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MCMINNVILLE URBANIZATION REPORT: SUMMARY 

The City of McMinnville is in the process of reviewing future land needs and sufficiency of its Urban Growth Boundary (UGB) to

meet those needs for a 20-year planning period beginning in 2021, this report was updated in 2023 to account for development 

through 2021 and the 2020 UGB expansion. 

This evaluation process requires several technical studies. These include:

■ a Goal 10 compliant housing needs assessment (HNA) and residential buildable land inventory,

■ a Goal 9 compliant Economic Opportunities Analysis (EOA) and an employment buildable lands inventory, and

■ an assessment of public and institutional land needs (e.g., parks, schools, etc).

These analyses allow the City of McMinnville to assess whether there is sutticient land within the Urban Growth Boundary
(UGB) to accommodate land needs for the 20-year period between 2021-2041. The purpose of the Urbanization Report is to 
(1) evaluate growth forecasts; (2) inventory how much buildable land the City has; (3) identify housing needs; (4) identify economic
development strategies; and (5) determine how much land the City will need to accommodate growth between 2021-2041.

McMinnville is growing. The officiall population forecast projects that McMinnville will grow at 1.36% annually adding 11,260 new 
residents during the 2021-2041 period. This translates into a need for 4,657 new housing units. 

New Population New Employment New Housing Units 

11,260 6,885 4,657 

MCMINNVILLE NEEDS 484 ACRES TO ACCOMMODATE GROWTH THROUGH 2041 

McMinnville's UGB will not accommodate all of McMinnville's housing needs. Over the planning period through 2041, 
McMinnville has a deficit of capacity for 1,101 dwelling units, which means the City has an approximate deficit of about 
202 gross residential acres through 2041. For employment growth McMinnville will also need an additional 188 gross 
acres to accommodate employment needs for the 2021 to 2041 period (29 industrial acres and 159 commercial acres). 
Finally, McMinnville will need anaddijional 94 acres in the 2021 to 2041 period for public and institutional uses (e.g., parks, 
schools, infrastructure, churches, etc.) 

 

Residential (202) (1,268) 

Public or Institutional (94) (397) 

Industrial (29) (29) 

Commercial (159) (416) 

Total (484) (2,110) 

Soorce: ECONO<th1V8$1 
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INTRODUCTION 

4 • ECONorthwcst 

The City of McMinnvi lie is in the process of analyzing whether it has enough land to 

accommodate future growth. McMinnville last reviewed its Urban Growth Boundary 

(UGB) in 2007-08. The UGB is the line that determines the outer extent of urban 

growth in McMinnville. McMinnville is growing - between 2000 and 2019 the 

city grew by 28% adding 7,431 new residents. Growth is forecast to continue - 

McMinnville is projected to grow to 47,498 in 2041- a 29% increase over the 2019 

population. 

This report is the culmination of several years of work and was updated in 2023 to 

account for changes in McMinnville in recent years. It summarizes the results of two 

longer technical reports and a series of memoranda that evaluate different elements 

of land need and supply in McMinnvill e: 

■ City of McMinnville Housing Needs Analysis (HNA) presents the

full results of the housing needs analysis (HNA) for McMinnville and is 

intended to comply with statewide planning Goal 10 (housing) and Oregon 

Administrative Rule (OAR) 660-008. It includes an inventory of buildable 

residential lands in McMinnville and an estimate of new housing units 

needed to accommodate forecast population growth.

■ City of McMinnville Housing Strategy, presents recommendations and 

implementation actions intended to result in policy changes that provide 

opportunities for development of housing to meet McMinnville's identified 

housing needs.

■ McMinnville Economic Opportunities Analysis (EOA) Update, includes a 

buildable lands inventory of commercial and industrial lands within the Urban 

Growth Boundary (UGB), an analysis of commercial and industrial land 

needs for the next 20 years (and longer), and a determination of sufficiency 

of whether the buildable lands in the UGB will meet the 20-year identified 

needs.

■ Public and Institutional Land Needs, estimates other land needs that are 

not addressed in the HNA and EOA documents. This includes parks, 
schools, churches, cemeteries and other public and Institutional land needs.

City staff and ECONorthwest staff worked with the Housing Needs Analysis Project 
Advisory Committee (HNAPAC) to review the results of the Housing Needs Analysis 

and develop the Housing Policy and Actions Strategy, and the Economic 

Opportunities Assessment Project Advisory Committee (EOAPAC) to review the 

results of the Economic Opportunities Analysis and public/institutional land needs. 
The report reflects updates completed in 2023 to account for: land added to 

McMinnville's UGB in 2020, development in McMinnville through 2021, and to meet 

requirements of new State legislation. 

This report is organized by the following sections: 

■ Buildable Lands Inventory

■ Housing Needs Analysis

■ Economic Opportunities Analysis

■ Public and Institutional Land Needs



BUILDABLE LANDS INVENTORY 

Overview 

The buildable lands inventory (BU) provides a basis for analysis of development 
capacity on residential, commercial, and industrial land in the City of McMinnville. 

Legal requirements govern the development of the BU. The Housing Needs 
Analysis and Economic Opportuntties Analysis provide detailed methods,
definttions, and results from the BUs for residential, commercial, and industrial 
land. The report reflects updates completed in 2023 to aocount for: land added to 
McMinnville's UGB in 2020 and development in McMinnville through 2021, as well 
as policy changes enacted by HB 2001 (2019 Oregon Legislature). 

Residential Buildable Land 

McMinnville has 763 acres of residential land that is vacant or partially vacant. The 
majority of McMinnville's buildable land (448 acres) is county-zoned land, which are 
not available for urban densities until they annex. In addition, some of McMinnville's 
buildable land (131 acres) is in Water Zone 2 which is not likely to be served with 
water for 10 years (about 2030). 

MCMINNVILLE'S BUILDABLE VACANT AND PARTIALLY VACANT 

RESIDENTIAL LAND, BY ZONING DISTRICT, 2023 
763 total acres 1 square represents 16 acres 

■■■■■■■■■■ 
■■■■■■■■■■ 
■■■■■■■■■■ 
■■■■■■■■■■ 
■■ Ill ■■■■■I

448 acres, County Zoning 

108 acres, R -1 Zoning 

113 acres, R-2 Zoning 

11 acres, R-3 Zoning 

34 acres, R-4 Zoning 

47acres, C-3 Zoning 

3 acres, 0-R Zoning 

Commercial and Industrial Buildable Land 

McMinnville has 508 acres of vacant and partially vacant land in commercial and 

industrial comprehensive plan designations. Of this land, 354 acres of McMinnville's 
vacant land is in industrial designations and about 154 vacant acres is in 

commercial designations. 

MCMINNVILLE'S BUILDABLE VACANT & PARTIALLY VACANT 

COMMERCIAL & INDUSTRIAL LAND, BY ZONING DISTRICT, 2023 

508 total acres 1 square represents 15 acres 

■■■■■■■■■■■■ 
■■■■■■■■■■■■ 
■ II■■■■■■■■■■ 

384 acres, Industrial 154 acres, Commercial

Definitions 

Buildable Land: 

Unconstrained vacant and
partially-vacant land designated 

for residential, commercial, or 
industrial development. 

Vacant Land: 

Unconstrained suitable land 
designated for residential, 

commercial, or industrial 
development. 

Partially Vacant Land: 

Unconstrained suitable land with 
enough land to could support 

additional residential, commercial, 
or industrial development under the 

existing zoning standards. 

Constrained land: 

Land that is not available for 
development based upon 

one or more factors such as 
environmental protections, such 

as flood plain or wetlands. 
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HOUSING NEEDS ANALYSIS 

Housing Needs Analysis 

McMinnville is in the process of updating its Housing Element of tts Comprehensive 
Plan and zoning code. McMinnville has changed substantially over the last three 

decades. The community welcomed nearly 7,431 new residents from 2000 to 2019 

and continues to be a growing city. In 2019, McMinnville had a population of 33,930 
people. While the community makes up about one-third of Yamhill County's total 

population, McMinnville has grown at a faster rate than the County. 

As the region (including McMinnville) continues to grow, housing affordability 
is becoming a growing concern to residents. Some people in the community

are finding it difficult to access housing that is affordable and also meets their 

family's needs. 

As McMinnville grows, the City needs to take stock of how muclh land is available 
to accommodate new homes and reevaluate the Ctty's development policies. The 

City needs to look at what types of housing (single family homes, townhomes, 

apartments, etc.) to encourage in different areas of town. The City also needs to 

evaluate whether tts existing development policies, like the zoning code, provide 
opportunity for development of a range of housing types that are affordable to 

people who live and want to live in McMinnville.

The Housing Needs Analysis provides information about the factors that may 

affect residential development in McMinnville over the next 5, 10, 20, and 46 years, 
including housing market changes, demographics, and other factors. The Housing 

Needs Analysis (HNA) provides a factual basis for an evaluation and revision to the 

Housing Element in McMinnville's Comprehensive Plan, to ensure that McMinnville 
meets the essential requirements of statewide planning Goal 10: to provide 

opportunities for development of housing that meets the needs of households 
of all income levels and to ensure the city has a 20-year supply of buildable 

residential land. 

This summary report presents the results of two longer reports: 

■ McMinnville Housing Needs Analysis 2021 to 2041 presents the

full results of the housing needs analysis (HNA) for McMinnville and

is intended to comply with statewide planning Goal 1 O (housing) and

Oregon Administrative Rule (OAR) 660-008. In addition to the 20-year

forecast period, the analysis looked at housing and land needs over a

5-, 10-, and 46-year planning horizon.

■ McMinnville Housing Policy and Actions presents recommendations

for a revision to McMinnville's Comprehensive Plan Housing Element

and implementation actions intended to result in policy changes that

provide opportunities for development of housing to meet McMinnville's

identified housing needs.

City and ECONorthwest staff worked with the Housing Needs Analysis Project 

Advisory Committee (HNAPAC) to review the results of the Housing Needs 

Analysis and develop the Housing Strategy. The PAC met seven times between

July 2018 and June 2019. Other public outreach included an open house and a 

stakeholder focus group. In 2023, a PAC met twice to discuss the updates to the 

analysis.

McMinnville is growing 

The community welcomed 
nearly 7,431 new residents 

between 2000 and 2019. 

As McMinnville grows, 
the City needs to take stock of 
how much land is available to 

accommodate new homes. 
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DEVELOPMENT CAPACITY 

Development Capacity 

The capacity analysis estimates the number of new dwelling units that can be 
accommodated on McMinnville's buildable vacant and partially vacant residential
land based on historical densities, with deductions for future rights-of-way. As 

part of the 2023 update, historical densities were increased by 3% to reflect

changes to the City's zoning code to allow more diverse housing types, such as 

townhouses, cottage housing, duplexes, triplexes, and quadp lexes.

Capacity on Buildable Residential Land 

CAPACITY ON RESIDENTIAL LAND, BY ZONING DISTRICT 

3,611 total dwelling units 1 square represents 36 dwelling units 

•••••••••• 
•••••••••• 
•••••••••• 
•••••••••• 
•••••••••• 
•••••••••• 
•••••••••• 
•••••••••• 
•••••••••• 
•••••••••• 

2,486 dwelling units 
County Zoning 

499 dwelling units 
R-2 Zoning

345 dwelling units 
R-1 Zoning

211 dwelling units 
R-4 Zoning

28 dwelling units 
R-3 Zoning

DENSITY ON MCMINNVILLE'S RESIDENTIAL LAND BASED ON 

HISTORICAL DENSITIES, DWELLING UNITS PER GROSS ACRE 

(AMENDED PER HB 2001 (2019 OREGON LEGISLATURE)

3.19 

R-1
Single-Family 

4.43 

R-2
Single-Family 

4.94 

R-3
Two-Family 

6.49 22.S6 s.os
0-R Office/
Residential

C-3 General 
Commercial 

County 
Zoning 

6.28 
R-4

Multiple-Family 

Definitions 

Capacity: 

Number of dwelling units that can 
be accommodated on buildable 

land at planned densities. 

Housing Density: 

Number of dwelling units 
in an acre of land, with 43,560 

square feet to 1 acre. 

Future Density: 

Density based on historical 
development densities with 

an increase of 3% to account 
for changes to McMinnville's 

zoning code to comply with State 
requirements to allow more diverse 

housing types in residential areas 
per House Bill 2001 (2019). 
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ACCOMMODATING NEEDED HOUSING 

Comparison of Housing Capacity 
to Housing Demand 
The last step in the Housing Needs Analysis is to compare the capacity 
of McMinnville's vacant and partially vacant residential land with demand
for hous

i

ng. McMinnville does not have enough land in its residential plan 
designations to accommodate growth of single-family detached, single-family
attached (townhouses), or multifamily housing. 

Deficit of Capacity for New Housing 
At historic housing densities (increased by 3% to account for the requirements of 
House Bill 2001 (2019) to allow more diverse housing types in residential areas), 

McMinnville has capacity for 3,611 dwelling units on existing vacant and partially
vacant lands, including lands brought into the UGB in 2020. 

DEFICIT OF LAND FOR NEW HOUSING, 

MCMINNVILLE UGB, 2021-2041 

A deficit of 1,101 dwelling units results in a deficit of: 

218 GROSS ACRES 
at historic densities 

(5.05 units per gross acre) 

-OR-

m 

DEFICIT OF LAND FOR NEW HOUSING, 

MCMINNVILLE UGB, 2021-2067 

202 GROSS ACRES 
at proposed densities 
(5.46 units per gross acre) 

A deficit of 6,924 dwelling units results in a deficit of: 

1,372 GROSS ACRES 
at historic densities 

(5.05 units per gross acre) 

1,268 GROSS ACRES 
at proposed densities 
(5.46 units per gross acre) 
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FORECAST OF EMPLOYMENT GROWTH 

AND LAND SUFFICIENCY 

The rate at which McMinnville's employment base grows over the next 20 years 
will affect development of new commercial and industrial buildings and demand for
employment land. McMinnville's employment forecast assumes that employment 
will grow at the same rate as population growth, a t  1.36% average annual per year. 
Employment growth will result in growth of more than 6,800 new jobs and demand 
for 697 acres of land between 2021 and 2041, and demand for 954 acres of land 
between 2021 and 2067. 

McMinnville's 

employment is forecast 

to grow at the same rate 

as its population, 

1.36% per year. 

FORECASTED DEMAND FOR LAND TO 
ACCOMMODATE EMPLOYMENT, 202 f -204 f 

697 total acres 1 square represents 12 acres 

■■■■■■■■■■■■ 
■■■■■■■■■■■■ 
■■■■■■■■■■■■ 
■■■■■■■■■■■■ 
■■■■■■■■■■ 

384 acres, Industrial 313 acres, Commercial 

FORECASTED DEMAND FOR LAND TO 

ACCOMMODATE EMPLOYMENT, 2021-2067 
1, 129 total acres 1 square represents 25 acres 

■■■■■■■■■■■■ 
■■■■■■■■■■■■ 
■■II■■■■■■■■■
■■■■■■■■■■■■
■■■ 

559 acres, Industrial 570 acres, Commercial 

FORECASTED DEMAND FOR LAND TO 
ACCOMMODATE EMPLOYMENT, 2021-2041 

McMinnville does not have enough land to accommodate 
commercial and industrial employment growth over the next 
20 years. The City has a defictt of about 29 acres of industrial 
land and 159 acres of commercial land. 

29 GROSS 

ACRES 
of industrial land 

159 GROSS 

ACRES 
of commercial land 

FORECASTED DEMAND FOR LAND TO 
ACCOMMODATE EMPLOYMENT, 2021-2067 

McMinnville does not have enough land to accommodate 
commercial and industrial employment growth over the next 
46 years. The City has a deficit of about 205 acres of 
industrial land and 416 acres of commercial land. 

205 GROSS 

ACRES 
of industrial land 

416 GROSS 

ACRES 
of commercial land 
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PUBLIC AND INSTITUTIONAL LAND NEEDS 

PUBLIC AND 

INSTITUTIONAL 

USES INCLUDE: 

Public Schools 

Private Schools

Religious Uses 

Parks 

Government 

Semi-Public Services 

Infrastructure 

30 • ECONorthwest 

Public and Institutional Land Needs 

Certain land uses don't lend themselves to forecasting land needs by use of an 

employment forecast and employment density assumptions. Statewide Planning 
Goal 14 (Urbanization) explicitly discusses specific public lands under Land 

Need Factor 2 (emphasis added): "Demonstrated need for housing, employment 

opportunities, livability or uses such as public facilities, streets and roads, 

schools, parks or open space, or any combination of the need categories ... ". 
The HNA and EOA identify land supply and demand for housing and employment. 

Cities, however, provide land for other uses that support housing and employment 

as well as other aspects of community life. 

Inventorying public and institutional land needs was the first step in the analysis. 
The inventory was then converted into the number of acres per 1,000 population. 

Public and institutional land needs were further informed through consultations

with affected city departments, the McMinnville School District, Chemeketa 
Community College, and Unfield College, and government agencies. The results 
were discussed at several meetings of a subcommittee of the EOA PAC and 

reflect the PAC's recommendations. 

The City expanded its UGB in 2020, including land for public and semi-public 

uses. McMinnville's UGB expansion added about 383 acres for public and semi

public uses, shown in the table below. The expansion included enough land to 

meet the estimated public land needs through 2041 except for an unmet park 

land need. 

LAND ADDED TO THE UGB IN 2020 FOR PUBLIC USES COMPARED 

WITH ESTIMATED P UBLIC LAND NEEDS THROUGH 2041 

CATEGORY OF LAND NEED 

Parks 

Schools (McMinnville SO) 

Private Schools (colleges) 

Religious (churches) 

Government (City, County, State, 

Federal) 

Semi-public Services (Water & 

Light) 

ADDITIONAL LAND NEED (ACRES) 

UGB EXPANSION PUBLIC LAND 

FOR 2003-2023 NEED THROUGH 

PHASE 2 2041 

254 392 

54 10 

2 0 

48 38 

16 

25 21 

SURPLUS OR 

(DEFICIT) 

(138) 

44 

2 

9 

(15) 

4 

Total 383 477 (94)






