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LAND USE, GROWTH AND DEVELOPMENT – McMinnville



Adopt a new HNA and BLI by 
December, 2023



Tonight’s Public Hearing

Review Draft Results of:

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

Discuss Next Steps

Updates of 
2019/2020 
Drafts



 

PLANNING FOR GROWTH

FIRST and 
FOREMOST:

Planning for 
growth is all about 
planning for 
people – how they 
will live and work 
in the future.

There is a significant impact to people based on our decisions.  
Be it good or be it bad, there is impact.  



 

SECOND:  

It is impactful for more 
than twenty years.  

What happens in the next 
twenty years will impact 
future generations far 
past twenty years.
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PLANNING FOR GROWTH

Some would say that our last effort at growth planning had a 
human cost – gentrification of the community and 
displacement of lower and moderate-income families. 



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

Housing supply contributes to affordability 
and supply is an increasing problem



Building Permits – Housing
(Goal = 233/Year)



Building Permits – Housing
(by decade)
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Building Permits – Housing
(Goal = 233/Year)



Building Permits - Housing



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

Happy Valley 35.8% Silverton 24.6%

Klamath Falls 32.3% Redmond 24.7%

Monmouth 33.2% Astoria 24.6%

Gresham 33.1% Lincoln City 23.9%

Baker City 31.5% Albany 23.7%

Ashland 31.0% Milwaukie 23.6%

Cottage Grove 31.0% Molalla 23.5%

Troutdale 30.5% Oregon City 23.5%

Eugene 30.5% Canby 23.4%

Sandy 30.3% Keizer 23.3%

Forest Grove 29.9% Newport 23.2%

Grants Pass 28.6% Sweet Home 21.0%

Lake Oswego 28.5% Coos Bay 22.7%

The Dalles 27.4% Coos Bay 22.7%

Medford 27.2% Independence 22.6%

Wilsonville 27.2% Beaverton 22.3%

Salem 27.1% Newberg 21.9%

McMinnville 26.5% Prineville 20.5%

West Linn 26.0% Roseburg 19.3%

Tigard 25.8% Cornelius 19.1%

Tualatin 25.8% Fairview 18.2%

Woodburn 25.8% Central Point 17.1%

La Grande 25.6% Ontario 17.7%

Bend 25.5% Hillsboro 15.0%

Gladstone 25.5% North Bend 15.0%

Lebanon 25.3% St Helens 13.8%

Pendleton 25.3% Sherwood 13.7%

Portland 25.2% Hermiston 10.6%



 

THIRD:  

It is required by state law.  

For good reasons.

PLANNING FOR GROWTH



POPULATION FORECAST



 

FOURTH:  

It is about balance.  

• Balancing priorities.  
• Balancing agendas. 
• Balancing near-term needs 

and long-term 
opportunities.  

• Balancing aspirational goals 
and cautiousness.

PLANNING FOR GROWTH

McMINNVILLE CITY CLUB, 01.14.20



 

FOURTH:  

When it is out of balance it is 
unfairly weighted in one 
direction and the results are 
inequitable.  

PLANNING FOR GROWTH



Goal 9

Goal 14

Goal 9

Goal 8



WE DON’T WANT TO SPRAWL AND DEVELOP ON ALL OF OUR FARM AND FOREST LAND, 
BUT WE ALSO DON’T WANT TO DEVELOP METROPOLITAN DENSITY IN A COMMUNITY THAT 

PRIDES ITSELF ON HUMAN SCALE, SMALL-TOWN CHARM.  







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



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



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



Three Steps:

Identification of Need
Land-use Efficiencies
UGB Alternatives Analysis



Identification of Need



Land Use Efficiencies
UGB Alternatives Analysis



DOCUMENT REVIEW

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

Updates of 
2019/2020 
Drafts

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

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



DOCUMENT REVIEW

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

Updates of 
2019/2020 
Drafts

They are extensive, but they walk you 
through the eanalysis step-by-step and the 
applicable laws that govern the decisions.  



PROCESS TO DEVELOP THEM

 Hired a Consultant – ECONorthwest
• Data Review and Development
• Scenario Analysis

 Appointed a Project Advisory Committee
• Reviewed data and scenarios 

developed

Decisions were made by the PAC 
based on three factors 
• Legal Framework (Safe Harbors)
• Local Adopted Policies
• Discretion of what is Best for 

McMinnville (data informed)

PROJECT ADVISORY COMMITTEE MEMBERS (54)

Kellie Menke Paul Davis Marilyn Worrix
Roger Lizut Susan Muir Zack Geary
Susan Dirks Mike Bisset Roger Hall
Sid Friedman John Dietz Sal Peralta
Mark Davis Mary Ann  Rodriguez Alan Ruden
Andrew Burton Matt Johnson Danielle Hoffman
Beth Cater Laura Seyring Brad Bassitt
Michael Jester Peter Keenan Angela Carnahan
Robert J. Banagay Ryan McIrvin Kevin Young
Amanda Perron Steve  Ganzer Chuck Darnell
Matt Deppe Justin Hogue Heather Richards
Patty O’Leary Abigail Neilan Tom Schauer
Doug Hurl Christopher Anderson Melissa Ahrens
Scott Cooper Ellen Hogg Jody Christensen
Alan Amerson Judith Pasch
Kelly McDonald Katie Russ
Mike Morris Katie Wennerstrom
Jeff Knapp Rob Hallyburton
Gioia Goodrum Scott Green
Ed Gormley Kyle Faulk
 







763 acres of vacant or partially vacant land.  448 acres (59%) are in county 
zoning.  131 acres (17%) are in Water Zone 2.  184 acres (24%) are in city zoning 
and have water service.    
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55% 12% 33%Future
Goal





LAND NEED FOR HOUSING

Planning Commission, 08.03.23

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

Planning Horizon Land Need
2021 – 2041
(UGB)

202 Acres

2041 – 2067
(Urban Reserve Area)

1066 Acres



Developing an 
Economic Opportunity Analysis 

to Support a Local Economic 
Development Strategy



 

OAR 660-009-0015 (5)

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

Planning Commission Work Session, 08.03.23



9/7/2023MAC-Town 2032: Economic Development Strategy46
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LAND NEED FOR EMPLOYMENT

City Council, 07.12.23

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

Planning Horizon Land Need
2021 – 2041
(UGB)

29 Industrial
159 Commercial

2041 – 2067
(Urban Reserve Area)

N/A
237 Commercial







HOW ARE WE GOING TO MEET THE NEED

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

UGB Amendment (December 31,2025)



PUBLIC TESTIMONY
• 1000 Friends / Friends of Yamhill County, dated August 30,. 2023 

• Mark Davis, dated September 5, 2023
        



1K / FOYC 
SECTION LEGAL 

ALLEGATIONS
LOCAL POLICY PERSUASIVE ARGUMENT

HNA – UH Comp Plan 
Designation

Cannot use 
MGMUP 
Assumptions.  
City must redo 
planning 
assumptions for 
UH Comp Plan 
designation land.

HNA – ROW % (City 
does not have a 
factual basis – Use 
Safe Harbor)

City used data scenarios.  

HNA – Park Land (Plan 
is expired and city did 
not perform to it – Use 
Safe Harbor.)

Park Plan is not expired and 
comp plan policies provide 
direction on this.

HNA – Residential 
Density (5.46 
units/acre (historical 
trend) versus 5.7 
units/acre targeted 
goal in MGMUP.)

5.46 units/acre is based on 
actual data and is what is 
required to be used.  Need a 
factual basis for the density.



1K / FOYC 
SECTION LEGAL 

ALLEGATIONS
LOCAL POLICY PERSUASIVE ARGUMENT

HNA – Housing Needs 
for All Residents

OAR 660-008-
0005(6)(a)

Advocates for more density than 
the targeted density PAC chose 
which is higher density than 
current development.  Assumes 
density means affordable. 
Current versus future argument.

HNA – Capacity of C3 
Land to Provide High 
Density Housing

This would just increase 
commercial land need.  Suggest 
land-use efficiency making 
existing R4 land density only 
(R5), such as south of 
downtown.  

HNA – Group Quarters City should increase 
assumptions for group quarters.  
Data used for PAC discussion 
showed no increase in GQ 
population over 2010 – 2018.  
Decline



1K / FOYC 
SECTION LEGAL 

ALLEGATIONS
LOCAL POLICY PERSUASIVE ARGUMENT

HNA – ROW Must have 
factual basis

Advocates for using safe harbor, 
however, PAC reviewed 
scenarios provided by 
consultant with real data.  

HNA – Safe Harbors Question of 
whether or not 
City must use 
updated Census 
Data when first 
evidentiary 
hearing was 
5/20/21 and 
noticed on 
5/14/20.

Household size and vacancy 
rate.  



1K / FOYC 
SECTION LEGAL 

ALLEGATIONS
LOCAL POLICY PERSUASIVE ARGUMENT

EOA – Refill, 
Redevelopment, 5%

Must have 
factual basis

Home Occupations, Assisted 
Living Facilities

EOA – Other Needed 
Employment Sites

Persuasive Argument – Cities’ 
EOAs are meant to support their 
adopted local economic 
development strategy.

EOA – Retail Leakage Advocates for safe harbor only.  

BLI – Private Tax - 
Exempt

OAR 660-009-
0015(3)

Linfield, Churches

BLI – Fails to Meet 
Legal Standards

OAR 660-009-
0015(3)

Suggestion that all sites need to 
be individually inventoried 
beyond the database in the BLI.  
This type of inventory would 
raise the cost significantly and 
was discussed by the PAC and 
agreed not to do it.  It is not done 
by most cities.   The 
methodology used is used by 
most cities to satisfy this OAR. 



1K / FOYC 
SECTION LEGAL 

ALLEGATIONS
LOCAL POLICY PERSUASIVE ARGUMENT

BLI – Population 
Forecast

Must use most 
recent forecast

This has been vetted by three 
separate legal counsels.  City 
first noticed this work to DLCD 
with draft document on 5/2020.  
The most recent forecast was 
released on June 30, 2020.  



Park Land Need
Per Comprehensive Plan Policy #170.05 , park land need is determined by 
the level of service contained in the Parks, Recreation and Open Space 
Master Plan.  

170.05 For purposes of projecting future park and open space needs, the 
standards as contained in the adopted McMinnville Parks, Recreation, and 
Open Space Master Plan shall be used.  (Ord. 4796, October 14, 2003)

Parks Master Plan , Recommended Levels of Service, (Table 2, Page 11)

2.00 Acres / Neighborhood Park per 1000 capita
6.00 Acres / Community Park per 1000 capita
6.00 Acres / Greenways and Open Spaces per 1000 capita
14.00 Acres per 1000 capita

1999 Parks Master Plan is expired?  Public facility plans do not expire.  They 
are meant to be updated as cities expand and grow.  McMinnville’s growth 
planning was delayed by more than 20 years.  
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Park Land Need
Parks Master Plan is a product of community engagement and deliberation.

1999 Plan – included two years of community engagement with workshops, 
open houses, surveys mailed to every household, and the direct 
involvement of 500 people.  It was adopted by the City Council after a 
public hearing process with the Planning Commission in 1999.

Mark Davis, 1000 Friends, Friends of Yamhill County, have challenged and 
disputed the land need identified in the Parks Master Plan since 2002, with 
numerous letters of public testimony, appeals to DLCD, LCDC and the Court 
of Appeals.

On January 11, 2006, McMinnville City Council adopted Ordinance No. 4840 
with findings defending the parkland need identified in the MGMUP and the 
Parks Master Plan.  This was upheld by DLCD, LCDC and ultimately the 
Court of Appeals.    



Park Land Need
Current Process – Park Land Need Discussion:

• The current document is a recommendation of a public advisory 
committee that had a special public lands work group.  

• Mark Davis did not like the decision of the Project Advisory Committee to 
retain the same parkland levels of service identified in the current Parks, 
Recreation and Open Space Master Plan, and asked that a letter from 
him be provided to the Project Advisory Committee and Public Lands 
Work Group explaining his concerns.  

• That was provided and is included as part of Appendix E to the Economic 
Opportunities Analysis.  

• The Project Advisory Committee and Public Lands Work Group elected to 
move forward with the existing levels of service in the adopted Parks, 
Recreation and Open Space Master Plan.  



Park Land Need
Current Parks, Recreation and Open Space Master Plan Update:

 Significant community engagement over two years.
 Reviewed and evaluated the levels of service and the same levels of 

service are emerging



Park Land Need
Mark Davis Testimony, Dated September 5, 2023 (Updated  09.07.23)

Asserts that the Parks Master Plan denotes that the 6.00 Acres per 1000 
capita level of service standard for Greenways and Open Spaces is identified 
as being on unbuildable acreage.  (34% MGMUP Finding)

Parks Master Plan , Recommended Levels of Service, (Table 2, Page 11)
2.00 Acres / Neighborhood Park per 1000 capita
6.00 Acres / Community Park per 1000 capita
6.00 Acres / Greenways and Open Spaces per 1000 capita
14.00 Acres per 1000 capita

This actually is not true.  It is true that the City adopted a Comprehensive Plan 
Policy in 2006 that stated that neighborhood parks and community parks 
needed to be located outside of the flood plain (Policy #163.05).  

But it also adopted a comprehensive plan policy that floodplains should be 
acquired by the City for natural areas, open spaces and/or parks. (Policy 
#164.00).  
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Parks Master Plan , Recommended Levels of Service, (Table 2, Page 11)
2.00 Acres / Neighborhood Park per 1000 capita
6.00 Acres / Community Park per 1000 capita
6.00 Acres / Greenways and Open Spaces per 1000 capita
14.00 Acres per 1000 capita

This actually is not true.  It is true that the City adopted a Comprehensive Plan 
Policy in 2006 that stated that neighborhood parks and community parks 
needed to be located outside of the flood plain (Policy #163.05).  

But it also adopted a comprehensive plan policy that floodplains should be 
acquired by the City for natural areas, open spaces and/or parks. (Policy 
#164.00).  

There are locational factors identified for different classification 
of parks in the Parks Master Plan and there are seven different 
classification of parks.  



Park Land Need

Mini Parks / Playlots
Linear Parks
Special Use Parks
Trails and Connectors



Park Land Need
Conclusion:

• The McMinnville Parks System table should be updated to reflect the 
classifications in the Parks, Recreation, and Open Space Master Plan, 
Table 1.

• The 6.0 Acres LOS for Greenspaces, Greenways and Natural Areas can 
be located on either buildable land or unbuildable land and should reflect 
the values and objectives of the adopted Parks, Recreation, and Open 
Space Master Plan, and could be a land-use efficiency that is evaluated 
in 2024.  (34% MGMUP Finding).

• Invite Susan Muir, McMinnville’s Parks and Recreation Director, to next 
public hearing meeting to address these issues and update the Planning 
Commission on the current Parks, Recreation and Open Space Master 
Plan process.  



Goal 9

Goal 14

Goal 9

Goal 8



 

PLANNING FOR GROWTH

FIRST and 
FOREMOST:

Planning for 
growth is all about 
planning for 
people – how they 
will live and work 
in the future.

This is not an exercise in numbers only, striving to get to the lowest impact 
to the farmland around us, this is about planning for a future quality of life 
for McMinnville residents.  



 

PERSPECTIVE FOR DISCUSSION

Yamhill County has 
458,220 acres of land.  

McMinnville’s UGB is 
7,956 acres 

(1.7% of county)

32% of the Population



PERSPECTIVE FOR DISCUSSION

 This number will most likely be reduced during the land-use efficiency 
analysis.

 484 acres is 0.1% (1/10 of 1%) of the total land acreage in Yamhill County.  

 It is smaller than many farm tracts in Yamhill County.  



PERSPECTIVE FOR DISCUSSION

Existing UGB 
= Population 
of 44,055 

Forecast = 
Population of 
47,498 
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Forecast = 
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Difference = 
3,443 People

2.54 per 
Household, 
1356 homes

5.46 homes 
per acre = 
248.26 acres 



PERSPECTIVE FOR DISCUSSION

Existing UGB 
= Population 
of 44,055 

Forecast = 
Population of 
47,498 

Difference = 
3,443 People

2.54 per 
Household, 
1356 homes

5.46 homes 
per acre = 
248.26 acres 

Parkland = 14 acres per 1000, 48.2 Acres
(Joe Dancer and 34% MGMUP Finding)



QUESTIONS?
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