digital sign will not be a nuisance to the 
community of Yamhill. It will display information much like the high school reader board. The 
new digital sign will be the same size and mounted to the existing pole that is already in front of 
the YCIS. 

(D) That such variance is necessary for the preservation and enjoyment of the substantial 
property rights of the petitioner; and 

 a.  Correct. The YCIS needs to maintain current and up to date technology which includes 
delivering information on a digital reader board. The YC Intermediate School is the last school in 
the district to have a digital reader board upgrade. 

(E) That the granting of the application will not, under the circumstances of the particular case, 
adversely affect the health or safety of persons working or residing in the neighborhood of the 
property of the applicant; and 

 a. Correct. There will be no adverse health affects from a reader board update. 

(F) That granting of the application will be in conformance with the intent and purpose of this 
title and any officially adopted Comprehensive Plan. 

 a. Correct. The YCIS digital sign will conform to the city ordinances for proper sign display 
and be utilized for relaying information to the community only. Not entertainment purposes. 
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MEMORANDUM 

TO:  Yamhill Planning Commission 

FROM: Walt Wendolowski, Contract Planner 

SUBJECT: Formula Business Code Amendments 

DATE: February 19, 2024 

I. BACKGROUND

At the December 2023 meeting, the Commission discussed potential Code language to 
prohibit or restrict formula businesses within the City. Before proceeding with a public 
hearing, some issues need clarification.   

II. PROPOSED LANGUAGE

A. The following reviews Attachment “A” which contains the proposed amending
language:

1. Definitions – Chapter 10.08 will contain a new definition. The definition is
extremely thorough and clearly identifies a formula business. Please note
the definition is clearly applicable to the McDonalds and Dollar Stores of the
world but also applies to regional chains such as Black Bear Diners.

2. C-3 Zone – The General Commercial zone will require conditional use
approval to establish a formula business in the Central Business District.

3. Chapter 10.108 includes special conditional use provisions with a new
Section added to address formula businesses. The use must comply with
existing conditional use decision criteria, be designed/situated to enhance
the City’s rural character, and specifically avoid standard frontage designs
and styling clues that alert the public to the purpose of the business. The
language prohibits the use of common logos, styling clues, and so forth.

B. One item to note is the design requirements of the CBD (Chapter 10.46) remain in
place. They do not appear to conflict with the purposes of the of the proposed
revisions but may enhance their purpose.

III. DISCUSSION

The Commission has options to consider, ranging from a conditional use requirement to 
outright prohibition. Again note, all the suggestions apply only to C-3 zoned land in the 
Central Business District (CBD). To summarize the options: 

5A
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A. Require a special conditional use permit for formula businesses throughout the 
CBD. This is the easiest option to administer. 
 

B. Require a special conditional use permit for formula businesses only for 
commercial property located along Maple Street. This focuses the community’s 
concern regarding formula businesses on the City’s “Main Street”.  
 

C. Prohibit formula businesses within the entire CBD. As an option, this would 
unnecessarily restrict business opportunities that may benefit the community. 
 

D. Prohibit formula businesses only along Maple Street and either: (1) allow outright 
elsewhere in the CBD; or (2) or require a special conditional use elsewhere in the 
CBD. This would prohibit formula businesses on Maple Street with options on how 
to address the remainder of the CBD. 
 

Staff will finalize the material based on the Commission’s recommendations.  
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ATTACHMENT “A” 
Proposed Development Code Amendments 

 
A. Amend Chapter 10.08 General Definitions with the addition of the following new 

definition: 
 

“Formula Business” means a type of commercial business establishment, 
retail sales or rental activity and retail sales or rental establishment, including 
restaurants, hotels and motels, which, along with ten (10) or more other 
establishments, maintains two (2) or more of the following features: (a) 
standardized array of merchandise or standardized menu; (b) standardized 
facade; (c) standardized décor or color scheme; (d) uniform apparel; (e) 
standardized signage; or (f) trademark or service mark; provided, however, a 
“formula business” shall not include an automated, standalone vending 
machine. 

1. “Standardized array of merchandise” means fifty (50%) percent or more 
of in-stock merchandise from a single distributor bearing uniform 
markings. 

2. “Trademark” means a word, phrase, symbol or design, or a combination 
or words, phrases, symbols, or designs that identifies and distinguishes 
the source of the goods from one party from those of others. 

3. “Service mark” means a word, phrase, symbol or design, or a 
combination or words, phrases, symbols, or designs that identifies and 
distinguishes the source of a service from one party from those of others. 

4. “Decor” means the style of interior finishings, which may include but is 
not limited to, style of furniture, wallcoverings, or permanent fixtures. 

5. “Color scheme” means selection of colors used throughout, such as on 
the furnishings, permanent fixtures, and wallcoverings, or as used on 
the façade. 

6. “Façade” means the face or front of a building, including awnings, 
looking onto a street or an open space. 

7. “Uniform apparel” means standardized items of clothing including but 
not limited to standardized aprons, pants, shirts, smocks or dresses, hat, 
and pins (other than name tags) as well as standardized colors of 
clothing. 

8. “Signage” means a “business sign” as defined in Chapter 10.64 of this 
Code. 

9. “Standardized” does not mean identical but means “substantially the 
same.” 

 
B. Amend Section 10.28.030 (Conditional Use C-3 Zone) with the following new 

language:   
 

(C) Formula Business located within the Central Business District (Chapter 
10.46) and subject to provisions in Chapter 10.108 Specific Conditional 
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Uses.  
  

Existing subsection item (C) becomes subsection (D). 
 
C. Add the following new Section to Chapter 10.108 (Special Conditional Uses): 

 
10.108.040 Formula Businesses. 
In addition to the other provisions of Chapter 10.104, the following shall apply 
where formula businesses are permitted by conditional use procedures.  

 
1. A formula business must demonstrate compliance with the criteria listed 

in this subsection in addition to all other applicable conditional use 
criteria contained in Section 10.104.030.  

 
2. The applicant shall demonstrate in its application materials that: 

 
a. The proposed formula business is designed to preserve and 

enhance the City’s small-town character and to integrate existing 
community architectural and design features which will preserve 
such character for the City. This criterion is designed specifically 
to avoid standard frontage designs and styling clues that alert 
residents and visitors to the purpose of the business.   
 

b. The use of standard corporate logos, signage or similar markings 
shall be prohibited. 

 
c. The building scale as compared to surrounding development is 

compatible. 
 
d. Precautions have been taken to minimize adverse impacts of 

development and operation on the natural setting and abutting 
properties.  

 
3. In the event the City determines that a permit application or permit 

subject to this section is for a formula business, the permit applicant or 
holder bears the burden of proving to the City that the proposed or 
existing use does not constitute a formula business. This determination 
and challenge shall be in the form of a written staff decision that is 
appealable to the Planning Commission. 
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