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Tonight’s Work Session

City Council, 07.12.23

Review Draft Results of:

 Housing Needs Analysis
 Economic Opportunities Analysis
 Public Lands Need Analysis

Discuss Next Steps

Updates of 
2019/2020 
Drafts



Tonight’s Work Session

City Council, 07.12.23

Review Draft Results of:

 Housing Needs Analysis
 Economic Opportunities Analysis
 Public Lands Need Analysis

Discuss Next Steps

Updates of 
2019/2020 
Drafts

State Mandate – HB  2003 (2019 Legislative Session), McMinnville 
needs to submit a Housing Needs Analysis and updated Buildable 
Lands Inventory prior to December 31, 2023. 



City Council Strategies

City Council, 12.14.21

GOAL:  HOUSING – Create diverse housing opportunities that 
support great neighborhoods.

OBJECTIVE:  Conduct thorough and timely planning and forecasting 
to ensure that regulatory frameworks and land supply align with 
market-driven housing needs.

GOAL:  GROWTH AND DEVELOPMENT CHARACTER – Guide growth 
and development strategically, responsively, and responsibly to 
enhance our unique character.

OBJECTIVE:  Define the unique character through a community 
process that articulates our core principles.

OBJECTIVE:  Strategically plan for short and long-term growth and 
development that will create enduring value for the community.



Background and History



LCDC PRESENTATION, 07.23.21

2016 - LONG RANGE PLANNING NEEDS ASSESSMENT

State Law Mandates

Federal Law Mandates

Strategic Planning

Foundational 

Documents

• Comprehensive Plan

• Development Code

Slide from January 2017 City Council Meeting



LCDC PRESENTATION, 07.23.21

2016 - LONG RANGE PLANNING NEEDS ASSESSMENT

State Law Mandates

Federal Law Mandates

Strategic Planning

Foundational 

Documents

• Comprehensive Plan

• Development Code

$1,700,000
+ 2 FTES

Slide from January 2017 City Council Meeting



LCDC PRESENTATION, 07.23.21

WORK SESSION DISCUSSION
Long Range Strategic Planning

Slide from January 2017 City Council Meeting



LCDC PRESENTATION, 07.23.21

FIVE YEAR WORK PLAN

Slide from January 2017 City Council Meeting



LCDC PRESENTATION, 07.23.21

NEXT SIX MONTHS

Long Range Plans Comp Plan 
Amendments

Zoning Ordinance 
Amendments

Great Neighborhood 
Principles

Citizen Advisory 
Committee

Landscape and Tree

Annexation Airport Zone Wireless Facilities
BLI – Housing and 
Employment Lands

Park Zone Historic 
Preservation

Three Mile Lane Travel Commercial 
Zone

Slide from January 2017 City Council Meeting



DRAFT HNA/EOA AND URBANIZATION STUDY

City Council, 07.12.23

• Applied for Grants - 2017

• Appointed a Project Advisory Committee – 2017/18

• Developed draft documents -  2018/19/20

 Housing Needs Analysis

 Economic Opportunity Analysis

 Public Lands Analysis







CONCLUSION:  
MCMINNVILLE HAS NEED FOR ADDITIONAL LAND SUPPLY







COMPOSITE HAZARD MAP – URA STUDY BOUNDARY



CONCLUSION:  
MCMINNVILLE HAS NEED FOR ADDITIONAL LAND SUPPLY

Land supply was quickly dwindling and the PAC conversations were 
demonstrating opposition, so went back to City Council ….



LCDC PRESENTATION, 07.23.21

January 21, 2020 CC Discussion

How do we move forward?

Is there a path for 
McMinnville that makes 
sense?

City Council Direction . . . . 

City Council Work Session, 07.11.23



LCDC PRESENTATION, 07.23.21

POTENTIAL PATHS FORWARD
1. URA/UGB
2. UGB

a. Dust off 2003 Submittal, resubmit with revised findings
b. New alternatives analysis
c. Concurrent with URA

3. REGIONAL PROBLEM SOLVING
a. RPS – 2003 UGB Plan
b. RPS – URA/UGB

4. LEGISLATIVE BILL
5. QUASI-JUDICIAL UGB AMENDMENTS
6. DO NOTHING (Wait for a state-wide fix)
7. NEGOTIATE A DEAL

City Council Work Session, 07.11.23



LCDC PRESENTATION, 07.23.21

DECISION MAKING FILTER

1. DOES IT ACHIEVE SUCCESS – Reality not Monopoly
a. Housing
b. Economy
c. Parks
d. Livability
e. Infrastructure
f. Master planning
g. Local Control

2. ACHIEVEMENT OF GOALS
3. COSTS
4. TIME

City Council Work Session, 07.11.23



LCDC PRESENTATION, 07.23.21

CITY COUNCIL DIRECTED STAFF TO:

EVALUATE RESPONDING TO THE 
2013 REMAND OF THE 2003 MGMUP

City Council Work Session, 07.11.23



LCDC PRESENTATION, 07.23.21

MCMINNVILLE’S UGB 
REMAND RESPONSE:

We responded to the LCDC remand to 
the City of McMinnville for the 
MGMUP 2003-2023, first submitted in 
2003 and modified in 2005.  

HNA/EOA UPDATE PAC MEETING, 05.08.23



MCMINNVILLE UGB AMENDMENT

921.40 gross buildable 
acres

To serve a future 
population of 44,055 
people. 

Approximately 2,511 
dwelling units, 254 acres 
of park land, 106 acres of 
employment land, and 121 
acres of other public and 
semi-public uses.

(2003) (2020)



MGMUP 2020 UGB AMENDMENT

Submitted to DLCD December 11, 2020
Decision provided April 9, 2021

No appeals.



OAR 660-008-0045

Adopt a new HNA and BLI by 
December, 2023



If we need more land . . . .

662.40



We might have to 
do another UGB?!!?



OPTION #1 – HB 2003 COMPLIANCE



OPTION #2 – AMEND OAR TO 
EXTEND DEADLINE TO 2027



OPTION #3 – SEQUENTIAL UGB



SEQUENTIAL UGB



Picking Up Where 
We Left Off



DOCUMENT UPDATES

City Council, 07.12.23

 Housing Needs Analysis
 Economic Opportunities Analysis
 Public Lands Need Analysis

Updates of 
2019/2020 
Drafts

Update Buildable Lands Inventory:
• Include new UGB amendment (662.40 acres)
• Include development through 12/31/21

Update Housing Capacity:
• HB 2001 – Missing Middle (Increase density assumptions) 
• Rural Residential (Decrease density assumptions)



UPDATE HNA/EOA AND URBANIZATION STUDY

City Council, 07.12.23

• Applied for Grants - 2022

• Appointed a Project Advisory Committee – 2023

• Hired ECONorthwest

• Updated draft documents -  2023

 Housing Needs Analysis

 Economic Opportunity Analysis

 Public Lands Analysis



Housing Needs Analysis



GOAL 10 - HOUSING

City Council, 07.12.23

Goal 10, ORS 197.296, and OAR 660-008 require:

Housing needs analysis
Analysis of national, state and local trends
Historical density and mix
Needed housing by price and type

20-year supply of buildable land



COMPONENTS OF HOUSING NEEDS ANALYSIS

City Council, 07.12.23

• Determining Planning Horizon (2021 – 2041, 2041 – 2067, 
plus a five and ten-year look)

• Determining Population Forecast

• Buildable Lands Inventory – what is available

• Housing Capacity – how much housing can be built on current land 
inventory.

• Housing Need – how much more land is needed to meet housing 
supply for planning horizon and project population growth.   



POPULATION FORECAST

City Council, 07.12.23



Buildable Lands Inventory



STEPS IN THE BUILDABLE LANDS INVENTORY

City Council, 07.12.23

1. Gather and 
Assemble Data

2. Classify Land
3. Identify 

Constraints

4. Identify 
Redevelopment 
Potential

5. Verification
6. Summarize Results







763 acres of vacant or partially vacant land.  448 acres (59%) are in county 
zoning.  131 acres (17%) are in Water Zone 2.  184 acres (24%) are in city zoning 
and have water service.    



763 acres of vacant or partially vacant land.  448 acres (59%) are in county 
zoning.  131 acres (17%) are in Water Zone 2.  184 acres (24%) are in city zoning 
and have water service.    



R4 - 
BCN 

R2 - 
ORM

C3

C3

WZ2



HOUSING CAPACITY



HB 2001 Code Amendments – 3% More Capacity





Rural Residential Reduced Capacity



VALUES THAT SHAPE OUR 
HOUSING STRATEGIES



EVERYBODY DESERVES TO LIVE IN A GREAT 
NEIGHBORHOOD

Great Neighborhood Principles:

Great neighborhoods must have . 
. 

• Variety of housing types 
serving a variety of household 
incomes.

• Variety of housing types 
attractive to a variety of 
generations.

• Human Scale Design

• Unique and Integrated Design 
Elements



WE DON’T LIKE SPRAWL BUT WE DON’T LIKE HIGH 
DENSITY



WE SHOULD NOT ASSUME THAT ALL 
MULTI-FAMILY HOUSING IS LOW INCOME



WE SHOULD NOT PUSH ALL LOWER INCOME 
HOUSEHOLDS INTO MULTI-FAMILY HOUSING



HOUSING CHOICE IS IMPORTANT



AS LOTS GET SMALLER, ACCESS TO OPEN 
SPACE IS MORE IMPORTANT





55% 12% 33%Future
Goal



EXISTING HOUSING 
CONDITIONS







2021 ACS shows that 26.5% of McMinnville 
households (1,184) are severely cost burdened, 
putting McMinnville in a new category of housing 
distress statewide.



Other Cities that are Severely Rent Burdened Cities that are not Severely Rent Burdened
Corvallis 37.7% Springfield 24.8%

Happy Valley 35.8% Silverton 24.6%

Klamath Falls 32.3% Redmond 24.7%

Monmouth 33.2% Astoria 24.6%

Gresham 33.1% Lincoln City 23.9%

Baker City 31.5% Albany 23.7%

Ashland 31.0% Milwaukie 23.6%

Cottage Grove 31.0% Molalla 23.5%

Troutdale 30.5% Oregon City 23.5%

Eugene 30.5% Canby 23.4%

Sandy 30.3% Keizer 23.3%

Forest Grove 29.9% Newport 23.2%

Grants Pass 28.6% Sweet Home 21.0%

Lake Oswego 28.5% Coos Bay 22.7%

The Dalles 27.4% Coos Bay 22.7%

Medford 27.2% Independence 22.6%

Wilsonville 27.2% Beaverton 22.3%

Salem 27.1% Newberg 21.9%

McMinnville 26.5% Prineville 20.5%

West Linn 26.0% Roseburg 19.3%

Tigard 25.8% Cornelius 19.1%

Tualatin 25.8% Fairview 18.2%

Woodburn 25.8% Central Point 17.1%

La Grande 25.6% Ontario 17.7%

Bend 25.5% Hillsboro 15.0%

Gladstone 25.5% North Bend 15.0%

Lebanon 25.3% St Helens 13.8%

Pendleton 25.3% Sherwood 13.7%

Portland 25.2% Hermiston 10.6%



$55,400

Affordability is critical and an increasing 
problem in McMinnville
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Building Permits – Housing

Housing supply contributes to affordability 
and supply is an increasing problem



Building Permits – Housing
(Goal = 233/Year)



Building Permits – Housing
(by decade)



Building Permits – Housing
(by decade)



Building Permits – Housing
(Goal = 233/Year)



Building Permits - Housing



RESULTS





LAND NEED FOR HOUSING

City Council, 07.12.23

To serve a population of 47,498 in 2041, the City of McMinnville 
needs an additional 202 gross buildable acres dedicated to housing.  

Planning Horizon Land Need
2021 – 2041
(UGB)

202 Acres

2041 – 2067
(Urban Reserve Area)

1066 Acres



ECONOMIC OPPORTUNITY 
ANALYSIS



Developing an 
Economic Opportunity Analysis 

to Support a Local Economic 
Development Strategy







 

OAR 660-009-0015

1) Review of National , State, Regional, County and Local Trends.

2) Identification of Required Site Types

3) Inventory of Industrial and Other Employment Lands

4) Assessment of Community Economic Development Potential

5) Community Economic Development Visioning



 

OAR 660-009-0015 (5)

(5) Cities and counties are strongly encouraged to 
assess community economic development potential 
through a VISIONING or SOME OTHER PUBLIC 
INPUT based process in conjunction with state 
agencies. Cities and counties are strongly 
encouraged to use the assessment of community 
economic development potential to form the 
community economic development objectives 
pursuant to OAR 660-009-0020(1)(a).g



 

OAR 660-009-0020(1)

1) Comprehensive plans subject to this division must include 
policies stating the economic development objectives for the 
planning area. These policies must be based on the community 
economic opportunities analysis prepared pursuant to 
OAR 660-009-0015 and must provide the following:

(a) Community Economic Development Objectives. 
(b) Commitment to Provide a Competitive Short-Term Supply. 
(c) Commitment to Provide Adequate Sites and Facilities. 



 

HISTORY OF DIALOGUE

2001 – Adopted EOA
2013 – Adopted Updated EOA 
2020 – Drafting Updated EOA



 

HISTORY OF DIALOGUE

2001 – Adopted EOA
2013 – Adopted Updated EOA

 2017 – New ED Goals
 2018 – New Economic Development 
      Strategic Plan

 2020 – Drafted Updated EOA



7/11/2023MAC-Town 2032: Economic Development Strategy86



PROCESS

87
MAC-Town 2032: Economic Development Strategy



7/11/2023MAC-Town 2032: Economic Development Strategy88



DATA PROFILE – KEY FINDINGS

89
MAC-Town 2032: Economic Development Strategy



7/11/2023MAC-Town 2032: Economic Development Strategy90





7/11/2023MAC-Town 2032: Economic Development Strategy92







7/11/2023MAC-Town 2032: Economic Development Strategy95



COMPONENTS OF ECONOMIC OPPORTUNITY ANALYSIS

City Council, 07.12.23

• Determining Job Growth in Planning Horizon (2021 – 2041, 
2041 – 2067, based on population growth)

• Determine Jobs/Acre for Industrial and Commercial Uses

• Buildable Lands Inventory – what is available

• Capacity – how many new jobs will be developed on current land 
inventory.

• Need – how much more land is needed to meet employment needs 
for planning horizon and project population growth.   



EMPLOYMENT FORECAST

City Council, 07.12.23



Buildable Lands Inventory







C3

C3

C3

C3

C3



EMPLOYMENT CAPACITY









EXOGENOUS LAND NEED 

PLANNERS NETWORK MEETING, 01.30.20



Economic Development Strategic Plan:  
• 8 Goals
• 57 Strategies
• ~180 Potential Tasks or Projects

• 57 with land-use or site-related needs
• 47 addressed within employment forecast
• 10 with unique additional “exogenous” land 

needs 

EXOGENOUS SITE NEEDS

PLANNERS NETWORK MEETING, 01.30.20



Summary of Exogenous Land Needs
Use Land Need EDSP

1. Community Center/Recreation Facility 10 acres 3.2.2

2. Outdoor Stage/ Amphitheater 5 acres plus parking 3.2.1.

3. State/Regional Recreational Facility
28 acres (4 acres for buildings, 6 acres 
for parking, 12 acres for 6 athletic fields, 
6 acres for associated facilities)

3.2

4. Arts and culture focused event center 3.5 acres 3.3

5. Evergreen Aviation and Space Museum 27 acres

6. Wings and Waves 
Location-specific land need at existing 
partially vacant site

6.3.

7. Conference Center: 5 acres 6.4

8. Equestrian center with supporting commercial 
activity inside UGB

20 acres in UGB, larger footprint outside 6.3

9. Food hub and public market 3.5 acres 3.2.2.

10. Makerspace/innovation hub/ fabrication center 2 acres 6.3.

TOTAL 104 acres



RESULTS



LAND NEED FOR EMPLOYMENT

City Council, 07.12.23

To serve a population of 47,498 in 2041, the City of McMinnville 
needs an additional 188 gross buildable acres dedicated to housing.  

Planning Horizon Land Need
2021 – 2041
(UGB)

29 Industrial
159 Commercial

2041 – 2067
(Urban Reserve Area)

176 Industrial
237 Commercial







LAND NEED FOR EMPLOYMENT

How are we going to meet the need?



HOW ARE WE GOING TO MEET THE NEED

Land Use Efficiencies, (December 31, 2024)
Higher Density Housing
Higher Density Jobs/Acre – Innovation Center
Commercial Rezone on Highway 18

UGB Amendment (December 31,2025)



NEXT STEPS FOR LAND NEEDS ANALYSIS

September 7, 2023 – Planning Commission 
Public Hearing

City Council Public Hearing and Adoption

Submittal to the State, December 31, 2023



Product Consultant Expenses In-Kind Staff 
Support

Total (Consultant + In-
Kind Staff Support)

Housing Production Strategy
(Required by HB 2003 (2019))
Deadline: December 31, 2024

$35,000 $15,000
(.15 FTE) $50,000

Land-Use Efficiencies
(Required by HB 2003 (2019))
Deadline: December 31, 2024

$50,000 $50,000
(.50 FTE) $100, 000

UGB Amendment
(Required by HB 2003 (2019))
Deadline: December 31, 2025

$250,000 $100,000
(.75 fte) $350,000

TOTAL $335,000 $165,000 $500,000

URBAN RESERVE AREA

Deadline: December 31, 2027
$250,000 $100,000

(.75 fte) $350,000

Start work for HB 2003 
requirements for HNA and 
Concurrency

July 1, 2027 ???

HB 2003 Compliance December 31, 2031 ???



QUESTIONS?
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