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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311
www.mcminnvilleoregon.gov 

MEMORANDUM 
 
DATE: April 17, 2023  
TO: Mayor and Councilors 
FROM: Heather Richards, Community Development Director 
SUBJECT: Public Testimony for AP 5-23 (HL 6-22), AP 6-23 (HL 7-22), AP 7-23 (HL 8-22), and 

AP 8-23 (DDR 2-22), Appeal of the Gwendolyn Hotel Land-Use Applications 
(Received April 11 – 5:00 PM, April 17, 2023) 

Mayor and Councilors, 

Following is the public testimony that has been received since your meeting packet went 
out on Tuesday, April 11, 2023.  This is the testimony that we received through 5:00 PM today 
on April 17.  We provided notice to the public that we needed to receive testimony by  
12:00 PM today (News Register) or 5:00 PM today (Property Owner Notice and Project 
website), so we are deferring to the 5:00 PM deadline.   

All testimony received after that will be entered into the record by staff during our staff 
report, and the applicant has been asked to provide 12 hard copies for distribution to City 
Council, the applicant, the appellant, and city staff.   

Public Testimony: 

o Alden Skinner, 04.3.23
o Dee La Rocca, 04.13.23
o Jenny Wilson, 04.13.23
o Klaus and Barb Martin, 04.13.23
o Mark Borrayo, 04.13.23
o Pamela Berkery, 04.13.23
o William Price, 04.13.23
o Don Cummings, 04.14.23
o Jessica Smith, 04.14.23
o Linda Leavitt, 04.14.23
o Matt Lazzeri, 04.14.23
o Patricia Demsky, 04.14.23
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o Mark Davis, 04.16.23
o Susan Marrant, 04.16.23
o Alex Toevs, 04.17.23
o Amy Wessellman, 04.17.23
o Andrea Long, 04.17.23
o Brian Branch, 04.16.23
o Beth Caster, 04.17.23
o Camron Settlemier, 04.17.23
o Carol Paddock, 04.17.23
o Christine Kirk, 04.17.23
o Erin Kendrick, 04.17.23
o Ernie Munch, 04.17.23
o Jason Lett, 04.17.23
o Jeb Bladine, 04.17.23
o Jocela Mae, 04.17.23
o Jody Hildebrant, 04.17.23
o Joseph Hicke, 04.17.23
o Linda Hays, 04.17.23
o Loretta Johnson, 04.17.23
o Margaret Cross, 04.17.23
o Pam Gosling, 04.17.23
o Peter Kircher, 04.17.23
o Rachel Streng, 04.17.23
o Rebecca Kiser, 04.17.23
o Restore Oregon, 04.17.23
o Stephen Long, 04.17.23
o Susan Watkins, 04.17.23
o Tim Gilman, 04.17.23

Property Owner Public Hearing Notice 
News Register Public Hearing Notice 



From: Alden Skinner
To: Heather Richards
Subject: I approve of the Gwendolyn!
Date: Thursday, April 13, 2023 11:34:34 AM

This message originated outside of the City of McMinnville.

My wife and I moved to Mac 10 years ago and have been very happy with the improvements
to the downtown area. All of the handwringing and hyperventilating about saving a couple of
nondescript old buildings just has me shaking my head. If it was financially viable to restore
and reconfigure the old News Register building it would be underway by now. “Saving” it
won’t change the fact that the math doesn’t work.

The 1882 building didn’t ruin downtown, and the Atticus didn’t ruin downtown. They were
both improvements. And the Gwendolyn would be a drastic improvement! But now, I sit in the
Troon tasting room and look across the street and think really? That’s what this is all about?
Being in an historic district doesn’t make a given building a historic treasure.

The City Council has already made the correct decision and should be left to move on to other
matters.

I am retired and have no skin in this game.

Best Regards,
Alden Skinner

mailto:wv.avas@gmail.com
mailto:Heather.Richards@mcminnvilleoregon.gov


From: Dee LaRocca
To: Heather Richards
Subject: Against removing historic buildings .
Date: Wednesday, April 12, 2023 7:48:12 PM

This message originated outside of the City of McMinnville.

I have lived in McMinnville since 2004, I retired and chose here in MCMinnville due to it's
warm,wonderful small home town feeling,away from larger,unfriendly,crime filled areas..now
I fear MCMinnville will loose those ideals I had and I know many others feel the same
way..why,why,why ruin our beautifull home town..please do not let this happen...WE DON'T
NEED THIS here in Mc Minnville..

mailto:deelarocvi@gmail.com
mailto:Heather.Richards@mcminnvilleoregon.gov


From: Jenny Wilson
To: Heather Richards
Subject: Reject Gwendolyn hotel demo
Date: Thursday, April 13, 2023 5:53:38 PM

This message originated outside of the City of McMinnville.

Hello.

I moved to this town From Seattle because the architecture out there just got all glass, huge
and priced everybody out  I lived in mac for 3 years and I eventually got priced out of that. So
I moved to Carlton. I understand they want to tear down a bunch of buildings and put up some
fancy swanky hotel. But look at what the Jackson family did they maintained the integrity of
the historic downtown district. even with rebuilding the bead store. Also Erin Stephenson and
crew will keep the integrity of the Mac theatre and most innards, and that place needs a whole
new roof. So why are the locals and most the city government, keeping things historically
sound and aesthetically pleasing to our historical district charm? But big Portland money
wants to change us. Not with out a fight!

Look at Carlton's new city hall, it is a tall beautiful brick building. Why can't they build a
brick building that's 6 stories high? Also with the amount of rooms and employees that will be
at that site do they really think they're gonna be able to underground parking garage open the
soil has been contaminated for more than 30 years? I wish the counselors, and the historic
committee, would fight for this town. Prices have already pushed little guys like me to smaller
towns .And if a small town with a much smaller budget can do their city hall with bricks to fit
in with main street even though they are down the street, why can't Some rich people from
Portland do the same thing. Don't Bring Portland architecture to our already growing small
town. 

Sincerely,
Jenny Wilson
Carlton

Sent from Yahoo Mail on Android

mailto:bullmastiffg@yahoo.com
mailto:Heather.Richards@mcminnvilleoregon.gov
https://protect-us.mimecast.com/s/l7rDCwpAgRirD0DsVJg2e


From: Barb Martin
To: Heather Richards
Subject: Gwendolyn Hotel - a wonderful addition to 3rd Street
Date: Thursday, April 13, 2023 4:15:07 PM

This message originated outside of the City of McMinnville.

Dear Ms. Richards,
 
Both my husband and I agree that the two older buildings
on 3rd Street should be replaced, as they are really just
eyesores and do not have a lot of historical architecture
that will be missed. Replacing them with the Gwendolyn
Hotel, as long as the front of the hotel in in keeping with
historical architecture that will blend with other buildings
on 3rd Street will be a welcome addition to McMinnville’s
historic area. My only concern is the height of the building
in comparison to other buildings on the street. The artist’s
rendering, however, make the new hotel’s height pleasing
to the eye.
 
We vote to demolish and rebuild so this space can be made
usable to the community and tourists. It will help to bring
more monies into the downtown businesses as well. And
tourists like to stay in modern places with all the new
amenities that is a location central to the city. A new hotel
on Third Street fits the modern travelers desires perfectly!
 
Best regards,
Klaus and Barbara Martin

mailto:barb44@onlinenw.com
mailto:Heather.Richards@mcminnvilleoregon.gov




From: Pamela Berkery
To: Heather Richards
Subject: Demolition
Date: Thursday, April 13, 2023 10:43:21 AM

This message originated outside of the City of McMinnville.

I am against this demolition of the buildings on 3rd street in McMinnville OR. Our downtown  was 2nd place in the
nation for being the warmest most friendly and inviting downtown! Why do we want to ruin the way our street
looks. We don’t need that type of building in our community! Please listen to our community and go somewhere
else!!
Pamela Berkery.

Sent from my iPhone

mailto:berkery59@gmail.com
mailto:Heather.Richards@mcminnvilleoregon.gov


From: William Price
To: Heather Richards
Subject: Gwendolyn Hotel
Date: Thursday, April 13, 2023 8:14:49 AM

This message originated outside of the City of McMinnville.

Hi Heather, 

I am writing to let you know that as a resident of McMinnville I am in full support of the plans to build the
proposed Gwendolyn Hotel.  I understand there is an attempt to have the City Council intervene in the
efforts that have been taken to this point and the approvals given by the various entities required for
approval.  I say let that process work as it is intended and urge the City Council to not interfere at this
point.   

Thanks, 

William Price. 

mailto:williamprice713@yahoo.com
mailto:Heather.Richards@mcminnvilleoregon.gov


From: Heather Richards
To: Heather Richards
Subject: FW: Gwendolyn Hotel Construction
Date: Friday, April 14, 2023 11:01:11 AM

 
From: Don Cummings <cumm2sedro@yahoo.com>
Sent: Thursday, April 13, 2023 11:45 PM
To: Kellie Menke <Kellie.Menke@mcminnvilleoregon.gov>
Subject: Gwendolyn Hotel Construction
 

This message originated outside of the City of McMinnville.

 

Hi Councilor Menke:
I am resending this to you. I originally sent it to you and Councilor Geary.  I had an error in your email
address.  Your email address on the Wards Web Map site is different than the one you have with
your photo.   The Wards Web Map site has this address for you:
 Kallie.Menke@mcminnvilleoregon.gov
- Don Cummings
******************************************************
 
Dear Ward 2 Councilors:

My understanding is that the developer has met all the requirements (laws and regulations) to
construct the hotel.  If this is the case, I would encourage you to support the Gwendolyn Hotel
Construction.  We have elected you to represent us in such matters.  We do not attend the hearings
because we believe you will represent us. 

There is a caused motivated group that was not elected that think they know what is best for the
City.  Our nextdoor.com social site (Daniel Kiser of Orchard View) is seeking interested parties to give
testimony at the meeting. 

It is my opinion that people who do not live in the city and do not pay the City added service charges
to our McMinnville Water and Light bills should not be given time to speak on city matters at Council
meetings.  If the people filing the appeal do not live in the city the appeal should be denied.  

Also, I think the developer could sue the city successfully at this point if the appeal to deny succeeds.
 I assume the developer worked with the appropriate city officials to meet all the requirements that
resulted in the approval of the hotel construction.  If this is the case I urge you to reject the appeal
nest Tuesday, April 18, 2023. 

Don Cummings
411 SW Valleys Edge St
McMinnville, OR  97128

mailto:Heather.Richards@mcminnvilleoregon.gov
mailto:Heather.Richards@mcminnvilleoregon.gov
mailto:cumm2sedro@yahoo.com
mailto:Kellie.Menke@mcminnvilleoregon.gov
mailto:Kallie.Menke@mcminnvilleoregon.gov
https://protect-us.mimecast.com/s/V2hZCPN9J5HV7oGiz5UXR


Begin forwarded message:
 
From: MAILER-DAEMON@yahoo.com
Subject: Failure Notice
Date: April 13, 2023 at 11:22:29 PM PDT
To: cumm2sedro@yahoo.com
 
Sorry, we were unable to deliver your message to the following address.

<Kallie.Menke@mcminnvilleoregon.gov>:
550: Invalid Recipient - https://community.mimecast.com/docs/DOC-1369#550
[Oav6bzdGNOqIqS4XAFxFsA.us654]

---------- Forwarded message ----------

My understanding is that the developer has met all the requirements =
(laws and regulations) to construct the hotel.  If this is the case, I =
would encourage you to support the Gwendolyn Hotel Construction.  We =
have elected you to represent us in such matters.  We do not attend the =
hearings because we believe you will represent us.=20

There is a caused motivated group that was not elected that think they =
know what is best for the City.  Our nextdoor.com social site (Daniel =
Kiser of Orchard View) is seeking interested parties to give testimony =
at the meeting.=20

It is my opinion that people who do not live in the city and do not pay =
the City added service charges to our McMinnville Water and Light bills =
should not be given time to speak on city matters at Council meetings.  =
If the people filing the appeal do not live in the city the appeal =
should be denied. =20

Also, I think the developer could sue the city successfully at this =
point if the appeal to deny succeeds.  I assume the developer worked =
with the appropriate city officials to meet all the requirements that =
resulted in the approval of the hotel construction.  If this is the case =
I urge you to reject the appeal nest Tuesday, April 18, 2023.=20

Don Cummings
411 SW Valleys Edge St
McMinnville, OR  97128=

mailto:MAILER-DAEMON@yahoo.com
mailto:cumm2sedro@yahoo.com
mailto:Kallie.Menke@mcminnvilleoregon.gov
https://protect-us.mimecast.com/s/0eQZCQW2L5FZ53AfPsI6H
https://protect-us.mimecast.com/s/V2hZCPN9J5HV7oGiz5UXR


 



From: Jessica Smith
To: Heather Richards
Subject: In Defense of Preserving Downtowns Charm
Date: Friday, April 14, 2023 8:39:44 PM

This message originated outside of the City of McMinnville.

Dear McMinnville city council,

I live in Newberg, and my husband and I love visiting McMinnville’s Third Street because
of its charm and historic buildings. So I was horrified to learn your planning commission
approved removing historic buildings for a giant hotel. Especially when your city’s code
says:

Goal III 4: Encourage the preservation and rehabilitation of historic resources

Goal III 5: Protect historic resources

Goal III 6: Increase heritage tourism

Tourists don’t go to downtown McMinnville because of wine. There are plenty of tasting
rooms all over Yamhill County. People go to Third Street for its cute, historic Main Street
atmosphere. Those buildings have so much potential. They would make great restaurants or
a coffee shop. Don’t throw away what makes your city special. Please reverse the planning
commission’s decision!

Best,

Jessica Smith
Newberg

Sent from my iPhone

mailto:jsrose88@att.net
mailto:Heather.Richards@mcminnvilleoregon.gov


From: Linda Leavitt
To: Heather Richards
Subject: Guendolyn Hotel
Date: Friday, April 14, 2023 4:41:57 PM

This message originated outside of the City of McMinnville.

To the members,
      I am a property owner on 3rd St and I am totally against the demolishing of the 3 buildings
and building a new one on the site.   This is a "Historical District"!   The property/business
owners on the street are so against this happening.  We do not want outside investors coming
in and ruining our special little town.  We are a town that wants the downtown area to stay like
it is.   To tear down a historical building is so wrong.   The pictures of the building that they
plan to build is not a historical looking building at all.  It is NOT a building that fits in here
with our downtown area.  Keep the look of the 3 buildings and they can be remodeled and
redone as one man stated at the first meeting. Restructuring work is done all the time if
needed.   My building was built in the 1880's and it is sound.  The investors were trying to tell
us that it is unsafe and two  of the people from McMinnville stated differently.   Big investors
are just money minded, they do not care about any of the residents or owners of McMinnville,
only dollar signs and then leave.   Several questions were asked to the investors and they did
not have answers.   They had been asked to do some changes and they were not done.   A
couple of the people had no idea of how to answer either.  The idea of having a 5 story plus
building built downtown is wrong.  When asked if they would build on another street away
from 3rd, they said they were only interested on 3rd.    They were also asked if they were
declined again would they leave and I believe they said they would leave.  It is so sad to see
big money investors come into a small town and try to get by with not really saying what will
happen.  One point, parking, underground, do they realize that it is a MAJOR undertaking
hauling massive trucks of dirt from the site, let alone the noise, the traffic congestion, the
amount of equipment and most of all................the WATER!     Yes, I said water.  When the
building across the street was being remodeled the workers found there was a definite water
issue.  They were asked to dig the basement down to make more room and the area kept filling
up with water and they were constantly pumping it out.  Do these investors know this, it
seemed that they had mentioned that they had checked out things ahead of our meeting in
March.  It does not seem to be the case.  Another issue is that we do not NEED another Hotel. 
We do not need more retail, we have wonderful little shops and people running them that care
for our historical town.  We have great restaurants on 3rd as well and we do not need more. 
People come to McMinnville because it is a "small" town, the atmosphere is NOT like the big
cities and we do not want it to be!    Why would our planning department let this request go
any farther than their office?   I feel that they should have  stopped this right in the beginning. 
Now we are asking you the city council members to make the right decision and tell the
investors to go back and do the building where they came from.  You are elected officials and
we voted all of you in to work FOR the city, not go against our wishes.   I would like to
remind you all that there will be more elections and perhaps just maybe our decisions would
be different in our voting that time.   It is a downright sin to let outsiders with big money come
into our town and destroy the downtown area.   I have had conversations with many people
and one question was asked................WHY don't we put it to a vote citywide and let everyone
vote?  Many people feel they do not have a say, this way they would.   I could go on and on
about all the negative issues that come with the project, and I have a lot. I am remembering the

mailto:cookiesncats07@gmail.com
mailto:Heather.Richards@mcminnvilleoregon.gov


massive upheaval we had when the other construction was ongoing.  People could not park,
could not get to their offices, to the shops, to the restaurants and so on.  Covid took a toll on
3rd street and we are just now coming out of it.   With this project it could very well cause
some of the businesses to close.  We CANNOT let that happen.   I am just hoping that you as
council members will do the right thing and STOP this project.    Think of the parking while
the project would be happening 3 and a  half years is a massive time.  PLEASE do the right
thing for our town and stop this plan in front of you.   I doubt if any of the people making this
decision have property or businesses in the downtown area, so please make the right decision
and keep our town as we love it.   Send the message to the investors that we say NO!  

                                                         Linda Leavitt
                                                         Wright Family House



From: matt lazzeri
To: Heather Richards
Cc: Linda Lazzeri
Subject: The Gwendolen project comment
Date: Friday, April 14, 2023 2:33:00 PM

This message originated outside of the City of McMinnville.

As owners of a downtown property my family is following the Gwendolyn project with
some interest.

From 2000 to 2016, Matt was employed by the News Register/Oregon Lithoprint and
became familiar with the two primary properties, 611 and 609 Third street, as they
served as the company's offices.

Despite a fine renovation of the old O'Dell building in 1999, both buildings have very
limited useable space and are of an age that would require extensive and expensive
structural work to become a viable economic engine both for McMinnville and for the
property owners.  

Cities must carefully protect the property rights of owners and balance them against
the community interest.  The Gwendolyn project brings significant economic benefits
and we feel the Planning Commission made the right decision to approve it.  

The city has clearly advertised that it wants a vibrant downtown area attractive to
tourism.  This project supports that goal. 

Property owners should be allowed to develop their property within all zoning and
legal guidelines to secure their own economic interests.  

Many in opposition to the project would prefer that the current buildings remain and
3rd Street be frozen in time.  Their opposition may be nostalgic in nature but they
don't make economic or long-term planning sense to us as building owners.

We support the proposed project and would recommend the appeal be rejected.

Matt and Linda Lazzeri
Erratic Enterprises
MDA Member

mailto:matt.lazzeri@yahoo.com
mailto:Heather.Richards@mcminnvilleoregon.gov
mailto:linda.lazzeri@yahoo.com


From: Trisha Demsky
To: Heather Richards
Subject: Gwendolyn Hotel
Date: Friday, April 14, 2023 11:20:36 AM

This message originated outside of the City of McMinnville.

Hi Heather, Just wanted to say I don’t want a 6 story Gwendolyn Hotel built on 3rd st. I would rather see a small
boutique hotel built or a medium priced restaurant there. Also, can we please get a target, trader joe’s and costco on
3 mile lane, or highway 18?
Thanks,
Patricia Demsky
McMinnville Resident

mailto:patriciademsky@yahoo.com
mailto:Heather.Richards@mcminnvilleoregon.gov










From: Susan Marrant
To: Heather Richards
Subject: My comment on the demolition of 3 historic downtown buildings...
Date: Sunday, April 16, 2023 2:25:40 PM

This message originated outside of the City of McMinnville.

Let it be known that I am opposed to the demolition of three historic buildings in McMinnville's "National
Downtown Historic District".

In 1978, as young college graduates, my husband and I moved to tiny McMinnville for our first jobs.  It turns out
that we never left!  We spent our entire professional lives here, joining many local organizations, raising a family
and participating in 'life McMinnville Style'.  This little town was the perfect place for us.
When we arrived, the downtown was struggling.  But a group of dedicated citizens worked hard to change all that. 
We have witnessed the growth of our town, the swelling of our population and the expansion of services and
businesses.
Third Street has since managed to become a charming jewel that serves the needs of the local citizens while
welcoming visitors.

I am also opposed to the proposed construction of the Gwendolyn Hotel on Third Street.  It would be massive and
way out of scale and entirely 'out of sync' with McMinnville.

We are more than a tourist destination.

We live here.  We work here. We raise our families here.  And we don't need this.

Thank you.
Susan Marrant
1125 NW Yamhill Street
McMinnville, OR 97128

mailto:susanmarrant@gmail.com
mailto:Heather.Richards@mcminnvilleoregon.gov


From: alex toevs
To: Heather Richards
Cc: Remy Drabkin
Subject: Gwendolyn Hotel - Testimony in support of appealing HL 6-22, HL 7-22, HL 8-22, DDR 2-22
Date: Monday, April 17, 2023 9:16:58 AM

This message originated outside of the City of McMinnville.

Mayor Drabkin and Members of the McMinnville City Council,

I am writing this letter to add my voice in support of the appeal filed against HL 6-22, HL 7-
22, HL 8-22, and DDR 2-22 (the demolition of the historic block on 3rd and Ford Street for
the construction of the Gwendolyn Hotel). While no longer living in McMinnville, I grew up
in Mac from the age of two until I was 18 and my parents are active members of the
community and proud residents (over 40 years!). After studying internationally, I completed
my Masters of Architecture at University of Oregon and now work internationally in
architecture and construction.  

McMinnville’s historic downtown is a vibrant fabric of buildings woven together by a warp of
supporting building and weft of eloquent corbelled brick facades. McMinnville's downtown
stands in contrast to the bleakness of countless small towns that struggle to fill their
storefronts. Its success is due to the hard work of a community that values its history and
unique aesthetic. To maintain the charm of this civic heart, one that draws its residents and
world travelers together, we must not let its edges be frayed by forces willing to exploit and
erode the integrity of our community. 

The proposed Gwendolyn Hotel would see the demolition of a series of building that help tell
the story of downtown. These three building have evolved in their use. Preserving these
buildings is inherently sustainable and their authenticity irreplaceable. This sustainability
extends beyond just these buildings and into the aesthetic and warmth that draws people to
downtown. The proposed development would demolish a functional, historic block of
buildings and replace them with an inappropriately massed, cheaply constructed, and poorly
detailed parody.

Architecturally, the proposed design for the Gwendolyn Hotel addresses the design review
issues with an inarticulate mélange of materials and geometry. The attempt to make one
building appear as three results in a frenetic fiction and inelegant design. The functional
language of structural brick buildings is mixed and matched, the corner setback weakens the
strongest element of massing, and its mismatched datums create an overall sense of discord. 

Personally, I believe that new buildings in historic district need to contrast old while
maintaining cohesion with the urban fabric (the modernist bank buildings on 3rd are honest
and do not obfuscate perception with false forms). Cohesion is typically achieved with
attention towards massing, datums, or modern tectonics in dialogue with the historic language.
Faux historicism dilutes authenticity and what makes a district special. 

Before the building is replaced, adaptive re-use needs to be explored. Is it functional as is or is
expansion needed? Is cost prohibitive to preserve the whole building as-is (building systems,
seismic upgrades, etc.)? If so, can culturally significant portions be kept, and integrated while

mailto:alextoevs@gmail.com
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others replaced? It is worth considering and exploring how to integrate the historic facades
with an expanded, modern structure growing out of them? While there are numerous examples
around the world (and regionally), a successful example of this is on W. Burnside Street in
Portland where a new building grows out of the art deco facade of an early car dealership (that
later became part of the Weinhard’s brewery block). The thread of history preserved and
respected while at the same time meeting the requirements of preservation and a modern
program Ultimately, this option should only be a last resort. If the proposed developer
continues to pursue this site, I hope that this block of historic buildings can be adapted and re-
used in a form that eschews exploitation and respects the authenticity of this historic heart of
the city. 

The success of Mcminnville’s preservations efforts has lead to the success which this
inappropriately scaled and detailed hotel hopes to exploit. Historic preservation is not easy and
requires careful deliberation. Codes, districting, design review, and public appeals are the tools
that we use to protect our history, counteract the entropy of mediocrity, and protect the
qualities of what makes a place special. The Gwendolyn Hotel is an insensitive (and
destructive) design proposal that shows an unabashed disregard of the design code (“should
not shall”) and intent of the district. No demonstrated attempt at renovation or adaptive re-use
has been provided, supporting evidence for demolition has been limited at best. Approving the
Gwendolyn Hotel proposal in its current form creates a dangerous precedent for future cultural
erosion. This design proposal should be rejected based on its violation of code and violation of
the intent of historic preservation. This action can lead this developer (or another in the future)
to focus their efforts toward a, respectful, profitable re-use that respects the tradition of
McMinnville’s preservation code and the downtown design standards and guidelines.

Thank you for your time, your efforts, and your consideration,

Alex Toevs
Tel Aviv-Yafo, Israel







From: Andrea Hunter
To: Heather Richards
Subject: Gwendolyn Hotel Public Comment
Date: Monday, April 17, 2023 1:52:08 PM

This message originated outside of the City of McMinnville.

To Whom It May Concern, 

McMinnville growing up was my homebase. My family owned a restaurant downtown and it
has been what has felt like an extension of my "home" for as long as I can remember. 

While I love the continued revitalization of the downtown area, I am not in support of the 
suggested development of the Gwendolyn hotel. The demolition and new construction will not
only destroy a historically significant building but it will completely change the downtown.

There are city codes and historic building protection for a reason and if the Gwendolyn Hotel
is constructed it would take away from the uniqueness of our downtown.

I am not saying another high-end hotel would be a bad thing, but I would plead to not destroy
a vital piece of McMinnville's history. The News Register Building is so important. 

Thank you for listening. 
Andrea Hunter 

mailto:andreadhunter16@gmail.com
mailto:Heather.Richards@mcminnvilleoregon.gov


Dear City Council members: 

Initially, I would like to recognize the members of the Historic Landmarks Committee, 
the Planning Commission, and the City Council for your efforts in reviewing this project. It is 
often forgotten that you are unpaid volunteers who devote substantial amounts of time and 
energy to serve and improve our city. This project in particular involved the review of hundreds 
of pages of exhibits and numerous hours of presentations and testimony. I would like to thank 
each of you for your time, effort and consideration in this process. 

I offer the following comments in opposition to the applications to demolish historic 
resources at 609, 611 and 619 NE Third Street. 

I. The Benefits of Preservation. 

The applicant argues that the demolition of the three historic resources will provide an 
economic benefit to the community that outweighs the benefits of preservation. The applicant 
relies on this supposed economic benefit to assert that the “economic consequences” factor of 
OAR 660-023-0200(8)(a), the economic development policies of the City’s comprehensive plan, 
and subsections (2), (6), and (8) of McMinnville Zoning Ordinance (MZO) 17.65.050(B) weigh 
in favor of approval. 

In contrast, the applicant indicates that the public’s interest in preserving these three 
historic resources is “confined to the fact that they are listed as contributing structures within the 
Historic District.” Applicant’s Supplemental Response, December 15, 2022. Based on this 
premise, the applicant argues that preservation provides minimal “value to the community” per 
OAR 660-023-0200(8)(a). 

Essentially, the applicant frames this matter as a choice between the economic benefits of 
developing a hotel versus the minimal benefit of retaining old buildings. However, this analysis 
conflicts with subsection 2c (Benefits of Historic Preservation) of the City’s Historic 
Preservation Plan, which states:   

“Historic preservation is more than just protecting old buildings - historic preservation 
provides communities with environmental, economic, and cultural benefits. More specifically, 
historic preservation can help stabilize property values, capitalizes on existing public 
investments, creates jobs, promotes downtown revitalization, and encourages tourism.” 

2c provides numerous citations to source material discussing the benefits of historic 
preservation. The applicant has not persuasively addressed the City’s policy regarding the 
benefits of historic preservation. In light of these benefits, the “value to the community” factor 
weighs in favor of preserving the historic resources. Further, given that the record does not 
address the benefits of historic preservation per the City’s adopted policy, the economic factors 
cited by the applicant do not persuasively weigh in favor of approval. 

II.   Significance of the Historic Resources. 



  The applicant suggests that the historical significance of the properties at issue, and their 
value to the community, is minimal. However, the significance of the O’Dell building, located at 
609 NE 3rd St., is well documented locally.  

  Described in the News Register as “one of the oldest and most prominent buildings in 
McMinnville,” the O’Dell building is one of 26 structures featured on the McMinnville 
Downtown Association’s “Historic Downtown Walking Map.” David Bates, Along the Street - 
O'Dell Building Goes on the Market, the News Register (November 17, 2017); McMinnville 
Downtown Association. “Historic McMinnville Downtown District.” 
********downtownmcminnville.com/historic-mcminnville-downtown-district/#. Accessed April 
15, 2023.   

The 1999-2000 renovation of the O’Dell building resulted in both local and regional 
recognition. The News Register received the beautification award from the McMinnville 
Chamber of Commerce in 2000, while Curtis Hirschkorn of C.D. Redding Construction won the 
2001 Craftsmanship Award from the Salem Chapter of the American Institute of Architects for 
the project. Gail Oberst, Hirschkorn, the News Register (March 17, 2001); Gail Oberst, Chamber 
awards presented to McMinnville businesses, volunteers for the year 2000, the News Register 
(October 7, 2000). Mr. Hirschkorn oversaw the building’s renovation “under strict historic 
preservation guidelines,” and an article in the News Register indicated that the project would 
“join the long list of historic renovation projects that have helped spark the revitalization of 
downtown.” Hirschkorn; Attachment 1. Attached please find two articles from the News 
Register further discussing the history of the O’Dell building and its renovation.  Attachments 1 
& 2. 

  The historical significance of the O’Dell building, as well as its valuable renovation, 
weigh against approval of the application to demolish the structure pursuant to the “historic 
significance” and “value to the community” factors of OAR 660-023-0200(8)(a), as well as 
criteria (1) and (3) of MZO 17.65.050(B).  

III. MZO 17.65.050(B). 

The applicant has not satisfied the criteria of MZO 17.65.050(B). Therefore, the 
applications to demolish the three historic resources should be denied. 

A.   Application of MZO 17.65.050(B) relative to OAR 660-023-0200(8)(a). 

OAR 660-023-0200(8)(a) states that a local government shall consider, “at minimum,” 
the following factors before allowing the demolition of a National Register Resource: “condition, 
historic integrity, age, historic significance, value to the community, economic consequences, 
design or construction rarity, and consistency with and consideration of other policy objectives in 
the acknowledged comprehensive plan.” Subsection (8)(b) of the rule provides that local 
governments may apply protective measures in addition to the (8)(a) factors. Further, while a 
local government may not adopt land use standards that are less restrictive than minimum state 
requirements, it may adopt standards that are more protective. See State by Haley v. Troutdale, 
281 Or 203, 211 (1978); Von Lubken v. Hood River County, 104 Or App 683, 686-89 (1990), 



adh’d to on recon, 106 Or App 226, rev den, 311 Or 349 (1991) (project not allowable due to 
local government regulations that were more stringent than applicable state law). 

Here, the city of McMinnville has adopted demolition criteria that are more protective of 
historic resources than the state’s minimum standards contained in OAR 660-023-0200(8)(a). 
For example, as further addressed below, subparts (1) and (8) of MZO 17.65.050(B) require 
consideration of protective measures not required by state law.   

In this instance, the applicant cannot prevail by relying solely on the minimum 
requirements of OAR 660-023-0200(8)(a). Rather, it has the burden of proving, by a 
preponderance of the evidence, that the more protective criteria of MZO 17.65.050(B) have been 
satisfied. OAR 660-023-0200(8)(b); see Troutdale, 281 Or at 211; Kenagy, 112 Or App at 20 n 
2; Rochlin v. Multnomah County, 35 Or LUBA 333, 348 (1998), aff’d 159 Or App 681, 981 
(1999) (an applicant has the burden of proof throughout a quasi-judicial process to demonstrate 
that all applicable approval criteria have been satisfied). The applicant has not carried this 
burden. Therefore, the application should be denied. 

B. Analysis of the MZO 17.65.050(B) criteria. 

MZO 17.65.050(B) states that a decision to allow or deny an application seeking to 
demolish a historic resource shall be based on the following criteria:  

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

The applicant relies on economic development aspects of the comprehensive plan, and 
the subsections of MZO 17.65.010, to assert that this criteria weighs in favor of approval.  
However, the criteria is expressly limited to considering the “historic policies” of the 
comprehensive plan, which do not encompass economic development policies. As noted in the 
City’s staff report, Goal III 2 is the most relevant historic policy in the comprehensive plan. The 
intent of the goal is to “preserve and protect sites, structures, areas, and objects of historical, 
cultural, architectural, or archaeological significance to the City of McMinnville.” This policy 
weighs against approval of the applications. 

MZO 17.65.010 discusses the purpose of the ordinance: 

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

A. Stabilize and improve property values through restoration efforts; 
B. Promote the education of local citizens on the benefits associated with an 
active historic preservation program; 
C. Foster civic pride in the beauty and noble accomplishments of the past; 
D. Protect and enhance the city’s attractions for tourists and visitors; and 
E. Strengthen the economy of the city.” 



The applicant asserts that subsections (A) – (E) weigh in favor of approval. However, this 
analysis misconstrues the language of the criteria. Section 2c of the City’s Historic Preservation 
Plan states that the benefits of historic preservation include stabilization of property values and 
economic development. When read in this context, and considering the language stating that 
historic resources “should be preserved” and that subsections (A) – (E) are necessary “to this 
end,” MZO 17.65.010 weighs against approval of the applications.  

2. The economic use of the historic resource and the reasonableness of the 
proposed action and their relationship to the historic resource preservation or 
renovation; 

The applicant asserts that the proposed economic use of a hotel is more substantial than 
the “comparative economic value of the buildings if preserved or renovated,” and therefore this 
criteria weighs in favor of approval. Applicant’s Supplemental Response, December 15, 2022. 
However, this analysis misinterprets the criteria. The criteria does not indicate that the City 
should weigh the comparative value of a proposed economic use.  

It is helpful to recall that MZO 17.65.050(B) applies not only to demolitions, but also to 
applications seeking to move a historic resource or construct a new building on a historical site. 
The criteria is more applicable in those contexts in contrast to a demolition, where the historic 
resource is destroyed (along with its economic use) and “historic resource preservation or 
renovation” is inapplicable. 

In sum, the applicant’s “comparative value” analysis should not be applied, and this 
criteria does not weigh in favor of approval. 

3. The value and significance of the historic resource; 

Sections I and II above, and the analysis of MZO 17.65.050(B)(8) below, discuss the 
value and significance of the historic resources. This criteria does not weigh in favor of approval. 

4. The physical condition of the historic resource;  

The record indicates that the historic resources are fit for their current uses. While the 
buildings may require maintenance, this is the case for the majority of historic resources. This 
factor does not weigh in favor of approval. 

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

The applicant concedes that this factor does not weigh in favor of approval. 

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

The applicant asserts that the proposed development of a hotel would further the City’s 
economic development goals when compared to retaining the historic resources, and this 



economic benefit outweighs the public’s interest in preservation of the historic resources, which 
is “confined to the fact that they are listed as contributing structures within the Historic District.” 
Applicant’s Supplemental Response, December 15, 2022. 

 However, the criteria does not discuss a comparison of the proposed use against the 
current use of the historic resources, and the record does not establish that the historic resources 
themselves are a deterrence to an improvement program of substantial benefit to the city. Rather, 
preservation is consistent with the City’s historic preservation policies.  

Additionally, the applicant’s analysis does not consider the benefits of preservation 
discussed in the City’s Historic Preservation Plan, or the fact that MZO 17.65.050(B)(8) 
establishes that retention of the historic resources would be in the best interests of the citizens of 
McMinnville. 

In sum, the applicant’s “comparative value” analysis should not apply, and this criteria 
does not weigh in favor of approval. 

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

Of note, the applicant’s analysis of this criteria primarily concerns the potential financial 
hardship relative to itself or to other potential purchasers of the historic resources.  However, the 
criteria pertains to the “owner” of the property. For the purposes of the ordinance, MZO 
17.06.060 adopts the definition of “owner” from OAR 660-023-0200(1)(h), which, for National 
Register Resources, cites to the federal definition contained in 36 CFR 60.3(k). 36 CFR 60.3(k) 
states: 

“The term owner or owners means those individuals, partnerships, corporations or public 
agencies holding fee simple title to property. Owner or owners does not include individuals, 
partnerships, corporations or public agencies holding easements or less than fee interests 
(including leaseholds) of any nature.” 

 The record indicates that the applicant is not the fee title owner of the property. 
Particularly when considering that the historic resources in question are fit for their current uses 
and are leased or leasable, there is insufficient evidence to establish that they are causing 
financial hardship to the “owner.”  Further, even if you find evidence of hardship, the evidence 
does not establish that the hardship outweighs the public’s interest in the preservation of the 
historic resources. See Sections I and II above, and the analysis of MZO 17.65.050(B)(8) below. 

8. Whether retention of the historic resource would be in the best interests of a 
majority of the citizens of the city, as determined by the Historic Landmarks 
Committee, and, if not, whether the historic resource may be preserved by an 
alternative means such as through photography, item removal, written 
description, measured drawings, sound retention or other means of limited or 
special preservation. 

The Historic Landmarks Committee (HLC) found that this criteria weighed against 
approval. The applicant argues that the HLC improperly relied on public testimony in reaching 



this conclusion. However, the criteria language does not specify the method by which the HLC 
must reach its determination. Per the express language of the criteria, retention of the historic 
resources is “in the best interests of a majority of the citizens of the city.” This criteria weighs 
heavily against approval, and has not been persuasively addressed by the applicant. 

IV. Conclusion. 

 The applicant has not satisfied the City’s demolition criteria in MZO 17.65.050(B) or 
addressed the benefits of historic preservation as discussed in the City’s Historic Preservation 
Plan. Therefore, the applications to demolish the historic resources should be denied. 

Lastly, I would like to address the applicant’s assertion that the City’s options in this 
matter are either to approve its demolition applications, or to allow the historic resources to 
deteriorate to the point they become blights or safety hazards. This is a false dichotomy.  As 
noted by the News Register, one need only stroll down 3rd Street to view “the long list of historic 
renovation projects that have helped spark the revitalization of downtown.” Attachment 1. While 
the applicant may not be interested in contributing to this list, the record does not establish that 
the historic resources in question differ so significantly from other downtown locations that 
successful renovation projects could not succeed. Moreover, denials of these applications does 
not preclude the City from approving future demolition applications that persuasively satisfy the 
City’s demolition criteria. 

Thank you for the consideration of my testimony. 

 

Sincerely, 

Brian Branch 
OSB #073375 
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Column - O'Dell Building
opens its doors
Jan 29, 200  

Whatchamacolumn 

It's been fun, and a challenge, for all who have been involved in
renovation of the O'Dell Building to o"ce space for the News-
Register and OnlineMac. The project continues, but Monday
morning both of those companies will open for business in a
building that has a long history in downtown McMinnville.

New awnings come in next week, weather permitting, and then
renovation work moves to the last portion of O'Dell and the
adjacent News-Register Building. When completed, O'Dell
o"cially will join the long list of historic renovation projects
that have helped spark the revitali-zation of downtown.

Among the most prominent are three within a block of us: the
Oddfellows Building by Dwight and Barbara Sidway; the Old Elks
Building by Matt and Marilyn Worrix; and the Old Oregon Hotel,
for McMenamins. The downtown is framed on the west by the

Attachment 1



for McMenamins. The downtown is framed on the west by the
Cozine House, home of the downtown association, and on the
east by Peter Kircher's Golden Valley Brewery. Midway between
them are the Union Block (Edward and Ardis Hendricks) and the
1893 Building (Wally and Donna Wright). Major expansion of the
historic First Baptist Church is under way, and Macy & Son is
adding a new wing to its 1936 building.

Other impressive historic renovation projects are sprinkled
around the downtown, including several second-floor

residential developments and some old houses turned into o"ce
and commercial space.

Longtime residents know that the O'Dell Building is named for
Bill and Madeline O'Dell's service station and tire service, which
operated there for more than 50 years. The building was built in
1904 for Frank W. Fenton, a prominent McMinnville attorney. It
was fully enclosed to the corner of Third and Ford, with the
corner later opened up as a covered service station space. It
housed a battery shop prior to the 1920s, a Plymouth agency in
the late 1920s and O'Dell's Garage moved there in 1933.

The News-Register moved next door to and behind the service
station in 1976, purchased the entire complex 10 years later and
used the O'Dell building for parking and warehouse space. One
conversation piece was the pair of limbs that apparently had
germinated in second-floor window sills. Turns out, those limbs
were attached to trees growing inside the walls ?? that was one
of several interesting discoveries we made over the course of
this renovation project.

We haven't even started thinking about an open house. For
those who can't wait, the O'Dell Building will be part of the
annual downtown historic tour conducted by MDA Manager
Patti Webb on March 4.

Meanwhile, amid the chaos of an ongoing remodeling project in
a working business, we welcome Monday morning's door-
opening of the new "front o"ces" for the News-Register and
OnlineMac.

Writer Jeb Bladine is editor and publisher of the News-Register
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Public invited to tour historic
O'Dell Building
Jun 10, 2000 !

Public invited to tour historic O'Dell Building

Church and mortuary

join the News-Register

in hosting Sunday tour

By GAIL OBERST

Of the News-Register

It was 1904, downtown McMinnville's architectural heyday.

Attachment 2



McMinnville was a flourishing village of more than 1,000 souls
then, and Third Street was constantly under construction.
Among the buildings erected that year was one that would come
to be known as the O'Dell Building.

Coincidentally, 1904 also was the year Jack B. Bladine was born
in Marathon, Iowa, eldest son of Lars E. Bladine. Nearly 24 years
later, the father and son would buy a small newspaper in
McMinnville called the Telephone-Register, launching a family
business that would eventually take over the old O'Dell Building.

The O'Dell building, located at the corner of Third and Ford
streets, originally was built for Frank W. Fenton, a McMinnville
attorney. Within four years, according to historic photos, it
housed an Overland car and carriage company dealership, with
an automotive garage in the back.

The O'Dell brothers, Charles and William, took occupancy in
1924. Before that, the building was home to a Plymouth
dealership and a battery shop, according to Joe Dancer, local
historian and long-time city manager.

During the first 20 years of the building's life, the automobile
completely transformed the face of Third Street.

The first gas pump went in downtown in 1916. By the time
Dancer founded his school bus company in 1945, there were
seven gas stations on Third Street between Galloway and Baker
streets.

"And now how many are there? None!" Dancer said.

When the O'Dell brothers took over, they tore out sections of
wall and opened up the corner at Third Street for a set of
Associated Oil Company gas pumps. They operated a garage, tire
shop and gas station on the premises until 1986.

Dancer has a cherished 1924 O'Dells Automotive and Tire
calendar given to him by William "Bill" O'Dell.



The calendar was printed in 1980 to commemorate the
company's 55 years of business. Fortuitously, the days and dates
of those two years, 1924 and 1980, identically matched.

While the O'Dells built their business over the years, the
Bladines were busy building an award-winning Telephone-
Register newspaper, originally at 138 N.E. Evans St. In 1953, they
merged with the Lafayette-based News-Reporter and renamed
it the News-Register.

In 1963, the Bladines formed Oregon Lithoprint Inc. as a
printing company, and today that is the corporate name after a
merger with News-Register Publishing Co. The company moved
in 1976 to 611 Third Street, former home of Overland Motor
Garage, next door to the O'Dells operation. When the O'Dells
retired, the News-Register took over that space. Later, the

newspaper/printing company purchased the entire half-block
complex.

For 10 years, the O'Dell building was used only for parking and
newsprint warehouse space. It became available for expansion of
the growing newspaper operation after the printing plant was
moved to a 35,000-square-foot printing plant o" Riverside
Drive.

That need for space grew as the News-Register helped launch
the Internet access company, OnlineMac. The need became
critical when OnlineMac expanded into the web design and
telephone businesses. So last year, the company began
renovating the O'Dell building.

The corner of Third and Ford streets was walled in to return the
building to its original look, and provide a new, modern front
o#ce for the newspaper. In the warehouse, the original brick
and beam construction was revitalized, and that space how
houses all of OnlineMac and the N-R's news department.

Wherever possible - in design, decorative and structural
decisions - the historic integrity of the building was preserved.



The newspaper and its electronic partners, OnlineMac and
Pacific Wave Communications, now share the former O'Dell
building space. The News-Register's entrance is on Third Street
while OnlineMac's is on Ford.

The newspaper also occupies previous quarters, which have
been renovated to match the look of the historic O'Dell addition.
The two adjacent building have been tied together physically
with several new doorways.

















































From: maps@highdeftrains.com
To: Heather Richards
Subject: Written Opposition to Gwendolyn Hotel, (AP 5-23 (HL 6-22), AP 6-23 (HL 7-22), AP 7-23 (HL 8-22), and AP 8-23

(DDR 2-22).
Date: Monday, April 17, 2023 4:33:46 PM

This message originated outside of the City of McMinnville.

Dear McMinnville City Council,

I am writing in strong opposition to the Gwendolyn Hotel, (AP 5-23 (HL 
6-22), AP 6-23 (HL 7-22), AP 7-23 (HL 8-22), and AP 8-23 (DDR 2-22)). 
This project is short-sighted and will have damaging consequences for 
McMinnville both in the short and long term. If you are willing to 
wipe out almost an entire block of downtown McMinnville for the 
shortsighted goal of increasing the number in a developer’s bank 
account, why even give lip service to the goal of historic 
preservation in Comprehensive Plan Goal III 4, 5, and 6 as required by 
Municipal code 17.65.050(B)(1)? I can’t think of a more direct 
incompatibility with the goal of historic preservation and the 
Downtown National Historic District that what is proposed here.

McMinnville is known for having a nice downtown area, and indeed along 
3rd Street is the heart of the Downtown National Historic District. 
McMinnville has rightfully branded itself as a quaint historic wine 
destination. In fact, if you google McMinnville, an ad from 
https://protect-us.mimecast.com/s/qpy3CDk2EJUGx2YUWkjoS pops up with the headline “Charming, Historic 
McMinnville – Less scrolling, more strolling”. This is McMinnville’s 
brand. Now think about the damage to the brand as demolition photos of 
three historic buildings, all of which are viable contributing 
structures to the Downtown Historic District, are splashed across the 
screens and front pages of surrounding newspapers. “Greedy developers 
wipe out almost entire historic downtown block to construct hotel 
fortress” is not the headline that will get tourists such as myself to 
spend my money where there are other locals that are willing to 
preserve their historic assets. Hotels can be built in other 
locations. The National Trust for Historic Preservation has a nice 
blog on the important economic impact old places play in strengthening 
their community. For every dollar spent on the historic main street 
program, it results in a $33.28 reinvestment ratio:  
https://protect-us.mimecast.com/s/d75DCER2Q6iXqr4CwwnFb

The unwritten reason why the developers want to build downtown is to 
leverage the value already built by historic branding that adds value 
to the downtown. But they will destroy it in the process. No tourist 
wants to escape Portland, Seattle, or other locals to come to a 
“charming, historic” downtown only to find a massive 6 story out of 
character hotel looming over what had once indeed been charming and 
historic. I have made many trips to McMinnville as a loose-wallet 
tourist. But such a savage frontal assault on the historic district is 
a huge disincentivizer from me and others of ever wanting to spend any 
more of our tourist dollars in your city. We are paying attention to 
what happens here.
There is also something to consider when looking at MMC 17.65.050(B), 

mailto:maps@highdeftrains.com
mailto:Heather.Richards@mcminnvilleoregon.gov
https://protect-us.mimecast.com/s/qpy3CDk2EJUGx2YUWkjoS
https://protect-us.mimecast.com/s/d75DCER2Q6iXqr4CwwnFb


and that is the long-term impact of demolition. It is the obligation 
of every government to consider how their decisions affect the city 
not only in the near term, but also in the long term for future 
generations. If you decide to demolish a significant portion of a 
National Historic District, how will this affect the ability in the 
long term to keep downtown as a viable historic location that people 
want to live, shop, and visit? How will this affect the ability of 
McMinnville’s Main Street Program to attract grants and funding, if 
the city has a reputation of not valuing its historic resources? If 
the buildings are destroyed, and 50 years from now the city council 
realizes it was a mistake, will they be able to go on Amazon and order 
a replacement historic building? Also, when considering the best 
interests of a majority of the citizens of the City as outlined in MMC 
17.65.050(B)(8), the council needs to consider the needs of its 
youngest citizens and even future citizens. Do they have a right to 
local heritage, culture, and a sense of place? Will they resent your 
decision? Time and time again people living today will ask about 
decision made by others in the past: “Why did they tear down that 
building, I wish they would not have done that!” What you never hear 
them ask of the past is: “Why, didn’t they tear down this beautiful 
building down? I wish they would have destroyed my sense of 
community?” Future generations will judge you on the decision you 
make. Be careful what your legacy is.

Finally, I would like to point out that the demolition of the historic 
structures  and approval of the new hotel construction is illegal 
according to McMinnville Municipal Code (Ordinance No. 5034). Section 
17.65.050 (A) states “The Historic Landmarks Committee may approve, 
approve with conditions, or deny the application.” Note that the code 
does not say applicable review body, but specifically “The Historic 
Landmarks Committee”. As such the planning committee, and city council 
can not reverse the demolition denial nor the new construction denial 
decision by the Historic Landmarks Committee, they can only review it 
on appeal, but not legally change the decision, as there is no legal 
recourse for changing a Landmarks decision according to MMC 
17.65.050(A).  A decision by the Historic Landmarks committee is made 
by a group of individuals with a particular focus on historic issues 
and opportunities within the city. The planning commission does not 
have this, and the decisions of the Historic Landmarks Committee must 
be upheld as a matter of compliance of municipal code law.

Affirm the Historic Landmarks Committee’s decision. Vote no on this 
atrocity, vote no on the Gwendolyn Hotel, (AP 5-23 (HL 6-22), AP 6-23 
(HL 7-22), AP 7-23 (HL 8-22), and AP 8-23 (DDR 2-22).

Sincerely,
Camron Settlemier
230 7th Ave SW
Albany, Oregon























































From: Christine Kirk
To: Heather Richards
Subject: No to the Gwendolyn hotel project
Date: Monday, April 17, 2023 1:21:32 PM

This message originated outside of the City of McMinnville.

I am writing you this letter to let you know as a Townie since 1969, I am not interested in the
demolition of a historic building to add a  high end hotel in our downtown sector!

There have been a good handful of those that are offering up the same type of facilities
without the total demolition of a historic space!

Please consider the livability of the towns people during all of this! I already know of a good
handful of businesses that are moving out of that area due to the possible disruption of their
businesses due to this construction process! And as somebody that uses the downtown as their
regular living room, this would also cause me to be hesitant to continue my support of the
neighboring businesses due to the uncomfortable nature of this mess for our downtown ! 

Secondly, I do some side, hustles for Nicks Italian café, Biscuits and pickles, catering and
Bullrundistillery Carlton! 
The side hustles are some thing I was called back into doing because the service industry is
been hit so hard with the pivot from the pandemic, but also because it is not an affordable
community for them to live in and working in. So there is one more reason for the big no on
this project. Our current businesses are struggling to keep staffing. How is this going to even
pan out for our community when there’s no affordable housing for the service industry. I know
that’s a whole Other issue, but they do go, hand-in-hand! 

Thank you for listening !
Blessings and Namaste
Christine Kirk
All people yoga 
503-560-9119

Sent from Yahoo Mail for iPhone

mailto:omgirl57@yahoo.com
mailto:Heather.Richards@mcminnvilleoregon.gov
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From: Erin Kendrick
To: Heather Richards
Subject: Objection to Gwendolyn Hotel project
Date: Monday, April 17, 2023 3:53:30 PM

This message originated outside of the City of McMinnville.

Hello, 

I would like to register my objection to the Gwendolyn Hotel project. This is the 3rd luxury
hotel to go in on (or just off) 3rd Street in just a few years. While I know that this supports
tourism and jobs in our area, it is taking away space and resources on 3rd for residents and
also drastically changes the look of 3rd St that I know and love. 

While McMinnville needs to remain attractive for tourists, it also needs to maintain its
character for its residents.

This project will not only change our beloved 3rd Street, it will violate not only the letter, but
the spirit of the city codes in regards to Historic Downtown:

- MZO 17.59.050(b)(1): Buildings should have massing and configuration similar to adjacent
and nearby historic buildings on the same block

- MZO 17.59.050(b)(1): Buildings situated at street corners or intersections should be, or
appear to be, two-story in height

- MZO 17.65.050(b)(8): Whether retention of the historic resource would be in the best
interests of a majority of the citizens of the city

- McMinnville Comprehensive Plan Goal III 4: Encourage the preservation and rehabilitation
of historic resources

- McMinnville Comprehensive Plan Goal III 5: Protect historic resources

- McMinnville Comprehensive Plan Goal III 6: Increase heritage tourism

- MAC-Town 2032 Economic Development Strategic Plan Goal 3.5: Proactively maintain
McMinnville's character

Please do not approve this project in it's current configuration, or in any manner which will
negatively alter our downtown.

Thank you,
Erin Kendrick

mailto:eleekendrick@gmail.com
mailto:Heather.Richards@mcminnvilleoregon.gov


MAP A rc h i t e c t u r e  

Ernie Munch Architecture Urban Planning LLC 

111 SW Oak Street, Suite 300.  Portland, OR 97204 

 

 

Ernie Munch 

(503) 936.1062 

Ernie@MAP-archplan.com 

 

Mayor Drabkin 17 April 2023  

Members of the McMinnville City Council  

 

This letter is a continuation of my letter dated 10 April 2023 which delt with height, massing and 

configuration.  That letter can be found on page 374 of your packet.   

This letter deals with the purpose of McMinnville’s code title 17 and its sections relevant to historical 

preservation.   
 

CRITERIA FOR APPROVING, APPROVING WITH CONDITIONS OR DENYING THE APPLICATIONS 

FOR DEMOLITION AND NEW CONSTRUCTION 

On page 26 of the council packet the staff report claims that purpose statements in sections 17.59.010 

Downtown Design Standards and Guidelines and 17.65.010 Historic Preservation are not approval 

criteria and should not be a part of the decision document and findings.  This is in error. 

 

THE PURPOSE SECTIONS 17.03.020, 17.59.010 and 17.65.010 ARE CRITERIA FOR DEMOLITION, 

MOVING AND NEW CONSTRUCTION 

 

Demolition, Moving or New Construction  

Section 17.65.050 states: 

A. The Historic Landmarks Committee may approve, approve with conditions, or deny the application. 

B. The Historic Landmarks Committee shall base its decision on the following criteria: 

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

Title 17 Zoning has a general purpose statement, 17.03.020 and, two more historic-specific 

purpose statements in sections 17.59.010 and 17.65.010. 
 

TITLE 17.0.020  General Provisions, Purpose 

The purpose of the ordinance codified in Chapters 17.03 (General Provisions) through 17.4 

(Review Criteria) is to encourage appropriate and orderly physical development in the city 

through standards designed to protect residential, commercial, industrial, and civic areas from 

the intrusions of incompatible uses; to provide opportunities for establishments to concentrate 

for efficient operation in mutually beneficial relationship to each other and to shared services; to 

provide adequate open space, desired levels of population densities, workable relationships 

between land uses and the transportation system, and adequate community facilities; to provide 

assurance of opportunities for the effective utilization of the land resources; and to promote in 

other ways public health, safety, convenience, and general welfare.  (Ord, 5094 §2  (Edh. B 



(part)), 2020; Ord. 4920 §2, 2010; Ord. 4128 (part), 1981; Ord. 3380 (part), 1968)  

https://mcminnville.municipal.codes/MMC/17.03.020  

Downtown Design Standards and Guidelines 

Section 17.59.010 Purpose.  

 

To provide for the protection, enhancement and preservation of buildings, structures, and other 

elements in the downtown core which contribute to its special historic and cultural value. 

Further, it is not the purpose of this ordinance to create a “themed” or artificial downtown 

environment. Rather, its purpose is to build on the “main street” qualities that currently exist 

within the downtown and to foster an organized, coordinated, and cohesive historic district that 

reflects the “sense of place,” economic base, and history unique to McMinnville and the 

downtown core. (Ord. 4797 §1, 2003). and, 

 

Historic Preservation 

Section 17.65.010 Purpose 

Districts, buildings, objects, structures, and sites in the city having special historical, architectural, 

or cultural significance should be preserved as a part of the city’s heritage. To this end, regulatory 

controls and administrative procedures are necessary for the following reasons: 

A. Stabilize and improve property values through restoration efforts; 

B. Promote the education of local citizens on the benefits associated with an active historic                          

preservation program; 

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

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

E. Strengthen the economy of the city 

Sections 17.59.010 and 17.65.050 are criteria for Demolition, Moving and New Construction 

and prevail over the section 17.03.030 by virtue of Section 17.03.040, “When the requirements 

of this title vary from or conflict with other provisions of the McMinnville Municipal Code, the 

more specific provision shall prevail over a more general provision.”   

 

The purpose provisions of the code can also be referred to as statements of intent to guide 

interpretations. 

 

COMPREHENSIVE PLAN HISTORIC POLOICIES ARE CRITERA FOR DEMOLITION AND NEW 

CONSTRUCTION 

 

Demolition, Moving or New Construction  

Section 17.65.050 states: 

A. The Historic Landmarks Committee may approve, approve with conditions, or deny the 

application. 

B. The Historic Landmarks Committee shall base its decision on the following criteria: 

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

ordinance;  



Relevant Comprehensive Plan historic policies follow: 

CHAPTER  III  CULTURAL, HISTORICAL AND NATURAL RESOURCES GOAL III 2 

TO PRESERVE AND PROTECT SITES, STRUCTURES, AREAS, AND OBJECTS OF HISTORICAL, 

CULTURAL, ARCHITECTURAL, OR ARCHAEOLOGICAL SIGNIFICANCE TO THE CITY OF 

MCMINNVILLE. 

City‘s finding NOT SATISFIED 

 

Policies 

15.00  

The city of McMinnville shall establish a program for the identification and preservation of 

significant sites, structures, objects, and areas. (Ord. 5068 §2 (Exh. A (Att. 1)), April 23, 2019) 

 

16.00   

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

programs and other similar legislation in an effort to preserve structures, sites, objects, or areas 

of significance to the city. (Ord. 5068 §2 (Exh. A (Att. 1)), April 23, 2019) 

 

17.00   

The city of McMinnville shall enact interim measures for protection of historic sites and 

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

Chapter III. (Ord. 5068 §2 (Exh. A (Att. 1)), April 23, 2019) 

My observation: NOT SATISFIED 

I agree that with the City’s finding that the project does not satisfy the goal.   

The City has strengthened its code to allow for the denial of demolition, however, I observe that 

the commitment to and administration of the historic preservation code has weakened to the 

point of recommending in favor of advocating for and allowing the demolition of 3 significant 

historic resources, about 6% of the contributing historic resources in the Historic District. 

 

GOAL III 3 

INCREASE PUBLIC AWARENESS AND UNDERSTANDING OF MCMINNVILLE’S HISTORY AND ITS 

HISTORIC PRESERVATION PROGRAM. 

 

Policies: 

17.03 

 Partner with related organizations on programs to establish connections between historic 

preservation and other city interests. (Ord. 5068 §2 (Exh. A (Att. 1)), April 23 

 

My observation: NOT SATISFIED 

In this case the partnering with the McMinnville Downtown Association has work against the 

preservation of significant historic resources by placing the goals for economic development 

above historic preservation in the historic district, even though the historic preservation program 

has been successful in stabilizing and increasing property values, and attracting new visitors and 

investment. 



 

GOAL III 4 

ENCOURAGE THE PRESERVATION AND REHABILITATION OF HISTORIC RESOURCES 

 

Policies: 

17.06 

Promote local, state, and federal incentives available to historic resources. (Ord. 5068 §2 (Exh. A 

(Att. 1)), April 23, 2019) 

 

17.07 

Strengthen the integration of historic preservation in city planning to capitalize on neighborhood 

history and character as city assets. 

 

My Observation: NOT SATISFIED 

Again the code and objectives appear to be in place but the commitment to those objectives has 

weakened despite the programs economic success since the time I was directly involved with 

historic preservation in McMinnville. 

 

GOAL III 5 

DOCUMENT AND PROTECT HISTORIC RESOURCES 

 

Policies: 

17.11 

Continue to explore National Register nominations. (Ord. 5068 §2 (Exh. A (Att. 1)), April 23, 2019) 

 

My Observation:  NOT SATISFIED 

This project will result in a 6% net loss of historic resources in the district. 

 

GOAL III 6 

INCREASE HERITAGE TOURISM 

 

Policies: 

17.14 

Amplify the heritage tourism program for McMinnville. (Ord. 5068 §2 (Exh. A (Att. 1)), April 23, 

2019) 

 

My Observation: NOT SATISFIED 

This project will lessen the attractiveness of the downtown as a historic attraction.  

 

CHAPTER IV: ECONOMY OF McMINNVILLE  

GOAL IV 4 

TO PROMOTE THE DOWNTOWN AS A CULTURAL, ADMINSITRATIVE, SERVICE, AND RETAIL 

CENTER OF McMINNVILLE.” 
 



Policy  

38.00 

The city of McMinnville shall encourage the renovation and rehabilitation of buildings in the 

downtown area, especially those of historical significance.” 

 

My Observation: NOT SATISFIED 

The city of McMinnville is encouraging the demolition of significant historic buildings in its 

downtown. 

41.00 

The city of McMinnville shall encourage the expansion of retail and other commercial enterprises 

east of the railroad tracks and north and south of Third Street consistent with the adopted 

“Downtown Improvement Plan.” (Ord. 4796, October 14, 2003) 

Pertinent portions of the Downtown Improvement Plan are copied below.   

Downtown Improvement Plan 

My Observation: NOT SATISFIED 

The Downtown Improvement Plan, adopted 20 yeas ago, is a good one.  It encourages adaptive 

reuse and renovation, retaining, and redevelopment of existing buildings along NE 3rd Street. 



The areas north and south of 3rd Steet are described as those areas bordering on 4th and 5th 

streets to the north and 1st and 2nd streets to the south. 

44.00 

The city of McMinnville shall encourage, but not require, private businesses downtown to 

provide off-street parking and on-site traffic circulation for their employees and customers. 

 

My Observation: SATISFIED 

The proposed Gwendolyn Hotel proposes off street-valet parking. 

 

SUMMARY  

The McMinnville Comprehensive Plan has (12) historic policies, (9) are in Chapter III Cultural, 

Historic and Natural Resources and (3) in Chapter IV Economy of McMinnville.  All (9) of the 

historic policies in Chapter III are NOT SATISFIED.  In Chapter IV, (2) of the historic policies are 

NOT SATISFIED and (1) was SATISFIED, by the project. 

 

MY CONCLUSION for Criteria #1 NOT SATISFIED 

The proposed demolition of three historic resources and construction of a new six story 

hotel mimicking the styles of historic buildings in Downtown McMinnville is directly 

opposed to the historic policies set forth in the Comprehensive Plan and the purpose of 

McMinnville’s zoning ordinance, title 17 and the criterium B. 1, of Section 17.65.050. 

 

If the community wishes to eliminate the historic district and/or have economic policy 

overrule historic preservation in the historic district it should do so through the prescribed 

legislative process and draft new goals and policies, amend the comprehensive plan and 

revise the pertinent code sections. 

 

If the community wishes to continue with historic preservation, it must be consistent with 

the existing code language and become more active in preserving the historic resources 

and forwarding development proposals which are consistent with the current code.  

Council must also support the Historic Landmarks committee’s decision in this case, to 

deny demolition and the proposed six story hotel. 

 

2. The economic use of the historic resource and the reasonableness of the proposed action 

and their relationship to the historic resource preservation or renovation; The applicant 

has submitted cost “third party” estimates for upgrades needed to renovate the existing 

structures for use as a hotel.  They included seismic upgrades.  a) The estimates are 

presented under the cover of Hugh Construction which is to be the construction branch of 

Hugh Development, the applicant and shares many of the same personnel with the 

applicant  b) McMinnville’s building official has stated that it is unlikely that the building 

code would require the seismic upgrades if used in their present envelope and had 

occupancies less than 300.  c) There are uses other than hotels which would like to find 

venues in downtown McMinnville which could be accommodated in the existing spaces 

with some structural repairs, but without the extensive improvements assumed by the 

Hugh Construction estimate. 



 

3. The value and significance of the historic resource; 

The applicant wrongfully equated the value and significance of the three buildings with their 

age and current physical condition rather than their historical significance.  The applicant’s 

historical research was limited to the three buildings the descriptions in the contained the 

historic resource survey and historical photographs, (A 1917 photo of 609 NE 3rd street was 

digitally obscured to the point of hiding the historic significance and the style of the original 

building.)  The applicant failed to apply the Secretary of Interior’s National Register Criteria 

for Evaluation of historical significance as prescribed by (OAR) 660023-0200.5, (a) and 

McMinnville zoning code section 17.65.030.C.5. 

Opponents have shown that the buildings are historically significant by the criteria in 

that they: 

a) The buildings are associated with the introduction of the automobile to McMinnville, a 

watershed event which broadly influenced the development of the city.  Architecturally, 

this began in 1904, with the construction of the O’Dell building, at the corner of NE 

Third and Ford streets.  It was the first building in McMinnville to be built for the 

automobile. The addition of the two buildings at 611 and 619 NE 3rd Street formed 

McMinnville’s first auto row.  The introduction of the automobile now marks the divide 

of the primary and secondary periods of the city’s history. 

b) The buildings and the introduction of the automobile are associated with two of the 

most prominent families of McMinnville, the Fentons, primarily attorney Frank Fenton, 

who was responsible for the construction of the buildings and the Wortmans who 

owned the first motorcycle, first automobile, the first airplane, and the first radio in 

McMinnville. Both families were pioneers of the Oregon Trail and overlapped in 

fraternal organizations, social circles, and efforts to bring water and power to the 

McMinnville.   

c) The commercial buildings embody three different architectural styles of methods of 

construction, commercial craftsman at 609, Victorian Italianate at 611, and Modern at 

619 NE 3rd Street. 

d) If were restored under the Secretary of Interior’s guidelines for historic preservation, 

they will reinforce the historic district’s environment and continuity, and add to the 

attraction of McMinnville’ downtown cultural core.  (See the proposal record under 

Public Testimony received after 12-28-22 page 88 for Restoration and page 150 for 

Rebuilding.) 

4. The physical condition of the historic resource;  

The applicant never seriously considered historic preservation in its proposal. A cursory 

structural report, and an evaluation of physical condition by a historical consultant dated 

November 2022, after the proposal design were submitted on August 9, 2022. 

5. Whether the historic resource constitutes a hazard to the safety of the public or its 

occupants; 

The building official has not declared the buildings unsafe. 

6. Whether the historic resource is a deterrent to an improvement program of substantial 

benefit to the city which overrides the public interest in its preservation;  



There is no such known program.  Although the design of the hotel’s ADA access and lobby 

location may be an impediment to the realization of future 3rd Street right-of-way 

improvements, event closures of 3rd Street, and visitor parking. 

7. Whether retention of the historic resource would cause financial hardship to the owner 

not outweighed by the public interest in the resource’s preservation; and 

The public’s interest in the preservation of McMinnville’s historic downtown core began 50 

years ago in May 29, 1973, when Governor Tom McCall signed Oregon Senate Bill 100 into 

law.  On October 19, 1987, Mayor Gormley was notified as by the State Historic Preservation 

Office that the McMinnville Historic District was added to the National Register on 

September 14 of that same year.   
 

The resulting downtown historic preservation program has successfully achieved the 

objectives of Section 17.65.010: 

F. Stabilize and improve property values through restoration efforts; 

G. Promote the education of local citizens on the benefits associated with an active historic                          

preservation program 

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

I. Protect and enhance the city’s attractions for tourists and visitors; and 

J. Strengthen the economy of the city. 

The program of historic preservation has stabilized and improved property values.  The 

O’Dell building, on Lot 5, at 609 NE 3rd, was purchased by Oregon Lithoprint, for $82,500, in 

1999.  That translates to $149,000 in 2023 dollars.  That single tax lot was listed for sale on 

November 3, 2017.  When the listing was canceled on March 29, 2023, that single lot was 

listed at $1,300,000.   



 

Twenty three years ago, the City supported programs to aid historic preservation on this 

property. The owner, Oregon Lithoprint, Inc., participated in the 20% Federal Tax Credit 

Program in 2000 on 609 NE Third Street. With a rehabilitation expense of $390,915, the 

property owner was able to access approximately $78,000 of tax credits. The payback period 

for the Federal Tax Credit Program is five years if the property is demolished. That payback 

period has since expired. The property owner also completed the State Special Assessment 

program at 609 NE Third Street and met all the requirements for participation so there is no 

payback provision on this program either if the property is demolished.   
 

Lot 7, at 619 NE 3rd Street was purchased by the current owner for $427,000, in 2021. That 

translates to $474,000, in 2023 dollars.   
 

The value of the sales agreement for all three lots is not known.  However the applicant 

states that the land cost with all three lots combined, 5, 6, and 7 at $3,475,000.  The 

applicant has also stated at least twice that historic preservation does not “pencil” because 

of the cost of the property and the interest payments on the loan. 
 

Potential buyer 

In 2019, I was asked by a substantial and experienced group to tour the buildings on lots 2, 

3, 5, and 6 because they were interested in acquiring three quarters of the block to build a 

hotel which incorporated the existing historical buildings. That group lost interest when they 

were told by the landowner that only the buildings at 609 and 611 NE 3rd Street were for 

sale.  If there is a financial hardship for the owner of lots 2-6, it is largely defined by the 

owners’ asking price, parceling of the land offered for sale, and lack of resolution of the 

subsurface contaminate issue. 
 

The city has developed an excellent website describing the district’s historic resources and 

strengthened their protection.  Ordinance 5034, which strengthened protections for the 

historic resources, was adopted unanimously by the planning commission and city council in 

2017.  On 26 April 2019, City Council unanimously adopted Ordinance 5068 updating the 

comprehensive plan.  The McMinnville Historic Preservation Plan attached was to that 



ordinance.  As a measure of support for the historic preservation in McMinnville the 

attached plan contained a survey showing that 87.10% of the respondents “Highly Agreed” 

and 11.19% “Agreed” that Historic Preservation was a worthwhile goal for the City of 

McMinnville.  1.6.% “Disagreed”.  A remarkable community consensus. 

8. Whether retention of the historic resource would be in the best interests of a majority of 

the citizens of the city, as determined by the Historic Landmarks Committee, and, if not, 

whether the historic resource may be preserved by an alternative means such as through 

photography, item removal, written description, measured drawings, sound retention or 

other means of limited or special preservation.   

The Historic Landmarks Committee determined that the retention of the historic resources 

would be in the best interest of the citizens of the city.   

The Planning Commission decided to approve the demolition of the historic resources based 

and the proposed design on the mistaken understanding that the site could be developed to 

the generalized 80 foot height limitation of the for a C-3 zone rather than the more 

restrictive and specific massing and configuration guideline in code Section 17.59.050. B .1. 

In addition to the above issues of building height, massing, and historic resource demolition, the design 

the building design has several significant formative problems which require redesign and resubmittal. 

1. Because the applicant proposes a new building not a restoration of a historic structure, the 

design must include an on-site ADA loading area near the lobby.  Curb cut access to the ADA 

loading area cannot be accommodated on NE 3rd Street.  McMinnville may not allow an 

arrangement which requires a vehicle exiting the site to back over the sidewalk. 

The requirements for an off site ADA loading are shown below.    

 

2. The two traffic studies which were submitted by the applicant addressed potential impacts 

on signalized intersections.  They did not address the impact of patron loading and 

unloading on NE Third Street and the impact of round-block circulation from garage to front 

door.   Nor did it address the impact on of the location of the loading on the closure of NE 

Third Street for special events. 

 



3. Prior to the pandemic McMinnville was not allowing the use of Third Street parking for hotel 

loading of patrons.  That prohibition was lifted to accommodate curbside pickup. Will the 

prohibition be reinstated? 

 

4. One planning commissioner noted that the hotel entrance as depicted by the applicant was 

out of character with McMinnville.  I agree. 

 

5. A Prospective Purchaser Agreement for handling subsurface pollution has not been resolved 

with DEQ.  When I last checked and additional hearing would be required. 

 

6. The applicant stated that they prepared a drawing of both sides of NE Third Street to “make 

sure they fit in.”  That is a commendable accomplishment.  However, their application did 

not set their proposal in that drawing.  That was done by opponents to illustrate how the 

massing does not fit in.   

 

 

CONDITION OF APPROVAL #12: The replacement plan project must not only meet the minimum 

standards of Section 17.59, Downtown Design Guidelines, McMinnville Municipal Code, but it must 

enhance the overall historic sense of place of downtown McMinnville by replicating the form and design 

of the building stock on Third Street.  Pg 121 of Packet 

This recommended condition of approval does not meet and is the opposite of the Section 17.59.01’s 

purpose statement in that it calls for replacing three existing historic resources with a building which 

mimics 3rd street architecture to create “a ‘themed’ or artificial downtown environment”, rather than 

protecting, enhancing and preserving  the structures. 

Thank you, for this opportunity to testify. 

 

Ernie Munch, Architect 

Member 

MAP  Architecture 

Ernie Munch • Architecture • Urban Planning, LLC 

111 SW Oak Street • Suite 300 • Portland OR 97204 

Ernie@MAP-archplan.com  503.936.1062 | cell 

 

 

 



 

ADDITIONAL REFERENCES 

The relevant portion of State Wide Planning Goal V states:  

“The National Register of Historic Places and the recommendations of the State Advisory Committee on 

Historic Preservation should be utilized in designated historic sites.” 
 

Oregon Administrative Rules (OAR) 660023-0200 Historic Resources,  

The standard GOAL  5 process in OAR 660-023-0030 through 660-023-0050 which lend 

structure McMinnville’s design review and historic preservation code sections 17.59 and 17.65, 

and references  

ORS 358.605 which describes the legislature purpose for preserving Oregon’s historical heritage 

and is available here:   https://oregon.public.law/statutes/ors_358.605 

McMinnville Historic Preservation Plan, adopted unanimously April 29, 2019. 

 

 



From: jason@eyrievineyards.com
To: Heather Richards
Subject: Support for Gwendolyn Hotel application
Date: Monday, April 17, 2023 4:50:31 PM
Attachments: pastedGraphic.png

This message originated outside of the City of McMinnville.

Dear Council Members,

I support the construction of the Gwendolyn Hotel project.   As Yamhill County experiences
greater tourism, our visitors need places to stay that offer a high-end experience inside our
small towns.  This takes development pressure off of farmland, where lodging and dining are
not appropriate for rural roads, water resources, waste disposal, and other infrastructure.  In-
town developments take advantage of existing infrastructure.  They are also situated closer to
the workforce and surrounding businesses, increasing quality of life for residents as well as
tourists.  It brings a multiplier effect of value both in economic enhancement and quality of
life.  Thank you for your attention.

Best,

Jason Lett

Jason Lett - Owner/Winemaker

The Eyrie Vineyards
935 NE 10th Ave.
McMinnville, OR 97128

Cell: (971) 237-0626

Office: (503) 472-6315 or
(888) 440-4970

Wine & Spirits: World Top 100 Winery 2021 &2022
Wine Star Nomination - American Winery of the Year 2022
The Wine Advocate: Green Award
Wine Enthusiast: Top 10 World Wine 2021
Slow Wine Italy: Snail Prize + Top Wine Prize 2022
Decanter: Wine of the Year 2020
James Suckling: USA Top 100 2022

mailto:jason@eyrievineyards.com
mailto:Heather.Richards@mcminnvilleoregon.gov





April 17, 2023 
 
Testimony To: McMinnville City Council 
 
Presented By: Jeb Bladine 

President, Oregon Lithoprint, Inc. & Bladine Family Limited Partnership 
 
Related To:  Support for Gwendolyn Hotel Project / Opposition to Appeals 

(HL 6-22, HL 7-22, HL 8-22, and DDR 2-22) 
 
Something interesting is missing from testimony about this development project. 
 
Controversial McMinnville development issues generally draw thoughtful comment from a 
cross-section of community leaders. However, with few exceptions, there has been no public 
comment from leaders of prominent groups with interests in McMinnville economic vitality. 
 
You have not heard from the Chamber of Commerce, Downtown Association, Visit 
McMinnville or Economic Development Partnership. You have not heard from the city’s own 
Economic Vitality Leadership Council, whose objectives include, “Leverage the growing 
tourism industry towards new business development and investment.” 
 
City Council members, restricted from Ex Parte Communications, have not discussed this 
development with leaders of those groups. However, you have the option to consider this 
claim: From first-hand experience, I believe a majority of those leaders support this project. 
 
I suspect you are well aware of factors that can cause people to avoid entanglement in 
controversial issues. But one thing is for sure: If those prominent groups opposed this project 
for the good of the community, you would hear from them. 
 
Since Dec. 30, nine prominent newspaper stories about this development have been open to 
online comment from News-Register subscribers. Those stories drew 82 comments from 31 
people who, by an overwhelming majority, favored the development. Though obviously not 
a scientific survey, I believe it is more reflective of community opinion than the combined 
pro/con testimony you will receive on this appeal. 
 
I hope that your decision is based on fulfillment of Land Use Code, Community Economic 
Benefits, Reasonable Historic Preservation and Private Property Rights. 



From: Linda Hays
To: Heather Richards
Subject: Against the Gwendolyn
Date: Monday, April 17, 2023 1:29:07 PM

This message originated outside of the City of McMinnville.

To Planning Director Richards, Mayor Drabkin, and the honorable City Council

I'm going to make this short as I know there will be much written and in person
testimony about this project.
I am against the Gwendolyn Hotel project as it currently stands. The basis for my
objection is the size of the building in relation to the other buildings on Third Street. 
It is my understanding that there are several concessions to the city code that need to
be made in order for the developers to be able to make their business plan pencil. 
I am against the precedent that establishes for something with such a long term
impact on our downtown. 

Best Regards, 
Linda Hays
hopscotch toys 
438 NE 3rd Street 
McMinnville OR 97128
503-472-3702

mailto:hopscotchlinda@gmail.com
mailto:Heather.Richards@mcminnvilleoregon.gov


From: Jody Hildebrant
To: Heather Richards
Subject: Hotel/3rd street
Date: Monday, April 17, 2023 3:23:15 PM

This message originated outside of the City of McMinnville.

I oppose this project. It will ruin our downtown area that is historically protected.
Jody and Darin Hildebrant 

mailto:jdhforjc@gmail.com
mailto:Heather.Richards@mcminnvilleoregon.gov






From: Joseph Hicke
To: Heather Richards
Subject: Gwendolyn Hotel
Date: Monday, April 17, 2023 2:43:51 PM

This message originated outside of the City of McMinnville.

Hello
I would like to register my objection to the Gwendolyn Hotel project. While McMinnville
needs to remain attractive for tourists, it also need to maintain its character for its residents.

This project will not only change our beloved 3rd Street, it will violate not only the letter, but
the spirit of the city codes in regards to Historic Downtown:

- MZO 17.59.050(b)(1): Buildings should have massing and configuration similar to adjacent
and nearby historic buildings on the same block

- MZO 17.59.050(b)(1): Buildings situated at street corners or intersections should be, or
appear to be, two-story in height

- MZO 17.65.050(b)(8): Whether retention of the historic resource would be in the best
interests of a majority of the citizens of the city

- McMinnville Comprehensive Plan Goal III 4: Encourage the preservation and rehabilitation
of historic resources

- McMinnville Comprehensive Plan Goal III 5: Protect historic resources

- McMinnville Comprehensive Plan Goal III 6: Increase heritage tourism

- MAC-Town 2032 Economic Development Strategic Plan Goal 3.5: Proactively maintain
McMinnville's character

Please do not approve this project in it's current configuration, or in any manner which will
negative alter our downtown.

Thank you

mailto:joseph.hicke@gmail.com
mailto:Heather.Richards@mcminnvilleoregon.gov


From: Linda Hays
To: Heather Richards
Subject: Against the Gwendolyn
Date: Monday, April 17, 2023 1:29:07 PM

This message originated outside of the City of McMinnville.

To Planning Director Richards, Mayor Drabkin, and the honorable City Council

I'm going to make this short as I know there will be much written and in person
testimony about this project.
I am against the Gwendolyn Hotel project as it currently stands. The basis for my
objection is the size of the building in relation to the other buildings on Third Street. 
It is my understanding that there are several concessions to the city code that need to
be made in order for the developers to be able to make their business plan pencil. 
I am against the precedent that establishes for something with such a long term
impact on our downtown. 

Best Regards, 
Linda Hays
hopscotch toys 
438 NE 3rd Street 
McMinnville OR 97128
503-472-3702

mailto:hopscotchlinda@gmail.com
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From: Loretta M Johnson
To: Heather Richards
Subject: Gwendolyn Hotel
Date: Monday, April 17, 2023 12:45:43 PM

This message originated outside of the City of McMinnville.

Thank you for accepting my emailed comments regarding the destruction of three of our
historic buildings on Third Street and the proposed construction of the Gwendolyn Hotel. I
want to appeal the decision to proceed with this project. I do not believe a Portland developer
or any other developer for that matter, should destroy our historic buildings and replace them
with an enormous hotel that doesn’t meet our city codes or fit with the landscape of Third
Street. While I am not a professional, I am a long-time citizen of McMinnville and specifically
this plan seems to me to violate these codes and goals:

- MZO 17.59.050(b)(1): Buildings should have massing and configuration similar to adjacent
and nearby historic buildings on the same block

- MZO 17.59.050(b)(1): Buildings situated at street corners or intersections should be, or
appear to be, two-story in height

- MZO 17.65.050(b)(8): Whether retention of the historic resource would be in the best
interests of a majority of the citizens of the city

- McMinnville Comprehensive Plan Goal III 4: Encourage the preservation and rehabilitation
of historic resources

- McMinnville Comprehensive Plan Goal III 5: Protect historic resources

- McMinnville Comprehensive Plan Goal III 6: Increase heritage tourism

- MAC-Town 2032 Economic Development Strategic Plan Goal 3.5: Proactively maintain
McMinnville's character

Plainly speaking, this massive building is out of scale in relation to existing buildings. The
Gwendolyn, 80’-10” at its highest point, is 179% taller than the tallest adjacent building, Odd
Fellows Lodge, (figure 5) and 367% taller than historic buildings on the same block.

Using the First Federal building, and the Atticus Hotel as precedent for the Gwendolyn is not
right. Those buildings are too tall for our downtown area as well but at least the First Federal
building is not directly on Third Street, nor did it replace a historic building.

The proposed Gwendolyn Hotel would be a massive, out-of-scale dominating building not in
line with anything else on Third Street, and its presence would disrupt and destroy our “main
street” qualities. It threatens the integrity of the entire downtown area and threatens the future
of one of the best main streets in America. If you have ever been on our Third Street at
Christmas time, late at night with falling snow illuminated by the Christmas lights and our

mailto:lorettamj@onlinemac.com
mailto:Heather.Richards@mcminnvilleoregon.gov


street flanked with those beautiful historic buildings, you could not for a second want to
destroy that for the possibility of drawing more tourists. If this building must be built, I hope
you will say no to Third Street and a different location be found.

Thank you for your time and consideration.

Loretta Johnson

1530 SE Davis Street 
McMinnville, Or.
503-472-4823



                April 16, 2023 

 

To: McMinnville City Council 
c/o Heather Richards, Planning Department 
McMinnville, OR  97128 
 

RE: (AP 5-23 (HL 6-22), AP 6-23 (HL 7-22), AP 7-23 (HL 8-22), AP 8-23 (DDR 2-22))  

 

Dear Council Members:        

 

Apparently, your decisions hinge on your discretion. You can, at your discretion,  focus on 

the intent and purpose of state and local preservation laws. Or, you can  reaffirm our stated 

goals stressing diversification, family wage jobs, and quality of life.  Or, you can bypass these 

goals in our Comprehensive Plan and focus on turning Mac into an international destination 

for high-end wine tourism.  If the latter, I think it is incumbent upon you to be honest with 

the citizens  about  the costs and benefits of this choice.  

 

Choosing wine tourism as the primary civic goal has a lot of collateral costs.  Approval of the 

Gwendolyn  in order bring in more tourists is based on the assumption that it actually will 

bring in more overnight tourists and that there is a need for another hotel.  Neither 

assumption  has been validated.  Approval will make a mockery of our historic preservation 

code and threatens our ability to  preserve our historic downtown.   It will discourage local 

owners from investing  in renovation and restoration.  It offers primarily low-paying service 

jobs .  It will increase parking congestion for city residents and adjacent neighborhoods.  

Small businesses already find it difficult to complete with wine bars for rental space at 

reasonable rates.  It threatens the viability of locally owned hotels.  It provides no local 

goods and services.  It is exploitive,  sending the profits back to a multi-national corporation.  

 

There is no commitment to build to LEED standards to reduce the environmental impact.  

Their insistence on that location and  “strategic massing” is entirely self-serving;  the mass  

and height of this building are not compatible with our historic district.  



 

It  is not hard to understand why a corporation based in London wants to monetize 

McMinnville’s charm.    They can pay low wages. They have a compliant planning 

commission unwilling to protect our historic district  and taxpayers willing to foot the bill for 

the  necessary infrastructure costs of a Third Street redesign.   What’s not to like?  But is in 

the best interest of the citizens?  

 

Over the past ten years we have poured millions of taxpayer money into “improvements” to 

attract tourists while our city services and buildings deteriorated.  For example, there was 

the 24-million-dollar bond to improve the Alpine District (which doesn’t look anything like 

the glossy pictures used to promote the project), the nine million dollars  slated to “update” 

Third Street (some of which is necessary maintenance and a lot of which is being done to 

attract tourists), and  approval of the Three Mile plan to allow a thirty-acre commercial 

center (to attract tourists on the way to the coast),  which could ultimately require  over 200 

million dollars in transportation bond funding.  Now we have the Gwendolyn, which 

threatens the very essence of our historic district.  Meanwhile the quality of life and services 

for the people footing the bill  - the residents of the city - continues to degrade.  We have 

seen no benefit from the tax dollars used to promote tourism – only more difficulty finding a 

parking space downtown and a proliferation of expensive wine bars. 

 

The  city attorney says that you have discretion over approving or denying the the 

demolition applications.  She says you have discretion over approval of the design 

application for the Gwendolyn.   You have discretion as to whether we will continue to 

replace historic structures simply because they are old and expensive to restore or 

renovate.  You also have discretion as to whether to support local merchants and investors 

or to place your faith in multinational corporations.  You have discretion as to which goals 

and values you choose to prioritize.   

 

I am not in favor of overruling the HLC, which I think followed the intent and wording of the 

ordinance.  However, the question I want to raise is a simple, practical one, e.g., whether 

you have discretion to require a lower height for the Gwendolyn that would help it fit into  

our historic district.  Despite the weak language of our code, it appears that you do have this 



discretion when a replacement for one or more historic buildings is proposed.    One of the 

most troubling aspects of the Hugh proposal has been their absolute unwillingness to build 

a lower structure or consider a different location.   They propose all manner of architectural 

details to disguise the height and mass, but the end result is an architectural mish-mash and 

the building still is a monolith that will tower over the rest of our downtown.   The 

applicants are completely intransigent on the issue of building a three or four-story building 

that would integrate with our existing historic architecture.  They refuse.  Absolutely refuse.  

The matter is not open for discussion. 

 

This is the trouble with dealing with companies based in Portland or New Jersey or England. 

They don’t live here and they don’t really care, the way we care, about our town.  Their  

priority is profit.  Professionally matted photographs and saccharine assurances to the 

contrary, they don’t really care.  Caring doesn’t make money for their stockholders.  The 

most honest statement I heard during the entire Hugh presentation was that “(people) will 

just get used to it.”    

 

I understand that you have committed to wine tourism as the silver bullet for McMinnville’s 

economy, even when the investments you have made to achieve this end have not 

produced the promised results, and probably never will because the primary beneficiaries  

of your investments are the wineries outside of town.  However, if you have any discretion 

at 

all on this particular proposal, I urge you to require Hugh Development to build a  

hotel that is no more than four stories in height and  that blends into our existing 

architecture. The faux architecture design currently under consideration does not do that,  

and  the height and mass is almost obscene.  It is not a “bit” higher than any other existing 

structure in town,  it is a LOT higher and nothing will disguise that. 

 

So, if you have discretion, exercise it.  Require a design that, if it lacks historic integrity, at 

least will not blatantly threaten our historic district. Limit the height to four stories. Respect 

our town and our heritage and, in the long run, I suspect that a commitment to historic 

integrity will prove to be far more profitable than the Gwendolyn, as would investing in art, 

music, recreational and cultural venues that would serve our citizens as well.  However, if 



you want us to transform into a mini-Portland or into a wine Disneyland  for the luxury 

trade, please be honest with the citizens about what that means for them.   

 

 

       Sincerely, 

 

 

       Margaret Cross 
       1102 SW Russ Lane 
       McMinnville, OR. 97128 
        

  

 

 

 

 



From: Pam Gosling 2
To: Heather Richards
Subject: 2 NO votes for the Gwendolyn Project
Date: Monday, April 17, 2023 12:30:46 PM

This message originated outside of the City of McMinnville.

For your consideration for the appeal meeting tomorrow:
 
 
We, two of us,  wish to enter 2 “no” votes for the Gwendolyn Hotel Project, at
least for the location on Third St.. We are new residents here,  and so not totally familiar
with the goals or history, but have experience from other locations seeing how much such
type developments destroy small towns.
 
We are not so concerned about the hotel itself, but the location issues, as follows:
 

1.       UNIQUE Walkability/interest of downtown for visitors:
Strategic plan 3.5 MAC Strategic Plan
How does this hotel “encourage” preservation of our town character?
My understanding is that the reason that the initial “no” vote against this project by
the Historical Commission/committee was a violation of the Historical character
requirements that are our ultimate goal of promoting tourism dollars. More likely,
anybody other than hotel residents will stay away from that block due to congestion/
lack of historical value. Also,  I highly doubt that the “inside” character” (as of
modern design) of the hotel will draw interest of either visitors or locals, because it is
not likely to share our town’s community spirit, only the same typical commercial big
money interest type of design..

2.    PARKING/TRAFFIC.
Even though the hotel will be providing some underground parking, how is the
increased traffic being planned for?  Where is an access route for  the traffic in and
out of  the hotel without people clogging 3rd OR 4th street with cars? Which roads
are you intending for visitors to take to get there? The corridors of  either Three Mile
Lane or Hwy 99  don’t seem reasonably sufficient for the increased visitor use. And
we know there will also be additional parking issues. How much farther out from 3rd

street are the locals going to need to park to get to downtown? And what about taxis
to and from hotel, etc? More traffic. . . .
 

3.    WAGES/EMPLOYMENT
Despite the “living wages” being proposed for the hotel employees, it seems that
this will “take away” from our local business’s ability to hire people because they
won’t be able to compete in employee salaries(already difficult anyway), and thus
we will lose the local business owners. I always appreciated the attitude here about
supporting local small business which is a unique character we shouldn’t give up.
AND WHERE WILL THESE EMPLOYEES LIVE? We already have a housing crisis.
 

4.    DESIGN

I understand the difficulty and cost of renovating the existing buildings.. but I really

mailto:pgosl2@comcast.net
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have a hard time believing that this size of a building is the ONLY feasible economic
option for a developer. Couldn’t there be more of a compromise/negotiation on this?
Isn’t there any grant money out there for special projects such as renovation of
historic value buildings so that the cost of intrastructure building for any intended
business would be minimized? How does this meet goal: Encourage the
preservation and rehabilitation of historic resources - McMinnville Comprehensive
Plan Goal III ??
Additionally, even if there is “some” outer historic design on the hotel front, Does this
REALLY meet the requirement of MZO 17.59.050(b)(1)?
 
 

5.    LOCATION/OTHER RETAIL PLANNED/TRANSPORTATION
2 BETTER OPTIONS:  1. Wouldn’t a hotel location toward Alpine Avenue area be
suitable for something like this?  Don’t we want to support growth of the Alpine
Avenue or airport areas?  It seems that building a hotel in those alternate areas of
town would be of MORE benefit for all, developers and locals alike! A location in the 
Alpine area, would be within walking distance for hotel guests to downtown AND
those boutique hotels and Mac Market areas that you are wanting to promote.
 
OR 2. alternatively, And how are we planning for transportation needs to/from
airport area development? Wouldn’t it make more sense to develop hotels and  a
better transportation system from the airport area to downtown, thus in the long run
enabling more tourism business in BOTH directions, more  transportation jobs, more
airport business and thus making it easier for people to come by plane here? And
then we’d be less likely to lose the locals business downtown, more likely enhance
it! And with easier access for travelers to and from Hwy 18, I would guess we would
get more visitors from adjoining cities. And, less traffic burden on 99 going through
town.
 

6.    CRIME
Most “city” hotels of this magnitude, by inviting more outside visitors naturally would
encourage more crime focused in the downtown area. .. again, if this is placed more
away from the downtown,  there is less risk to losing visitors because of safety
issues in the downtown area..
 

7.    INVITES MORE OUT OF STATE DEVELOPERS
If we say yes to this, who is to say that more developers will come clamouring to our
door to also want to build downtown? ? Then what will we do? Or wanting to build
more higher end restaurants that are too expensive for the locals to afford to eat
here?
 

8.    IS THE DEVELOPER WILLING TO HELP MITIGATE TRAFFIC ISSUES?
Sure seems like the developer is reaping all the benefits of the business and not
being required to help pay for more transportation infrastructure to accommodate it?
Seems like there needs to be a little more willingness to help out with our local
needs to get the approval for the project, if they were even asked to do this?
 
 
BOTTOM LINE:
 

We honestly believe this project will bring more detriment than benefit . . .the eventual net
loss of locals and visitors (and business income) alike, and the tremendous traffic increase



will surely outweigh any possible short term economic business benefit from one hotel.
 
THIS WILL CHANGE OUR TOWN CULTURE FOREVER!! And we won’t be able to get it
back,. . .We truly believe there are better economic decisions by placing such a
project AWAY from 3rd street! We definitely will not be going to downtown as
much if this is developed!
 
We sincerely hope you will accept the majority opinions of the people here who
DON’T SUPPORT THIS DECISION!
 
Thank you for all you do !
 
Sincerely,
 
Pete and Pam Gosling
 



Golden Valley  
Brewery & Restaurant 

Fresh Foods of the Great Northwest  
Handcrafted Beers of Great Balance & Rare Complexity 

All Natural Angus Beef raised on our Angus Springs Ranch  
980 East Fourth St., McMinnville, Or. 97128 phone (503) 472-2739 fax (503) 434-8523 

1520 NW Bethany Blvd., Beaverton, Oregon 97006  phone 503-972-1599 
www.GoldenValleyBrewery.com 

 
 
 

 
April 14, 2023 
 
 
McMinnville City Council  
RE: Gwendolyn Hotel Project 
 
City Commissioners and Members of the Planning Commission 
 
As owners and founders of Golden Valley Brewery, we have made concerted long term 
investment both financially and personally into the economic viability and cultural vitality of the 
city of McMinnville, particularly the downtown area, since we started in 1993.  In 1992, I stood 
in front of this city council twice to defend our project application from members of the 
community that did not want us to open our business.  It is only through the foresight and vision 
of the council at that time that we are an active member of the community today.  
 
 IN 1992, the downtown vacancy rate was 60% and the business owners were struggling and 
going out of business.  Today we have a vibrant downtown thanks to efforts of the community, 
the downtown association, and the chamber of commerce who all actively promoted positive 
growth in the downtown core.  Over the past 30 years I have served on the McMinnville 
Downtown Association, Third Street steering committee, third street design and improvement 
committee, Kids on the Block, and the McMinnville Urban Renewal Board.  I have a good 
perspective on the challenges a small town and small businesses face in surviving.  
 
This project is the largest financial investment downtown in its history and could be a major 
financial lifeline aiding the city through the financial and infrastructure challenges facing them in 
the near future.     
 
We support the Gwendolyn Hotel Project for the following reasons: 
 

1.) Code Compliance; The project meets all code requirements and has gone to considerable 
lengths to accommodate design requests and requirements made by the review 
committees.  

2.) Historical significance; The existing building although old, does not have historical 
aesthetic architectural and functional value.  The renovation costs of the existing building 

http://www.goldenvalleybrewery.com/
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are prohibitive to any investment plan. We have several new projects (the Atticus Hotel 
and Okta restaurant) that are excellent examples of new construction that far exceed a 
renovation of an existing building in both aesthetic appeal, functionality, and code 
compliance.  A new well-designed structure will be a huge aesthetic asset to the 
downtown compared to an old building that has no financial viability.  

3.) Financial benefits; the city is facing major infrastructure projects that will put a strain on 
the city tax base; 

a. Imminent underground utility replacement (and streetscape renovation) for the 
entire downtown area.  This project will be a huge disruption for the downtown 
and put a lot of the small businesses at peril of closing.  This hotel project would 
jump start that major infrastructure overhaul, facilitate critical environmental 
remediation, AND facilitate visitors coming to the downtown during the rest of 
the project providing a lifeline of commerce to the small businesses impacted by 
the ongoing construction.   

b. Our local Fire department is in need of a massive restructuring which will be a 
large financial challenge for the city budget and this hotel project will aid in 
expanding the tax base with increased revenues that will help fund those 
improvements not to mention removing this old non compliant building with new 
construction.   

c. Urban Renewal; the city is in desperate need of high density housing projects for 
every level of income.  This project alone would contribute $500,000 to $600,000 
in property tax and approximately $1 million in transient lodging annually in tax 
revenue going to the city general fund and urban renewal program that would help 
leverage Urban Renewal projects like high density housing.  

4.) Economic Viability and Vitality; the city is mandated to support the economic viability 
and vitality of the community.   Interest rates are now high for loans and the national 
economy is still in peril of stalling or tipping into recession.  Many of our small 
businesses are still trying to recover from the pandemic and market inflation that 
followed.   This hotel project will not only provide many good paying jobs in the 
community and increase tax revenues, but most importantly, will provide a steady flow of 
visitors to the downtown who will provide a massive financial infusion to the downtown 
businesses.   

5.) Quality of investment; this project is driven by a company that is vested in being a 
partner in the McMinnville community and they are backed by one of the highest quality 
hotel groups in the nation.  The success of this project is entrenched in the success of 
downtown McMinnville. 
  

 
The town (and the tax base) must grow to survive.  Not all growth is positive, but this project 
brings many overreaching long-term benefits to the whole community.  The small businesses in 
the downtown core struggle to survive on a day-to-day basis and this project will facilitate a 
significant influx of commerce to those small business owners that are the heart of the 
downtown.  Any other community would be rolling out the red carpet to welcome this 
opportunity and McMinnville should not let it be squandered to save a building that is 
without historical or financial significance.  
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The city council and the community at large need to have the vision and foresight to embrace 
this opportunity that will have far reaching benefits for the downtown core and the whole 
community.  We have to consider the long-term viability of the downtown and the city itself if 
we are going to remain one of Oregon’s Best Mainstreets.  The “historical” buildings in question 
of being replaced are like the underground utilities under the street that are old and starting to 
fail.  Like the old buildings, the utility system has outlived its useful life and need to be replaced 
with something that can better serve the needs of the community.  If we preserve those buildings 
as “historical landmarks” we are condemning that prime downtown real estate to no future use or 
value.   

 
From this perspective, we feel that the city should embrace and assist a major investment that 
meets zoning and use requirements; that would hugely benefit the downtown, the Urban Renewal 
program, and the local visitor economy; and that would replace old buildings with limited 
historic appeal and are cost-prohibitive to renovate with today’s code.    
 
Sincerely, 
 
 
Peter Kircher 
Owner  
GVB 
 



From: Rachel Streng
To: Heather Richards
Subject: Objection to the Gwendolyn Hotel project
Date: Monday, April 17, 2023 4:36:40 PM

This message originated outside of the City of McMinnville.

Good Afternoon,

I would like to register my objection to the Gwendolyn Hotel project. While McMinnville needs to remain attractive
for tourists, it also need to maintain its character for its residents. The city has a duty to the residents to promote
businesses that will bring a greater number of jobs to the community taking into consideration the number of jobs
lost by replacing the buildings; jobs in industries where the average pay is greater than minimum wage;
diversification in the businesses and industries that the city grants permits for; increase revenue by maximizing the
number of revenue generating businesses that are and could be in the proposed location; and mandate that hotels and
businesses of a certain size in the downtown area provide parking for customers as condition of building or business
permits rather than monopolizing public parking including charging customers to valet park their vehicles in a city
maintained parking structure or lot.

This project will not only change our beloved 3rd Street, it will violate not only the letter, but the spirit of the city
codes in regards to Historic Downtown:

- MZO 17.59.050(b)(1): Buildings should have massing and configuration similar to adjacent and nearby historic
buildings on the same block

- MZO 17.59.050(b)(1): Buildings situated at street corners or intersections should be, or appear to be, two-story in
height

- MZO 17.65.050(b)(8): Whether retention of the historic resource would be in the best interests of a majority of the
citizens of the city

- McMinnville Comprehensive Plan Goal III 4: Encourage the preservation and rehabilitation of historic resources

- McMinnville Comprehensive Plan Goal III 5: Protect historic resources

- McMinnville Comprehensive Plan Goal III 6: Increase heritage tourism

- MAC-Town 2032 Economic Development Strategic Plan Goal 3.5: Proactively maintain McMinnville's character

Please do not approve this project in it's current configuration, or in any manner which will negative alter our
downtown and jobs in our community.

Thank you,

Rachel Streng

mailto:rachelstreng@gmail.com
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From: Stephen Long
To: Heather Richards
Subject: Gwendolyn Hotel
Date: Monday, April 17, 2023 1:53:50 PM

This message originated outside of the City of McMinnville.

Dear Planning Commission,

McMinnville's appeal is entirely captured by the current look and feel of our historic 3rd Street
business area. Please do not allow that charm to be ruined by construction of the Gwendolyn
Hotel.

Sincerely,

Steve Long
1320 SW 2nd Street
Mcminnville, OR 97128

mailto:stephen.w.long0110@gmail.com
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Date: April 17, 2023 
To: Mayor Drabkin and McMinnville City Council members 
From: Susan Watkins, 13440 SW McCabe Chapel Road, McMinnville, Oregon 
Re: Appeal of Approval of Demolition of Three Historic Buildings and of Approval 
of Massive Hotel Construction on Third Street in the Downtown Historic District 
(AP 1-23 (HL 6-22), AP 2-23 (HL 7-22), AP 3-23 (HL 8-22) and AP 4-23 
(DDR 2-22)) 
 
I support this appeal because the proposed structure is a caricature of an historic 
building and is grossly out of scale, proportion, and mass with the rest of the 
Downtown Historic District. 
 
Staff have advised you that the Council has the discretion to interpret most of the 
applicable codes in any way you want.  As a former municipal attorney, I would advise 
that you exercise that discretion at your peril.  To withstand an appeal to LUBA, your 
decision must be based on factors stated in the code; any novel interpretation of those 
factors must be supported by evidence specific to this project that requires deviation 
from past interpretations, or on evidence of changed circumstances on the ground.  
LUBA will defer to your interpretation of City ordinances, but only to the extent that 
that interpretation has its roots in the intent of those ordinances. 
 
In this case, the proposed hotel is clearly at odds with design guidelines for the 
Downtown Historic District.  You can argue about "step backs" versus "set backs" ad 
nauseum, but you will not change the fact that the proposed structure is much larger 
and much taller than anything else on Third Street.  Moreover, the entire façade is 
designed to mimic historic structures in the same way that strip malls mimic individual 
buildings; everyone knows they are fake. 
 
The proposed structure will not enhance McMinnville's downtown; it will overpower it. 
 
If you elect to approve this building, you should make that approval contingent upon 
the hotel meeting the Downtown Design Overlay District code criteria for new 
construction. 
 
Thank you. 



From: Tim Gilman / timmyroland
To: Heather Richards
Subject: Proposed Demolition in Downtown McMinnville.
Date: Sunday, April 16, 2023 5:35:26 PM

This message originated outside of the City of McMinnville.

Greeting Heather,

I trust you safe and well . . . I would like to thank you for all the work you have done and
continue to do on behalf of McMinnville.

Having been born and raised in Mac I am writing to you to voice my disapproval of the
proposed development of the Gwendolyn Hotel and the demolition of the historic building
that would be required . . .

While I understand the need to maintain a downtown area that is viable and sustainable to both
tourist and residential business I do not believe that the destruction of the downtown structures
are the way to go . . .

I currently live in Salem though I was born and raised in McMinnville . . .  and graduated 50+
years ago from Mac High . . .  We visit there often . . . There has got to be a solution short
of demolition . . .

Please save McMinnville!

Thank you for standing strong in this regard!!!

Tim B. Gilman
Creative Director
Vote Common Good

www.timmyroland.com
www.votecommongood.com

phone:  971.600.6255
email: tbgilman@gmail.com

Facebook: tbgilman

mailto:tbgilman@gmail.com
mailto:Heather.Richards@mcminnvilleoregon.gov
https://protect-us.mimecast.com/s/28uACYEnXlhBwv2S0SVAH
https://protect-us.mimecast.com/s/e472CZ6oXmHB0w9Sjoc0M
https://protect-us.mimecast.com/s/LVLYC1wn7BiWl0NipXqCZ
https://protect-us.mimecast.com/s/qvZDC2koJ1Uyg4zC26nNj
mailto:tbgilman@gmail.com




 
 
 
 
 
 

PLANNING DEPARTMENT, 231 NE Fifth Street, McMinnville, Oregon 97128 
www.mcminnvilleoregon.gov 

 

PRECAUTIONARY NOTICE OF CITY COUNCIL PUBLIC HEARING  
APPEAL OF PLANNING COMMISSION DECISION –  

APPROVAL OF THE GWENDOLYN HOTEL INCLUDING:  
 

CERTIFICATE OF APPROVAL FOR HISTORIC RESOURCE DEMOLITION –  
609 NE THIRD STREET, 611 NE THIRD STREET, 619 NE THIRD STREET, 

 
DOWNTOWN DESIGN REVIEW – NEW CONSTRUCTION, 

609 NE THIRD STREET, 611 NE THIRD STREET, 619 NE THIRD STREET 
 
Please note that the City has not received a written notice of appeal for these decisions.  If filed, 

these notices will be available for viewing at the project page on the City’s website at: 
https://www.mcminnvilleoregon.gov/planning/page/gwendolyn-hotel-hl-6-22-hl-7-22-hl-8-22-and-

ddr-2-22-609-611-and-619-ne-third-street, or by calling the Planning Division at 503-434-7311.   
 
NOTICE IS HEREBY GIVEN that in the event that a notice of appeal is received, the McMinnville City 
Council will hold a public hearing on the 18th day of April 2023, at the hour of 6:00 p.m. in the Kent Taylor 
Civic Hall Building at 200 NE Second Street in the City of McMinnville, Oregon, for the consideration of an 
appeal of the Planning Commission approval of three Certificates of Approval for the Demolition of Historic 
Resources located at 609 NE Third Street, 611 NE Third Street, and 619 NE Third Street, as well as 
approval of the Downtown Design Review for the new construction of the Gwendolyn Hotel at 609 NE Third 
Street, 611 NE Third Street, and 619 NE Third Street.  This will be a hybrid meeting.  The public may join 
the meeting in person or via the zoom link information provided below, and may provide written testimony 
in advance of the public hearing by sending it to Heather.Richards@mcminnvilleoregon.gov.  Project 
information can be found on the city’s website at:  Gwendolyn Hotel (HL 6-22, HL 7-22, HL 8-22, and DDR 
2-22) - 609, 611 and 619 NE Third Street | McMinnville Oregon. This first meeting will be conducted from 
6:00 – 10:00 PM and then if more time is needed, the City Council is scheduling April 19, 6:00 – 10:00 PM 
at the same place and same zoom link, to continue the public hearing and/or deliberate their decision.   
 

 
DOCKET NUMBERS: HL 6-22, (Certificate of Approval for Demolition, 609 NE Third Street)  Property 

Owner – Jon Bladine, Oregon Lithoprint Inc. 
 HL 7-22, (Certificate of Approval for Demolition, 611 NE Third Street) 

Property Owner – Jon Bladine, Bladine Family Limited Partnership 
 HL 8-22,(Certificate of Approval for Demolition, 619 NE Third Street) 

Property Owner - Philip Frischmuth, Wild Haven LLC 
 DDR 2-22 (Downtown Design Review – New Construction) 
REQUEST:   Applicant is requesting permission to demolish three existing historic resources 

on Third Street and redevelop the properties as a new hotel with ground floor 
commercial space and an underground parking structure.   

APPLICANT:   Mark Vuong, HD McMinnville LLC 

http://www.mcminnvilleoregon.gov/
https://www.mcminnvilleoregon.gov/planning/page/gwendolyn-hotel-hl-6-22-hl-7-22-hl-8-22-and-ddr-2-22-609-611-and-619-ne-third-street
https://www.mcminnvilleoregon.gov/planning/page/gwendolyn-hotel-hl-6-22-hl-7-22-hl-8-22-and-ddr-2-22-609-611-and-619-ne-third-street
mailto:Heather.Richards@mcminnvilleoregon.gov
https://www.mcminnvilleoregon.gov/planning/page/gwendolyn-hotel-hl-6-22-hl-7-22-hl-8-22-and-ddr-2-22-609-611-and-619-ne-third-street
https://www.mcminnvilleoregon.gov/planning/page/gwendolyn-hotel-hl-6-22-hl-7-22-hl-8-22-and-ddr-2-22-609-611-and-619-ne-third-street


SITE LOCATION(S): 609 NE Third Street, 611 NE Third Street, 619 NE Third Street 
ZONE(S): C-3 PD (General Commercial – Downtown Overlay District) 
MMC REQUIREMENTS: McMinnville Municipal Code (MMC), Section 17.65.050, Demolition, Moving, 

or New Construction of a Historic Resource; and Chapter 17.59, Downtown 
Design Standards and Guidelines or New Construction in the Downtown 
Overlay District. 
 

NOTICE DATE: Thursday, March 28, 2023 
PUBLIC HEARING 
DATE: Tuesday, April 18, 2023, at 6:00 P.M. 
HEARING LOCATION: In-Person: 
 Kent Taylor Civic Hall 
 200 NE Second Street 

McMinnville, OR 97128 
 
Virtually Via Zoom:  
https://mcminnvilleoregon.zoom.us/j/85605064343?pwd=dGJobjN2eDJqZm9
kTC9rcjhJYlJqUT09 

  
Meeting ID: 856 0506 4343 

 Meeting Password: 425877 
 

Proceedings:  A staff report will be provided at least seven days before the public hearing. The City Council 
will conduct a public hearing, take testimony, and then decide to either approve or deny the applications. 

Persons are invited to attend these City Council public hearings to observe the proceedings, or to register 
any statements in person or by mail that might assist the City Council in making a decision. Testimony can 
be provided at the meeting in person or via zoom, or submitted in writing prior to the meeting. Written 
Testimony: Email Heather.Richards@mcminnvilleoregon.gov or mail to Planning Division, 231 NE Fifth 
Street, McMinnville, OR 97128, before 12:00 pm on Monday, April 10, 2023 to be included in the meeting 
packet in advance of the public hearing, or by 5:00 PM on Monday, April 17, 2023 to be provided to the 
City Council in advance of the meeting.  Parties wishing to submit written testimony during the hearing 
should include at least twelve (12) copies for distribution.  Oral Testimony: Pre-register to speak during 
the public hearing by providing your name and phone number, or Zoom name, to the Planning Office before 
12:00 pm on Tuesday, April 18, 2023. During the public hearing, the City Recorder will read the list of those 
who pre-registered. When the City Recorder calls out your name, you will have three minutes to speak. 
You can preregister by emailing Heather.Richards@mcminnvilleoregon.gov or calling 503-434-7311.  
 
Appeal: The decision of the City Council will be the final decision for the City of McMinnville, and it can be 
appealed to the Land Use Board of Appeals.   
 
The failure of the applicant to raise constitutional or other issues relating to proposed conditions of approval 
with sufficient specificity to allow the Committee to respond to the issue precludes an action for damages 
in circuit court. 
 
For additional information please contact the Planning Department at (503) 434-7311. 
 
If anyone needs assistance in accessing the meeting via Zoom or phone, please contact the Planning 
Department, 24 hours in advance of the meeting, at 503-434-7311 – 1-800-735-1232 for voice, or TDY 1-
800-735-2900. 
  

https://mcminnvilleoregon.zoom.us/j/85605064343?pwd=dGJobjN2eDJqZm9kTC9rcjhJYlJqUT09
https://mcminnvilleoregon.zoom.us/j/85605064343?pwd=dGJobjN2eDJqZm9kTC9rcjhJYlJqUT09
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SITE MAP:  609, 611, and 619 NE Third Street 
 

 
 
Historic Resources to be Demolished - Third Street Facades: 

 



 
Image of New Proposed Construction: 
 

 
 
 
New Proposed Construction (Third Street Elevation): 
 

 



COMMUNITY DEVELOPMENT DEPARTMENT, 231 NE Fifth Street, 
McMinnville, Oregon 97128 www.mcminnvilleoregon.gov

CITY COUNCIL PUBLIC HEARING NOTICE: 

NOTICE IS HEREBY GIVEN that the McMinnville City Council will hold a public hearing 
for the following applications on April 18, 2023, at 6:00 p.m. in the McMinnville Civic Hall 
Building at 200 NE Second Street in the City of McMinnville, Oregon.  This first meeting 
will be conducted from 6:00 – 10:00 PM and then if more time is needed, the City 
Council is scheduling April 19, 6:00 – 10:00 PM at the same place and same zoom link, 
to continue the public hearing and/or deliberate their decision 

The City Council meeting will also be held virtually through the Zoom meeting software.  The 
public may join the meeting in person or via the link information below and may provide written 
testimony in advance of the public hearing by sending it to 
Heather.Richards@mcminnvilleoregon.gov.   

APPEAL OF PLANNING COMMISSION DECISION  
GWENDOLYN HOTEL PROJECT, 609, 611 AND 619 NE THIRD STREET 

(Dockets AP 1-23, AP 2-23, AP 3-23 and AP 4-23) 

Appellant Daniel Kiser is appealing the Planning Commission’s approval of three Certificates of 
Approval for the Demolition of Historic Resources located at 609 NE Third Street, 611 NE Third 
Street, and 619 NE Third Street, as well as the approval of the Downtown Design Review for the 
new construction of the Gwendolyn Hotel at 609 NE Third Street, 611 NE Third Street, and 619 
NE Third Street.   

HOW TO PARTICIPATE:  Persons are invited to attend this City Council public hearing to observe 
the proceedings, or to register any statements in person or by mail that might assist the City 
Council in making a decision. Testimony can be provided at the meeting in person or via 
teleconference or submitted in writing prior to the meeting. Written Testimony: Email 
Heather.Richards@mcminnvilleoregon.gov before 12:00 pm on Monday, April 17 to provide 
written testimony or mail to Heather Richards, 231 NE 5th St. McMinnville, OR 97128.  Written 
testimony must be received by 12:00 pm on Monday, April 17, 2023, to be sent in advance to 
the City Council. Parties wishing to submit written testimony during the hearing should include 
at least twelve (12) copies for distribution to the City Council, the city recorder, planning staff, 
legal counsel and the applicant. Teleconference Testimony: Pre-register to speak during the 
public hearing by providing your name and phone number, or Zoom name, to the 
Community Development Director's Office before 4:00 pm on Monday, April 17. During the public 
hearing, the city recorder will read the list of those who pre-registered. When the city recorder 
calls out your name, you will have three minutes to speak. You can preregister 
by emailing Heather.Richards@mcminnvilleoregon.gov or calling 503-474-5107.  

The public may join the Zoom meeting online with the following link:    
https://mcminnvilleoregon.zoom.us/j/85605064343?pwd=dGJobjN2eDJqZm9kTC9rcjhJY
lJqUT09 

Meeting ID:  856 0506 4343   Password:  425877 

http://www.mcminnvilleoregon.gov/
mailto:Heather.Richards@mcminnvilleoregon.gov
mailto:Heather.Richards@mcminnvilleoregon.gov
mailto:Heather.Richards@mcminnvilleoregon.gov
https://mcminnvilleoregon.zoom.us/j/85605064343?pwd=dGJobjN2eDJqZm9kTC9rcjhJYlJqUT09
https://mcminnvilleoregon.zoom.us/j/85605064343?pwd=dGJobjN2eDJqZm9kTC9rcjhJYlJqUT09


The public may also join the Zoom meeting by phone by following the instructions below:   
Dial: 1 253 215 8782, Meeting ID: 856 0506 4343, Password: 425877 
 
OR 
 
Attend in person:  
McMinnville Civic Hall Building* 
200 NE 2nd Street, McMinnville, OR, 97128 
 
* Masks are optional while in the building. If you are sick please stay home and join the meeting 
online or submit written testimony.  
 
A complete meeting agenda, the decision-making criteria, application, and records concerning 
these matters are available on the City of McMinnville website at 
www.mcminnvilleoregon.gov/meetings  
 
For additional information please contact the Planning Department at (503) 434-7311. 
 
If anyone needs assistance in accessing the meeting via Zoom or phone, please contact the 
Planning Department, 24 hours in advance of the meeting, at 503-434-7311 – 1-800-735-1232 
for voice, or TDY 1-800-735-2900. 
 
   
  Heather Richards  
  Community Development Director 
  
Publish in the Friday, April 14, 2023, News Register 
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