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SOUTHWEST AREA PLAN REVISED PROJECT APPROACH 

Project Approach

PHASE 1: PROJECT START-UP 

Task 1.1: Kickoff Meeting 
Initiating the start of the project, the consultant team, in 
partnership with City Staff , will review the scope of work, 
overall project schedule, project management and roles, and 
discuss communication protocols along with additional 
expectations within the scope. 

Deliverables: Agenda, project schedule, and meeting summary. 

Task 1.2: Public Engagement Plan 
First impressions make a big difference—even with long term 
projects. Understanding that, our team is prepared to support 
the City with kicking off  the project successfully by developing 
a thoughtful public engagement plan that involves key 
stakeholders and the greater community at large throughout 
each major project phase. The engagement plan will ensure that 
the project is led by the Project Advisory Committee (PAC) with 
technical advisory from the Project Management Team (PMT). 
Discussion and decision making of the PAC will be informed by 
broader community outreach including feedback from 
stakeholder focus groups, Community Design Workshops, and 
online surveys. The engagement plan itself will be informed by 
the City’s Public Engagement Charter and Equity Lens using best 
practices to identify any project specific need for multi-lingual 
engagement. Our team will approach public engagement by: 

• Maintaining open communication and providing project
information in ways that are understandable and speak to
why the community cares about the project, as well as
responding to community questions and concerns as they
arise so people feel heard.

• Reducing participation fatigue by combining public meetings
with other City project events when possible.

• Reaching people who may be reluctant to engage with
government by meeting them where they already gather,
and developing creative and community-centered
engagement activities.

Deliverables: Agenda, project schedule, and meeting summary. 

Task 1.3: Data Collection and Plan Review 
The consultant team will review existing planning documents 
adopted by the City and current planning efforts impacting the 
Southwest study area to ensure consistency with the findings, 
goals, and policies adopted in these documents, including state 
and regional planning frameworks. The consultant team will 
ensure the Great Neighborhood Principles adopted in 
Comprehensive Plan Policies 187.10 through 187.50 and 
McMinnville’s Traditional Neighborhood act as a model for 
future neighborhood development. The relevant planning 
documents include: 

• City Comprehensive Plan

• McMinnville Growth Management and Urbanization Plan

• McMinnville Transportation System Plan

• 1995 McMinnville Westside Bicycle and Pedestrian Plan

• Parks, Recreation and Open Space Plan

• McMinnville Municipal Code and Zoning Ordinance

• 2002 Highway 18/99W South Interchange Area
Management Plan

• Oregon Department of State Lands Statewide Wetlands
Inventory

• Oregon Department of Fish and Wildlife Compass Tool

• Concurrent planning efforts that are forecasted to overlap
with the Southwest Area Plan

Deliverables: Existing conditions memorandum summarizing 
consultant’s findings and any key issues that could impact the 
planning process. 

Task 1.4: Project Advisory Committee (PAC) 
Orientation 
Initiating Consultant team will meet with the selected PAC 
members, introduce the project, establish ground rules for 
engagement, and facilitate a guided tour of the study area to 
collectively identify key features that need to be considered. 

Deliverables: Orientation agenda and guided tour of the study 
area with PAC members, project team, and City Staff. 

Task 1.5: Site Analysis 
Walker Macy will work with HHPR to obtain base information 
and set up new base mapping for the team’s use, including 
feedback received during the guided tour and site visit. With the 
base mapping completed, Walker Macy will prepare summary 
site analysis diagrams including:  

• Parcelization and ownership

• Slope analysis

• Existing natural features (soils, hydrology, vegetation, and
views)

• Adjacent development and available utilities

• Circulation

• Regional sense of place and contextual influences.

Deliverables: Base map and summary site analysis diagrams. 
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Task 1.6: Economic Analysis 
Leland Consulting Group (LCG) will conduct market research of 
socioeconomic, economic, and real estate data to inform two 
core aspects of the plan: 

• Residential: LCG will evaluate McMinnville’s residential
demand drivers and real estate conditions to identify feasible
residential typologies that are likely to be built in the SW
Area. While market-driven, the analysis will also consider
McMinnville’s Housing Needs Analysis so that recommended
housing types, quantities, and locations reflect the need to
achieve housing affordability for residents of a wide range of
incomes both in the near term and over time.

• Commercial: LCG will evaluate McMinnville’s commercial
real estate market to identify the scale, location, and
character of neighborhood activity centers that are viable in
the study area. This will involve detailed market research of
commercial and mixed-use areas in McMinnville today
coupled with an analysis of future demand within the study
area and how that demand will translate into supportable
retail and services. The analysis will consider the timing of
likely development so that the plan can anticipate future
commercial demand if it is not feasible in early phases of
development.

For both the housing and commercial analysis, research will 
include case studies of similar projects around Oregon and the 
Northwest, as well as one-on-one interviews with developers, 
landowners, and real estate practitioners to validate market 
data and gather insights into the investment market. The 
analyses will consider and describe the locational opportunities 
and constraints for each use and will identify implementation 
strategies that address phasing and intensifying development 
over time. The result of this analysis will be one or more 
development programs for the residential and commercial areas 
that detail the quantity, scale, and character of supportable land 
uses to be used in the concept planning process. 

Deliverables: Economic analysis memorandum. 

Task 1.7: Project Website and Launch 
Initiating working with City Staff , HHPR will prepare text content 
supported by maps and visual graphics for the City’s website. 
The initial website content will clarify what this project is, what 
topics will be considered in each phase, and how people can 
provide their thoughts. The consultant team recognizes the 
need to communicate clearly throughout the process to make 
sure the community has every opportunity to understand what 
is being planned and participate in collaborative conversations. 
As such, the team will keep in mind:  

• Creating highly visual communications, including graphics
that explain the concepts being presented.

• Considering the use of mixed media to present information
without relying heavily on text information that can be
shared on social media and other platforms within the
community.

• Always offering an online engagement option in conjunction
with in-person engagement, providing ways for people to
receive information and provide their thoughts.

Deliverables: Website content including project overview, 
background, goals, objectives, project schedule, and 
information on how to stay connected. Updates will be 
regularly provided throughout the project.   

PHASE 2: DEVELOP AND EVALUATE 
ALTERNATIVES 

Task 2.1: Initial Public Engagement 
Gather additional information about the project and study area 
from the public including non-technical data (e.g. ideas, assets, 
issues, concerns) to better understand constraints and public 
sentiment. Utilizing public input from the online comment 
form, Walker Macy will prepare an Opportunities and 
Constraints Diagram that summarizes the opportunities for 
various land uses, development patterns, building 
relationships, open spaces, natural features, and potential 
connections, as well as any key constraints that would need to 
be overcome in order to realize those opportunities. As 
identified in the public engagement plan, the consultant team 
will begin developing content for additional public outreach. 
Public engagement materials will be highly graphic, easily 
legible, and translated into Spanish to provide equal 
opportunities for community members to provide input.  

Deliverables: Opportunities and constraints diagram, draft 
content for online public outreach, database of comments 
received, draft survey questions, and other agreed-upon public 
engagement materials. Spanish translations provided. 

Task 2.2: PAC Meeting #1 – Introduction, Input, and 
Identification of Issues 
The consultant team will present the information prepared 
from Task 2.1 and the vision statement. Our team is prepared 
to get the most out of the regular meeting with the Project 
Advisory Committee and know how to keep productive 
conversations moving even when committee members have 
conflicting goals for a project. These meetings will be an 
opportunity to bring options for discussion about tradeoffs and 
to uncover community assets or concerns. This meeting will 
provide discussion topics to further identify issues within the 
study area based on stakeholder input and feedback and share 
public comments received. 

Deliverables: Agenda, meeting presentation, and meeting 
summary. 



Task 2.3: Stakeholder Focus Groups 

The consultant team, in coordination with City staff, will 
prepare for and conduct up to three focus groups meetings to 
understand the perspective of closely involved stakeholders 
including property owners, public agencies, nearby residents, 
and developers. Stakeholders will be identified at the kickoff  
meeting and focus groups will be sorted based on common 
interests, in order to allow more focused and detailed 
questions. HHPR and Leland Consulting will facilitate two 
stakeholder focus groups, and JLA will be facilitating one 
Spanish-speaking focus group. 

Deliverables: List of questions and notes summarizing each 
focus group. Some stipends to overcome/offset barriers to 
participation.   

Task 2.4: Community Design Workshop #1 – Land 
Use and Circulation 
JLA and Walker Macy will lead a Community Design Workshop 
to engage stakeholders, citizens, and City Staff  through an 
interactive design session discussing potential land uses suitable 
for the study area and circulation between potential land uses. 
The workshop will include discussion of opportunities for 
pedestrian connections and the location and amount of park 
land needed in the Southwest Area based on the MGMUP 
Framework Plan, as revised. Walker Macy will develop 
preliminary concepts with public input to be prepared in Task 
2.5. 

Deliverables: Agenda, meeting presentation, meeting 
materials, base maps, and meeting summary. 

Task 2.5: Develop Land Use and Circulation Concept 
Alternatives 

Based on the input of the workshop, Walker Macy will prepare 
three (3) land use alternatives for the study area. Each will be 
illustrated in plans, sections, diagrams, supporting text, and 
precedent imagery from influential projects and similar 
developments. Alternatives will include calculations of density 
and areas dedicated to streets, trails and open space. Given 
the sensitivity to locating parks on specific private parcels, 
these can be conceptual locations. Each alternative will also 
show options for suitable locations of neighborhood activity 
centers as well as potential school sites. 

Deliverables: Three (3) land use and circulation alternatives. 

Task 2.6: Trip Generation Estimates 

DKS will coordinate with the Transportation Planning & Analysis 
Unit (TPAU) at the Oregon Department of Transportation 
Analysis regarding the transportation analysis assumptions. 
DKS will request land use data, trip generation rates, vehicle 
trip growth rates, and trip distribution rates from TPAU from 
the regional travel demand model. This information will be 
compared to the previous analysis assumptions, including 
those used in the Fox Ridge Road Area Plan transportation 
study and will be used to perform the analysis. 

Deliverables: Coordination meeting with ODOT and the City 
Staff, memo. 

Task 2.7: PAC Meeting #2 – Discussion of Public 
Comments and Alternatives 

The consultant team will present the PAC with the summary of 
comments and feedback collected from the in-person and 
virtual open house. The PAC will review the three (3) land use 
alternatives and engage in a facilitated discussion to determine 
the strengths and weaknesses of each alternative and provide 
possible revisions. 

Deliverables: Agenda, meeting presentation, and meeting 
summary. 

Task 2.8: Planning Commission and City Council 
Project Update #1 

The consultant team and City Staff  will provide the project 
overview, introduce the information prepared in Phase 1, 
present the opportunities and constraints diagram, and share a 
draft vision statement for the Southwest Area planning 
process.  The consultant team and City Staff will share the 
results of Community Design Workshop #1 and PAC Meeting #2 
and obtain feedback before moving into Phase 3.  

Deliverables: Meeting presentation and meeting summary of 
key issues identified by the Planning Commission and City 
Council. 

PHASE 3: SELECT PREFERRED CONCEPTS 

Task 3.1: Community Design Workshop #2: Land Use 
Concept Selection 
JLA and Walker Macy will lead a second Community Design 
Workshop to engage stakeholders, citizens, and City Staff by 
presenting the three (3) land use alternatives that were 
developed based on input from the first workshop and obtain 
feedback on which alternative or concepts of the alternatives 
are preferred. Discussion will be held on the pros and cons of 
each alternative. 

Deliverables: Agenda, meeting presentation, meeting 
materials, meeting summary. 

Task 3.2: Develop Preferred Concept 

Walker Macy will develop a preferred concept plan and any 
supplemental diagrams based on the feedback received from 
Task 3.1. The developed preferred concept plan will 
incorporate input from the public and PAC, and guidance from 
the Planning Commission and City Council. 

Deliverables: Preferred Concept plan and diagrams. 

Task 3.3: PAC Meeting #3  - Discussion of Preferred 
Concept and Guidance 

With City Staff , the project team will review public input to 
determine the direction for the Preferred Alternative, which 
will be illustrated in plan, section and diagrams. The Preferred 
Alternative will include land use and circulation, a calculation 



of density and diagrams of areas dedicated to streets, trails and 
open spaces. The plan will be computer-drafted with an 
illustrative aerial view. 

Deliverables: Agenda, meeting presentation, and meeting 
summary. 

Task 3.4: Planning Commission and City Council 
Project Update #2 

HHPR will prepare for and attend a Planning Commission and 
City Council Joint Work Session to share results of Community 
Design Workshop #2, the draft preferred concept, and 
guidance from the PAC in order to seek additional direction for 
refinement from the Planning Commission and City Council. 

Deliverables: Update memorandum and project presentation. 

Task 3.5: Traffic Analysis 

As part of this task, DKS will conduct intersection operations 
analysis during the PM peak hour. These intersections may 
include, but are not limited to, the following: SW Hill Road/SW 
Fellows Street, SW Hill Road/SW Alexandria Street, and SW Hill 
Road/SW Peavine Road. Intersection analysis will be conducted 
under existing conditions and 20-year conditions, which will 
allow DKS to identify a list of future anticipated transportation 
deficiencies and needs for all modes of travel. Based on the 
transportation analysis findings, the DKS team will establish 
transportation mitigations that would address those future 
multimodal needs as well as satisfy the Transportation Planning 
Rule (TPR) requirements. DKS will document the analysis 
methodology, analysis results, Goal 12 findings, and 
recommendations into a transportation study report. 

Deliverables: Draft and final Transportation Study; draft Goal 12 
findings. 

PHASE 4: REFINE PREFERRED CONCEPT 

Task 4.1: Develop Refined Concept (Land Use and 
Circulation Plan, Local Street and Trail Connectivity) 
Walker Macy will further refine the preferred concept plan and 
update supplemental diagrams based on previous input and 
guidance from tasks in Phase 3. Refinement of the concept 
plan will require an in depth review and development of a land 
use and circulation plan, as well as considerations for local 
street and trail connectivity within the plan area. 

Deliverables: Refined Preferred Concept plan and updated 
diagrams. 

Task 4.2: PAC Meeting #4 – Discussion of Refined 
Concept 
HHPR will present the refined Preferred Concept plan to the 
PAC for discussion. Walker Macy will finalize based on input. 

Deliverables: Agenda, meeting presentation, and meeting 
summary. 

Task 4.3: Draft Area Plan Document 
HHPR will prepare the preliminary draft of the plan including 
project overview, background information, public engagement, 
and goals and policies based on public input. The text portions 
of the draft will incorporate visual diagrams, photos, and 
graphics created throughout the process. 

Deliverables: Draft area plan document for initial review. 

Task 4.4: PAC Meeting #5 – Goals and Policies 
HHPR will prepare for and present the proposed goals and 
policies to the PAC for discussion and direction on 
development of site and area specific goals and policies. 

Deliverables: Agenda, meeting presentation, and meeting 
summary. 

PHASE 5: PREPARE DRAFT AMENDMENTS 
AND IMPLEMENTATION MEASURES 

Task 5.1: Technical Review and Draft Area Plan 
HHPR will distribute the draft Area Plan to members of the 
consultant team and technical reviews at the City of 
McMinnville for review prior to revision. 

Deliverables: Draft Area Plan document to consultant team and 
technical reviewers. 

Task 5.2: PAC Meeting #6 – Draft Area Plan 
Document Review 
HHPR will present the draft Area Plan document to the PAC for 
review and discuss feedback and possible revisions prior to the 
adoption phase, and potential implementation measures. 

Deliverables: Agenda and meeting summary. 

Task 5.3: Implementation Measures 
The consultant team will evaluate current plans, policies, and 
regulations to determine implementation measures for the 
preferred alternative. Additional amendments or updates that 
may be necessary will be identified and prepared for review by 
the City’s technical reviewers. 

Deliverables: Draft implementation measures memorandum. 

Task 5.4: Preferred Concept Public Event 
The Consultant team will present the Preferred Concept and 
how public feedback was considered at a community meeting 
with a brief presentation and informational displays. This 2-
hour event will allow the community to provide final feedback 
before the finalization and adoption of the Area Plan 
document. Two (2) Public Involvement consultants will staff 
this 2-hour event along with technical team members who can 
speak to the Preferred Concept plan. The Consultant will 
design up to six (6) display boards with the technical team’s 
support and provide a meeting summary of all feedback 
received. 



Deliverables: Event plan, meeting materials including a 
comment form or survey, display boards, and meeting 
summary. 

PHASE 6: ADOPTION 

Task 6.1: Finalize Document and Translations 
The consultant team will incorporate feedback received 
throughout Phase 4 to prepare a revised “adoption-ready” 
draft of the Area Plan document, consistent with locally 
adopted planning documents, regulations, and Statewide 
Planning Goals. After final review, the document will be 
professionally translated by IRCO to be provided in both English 
and Spanish. 

Deliverables: Adoption-ready draft Area Plan document in both 
English and Spanish translations. 

Task 6.2: Compliance Findings 
HHPR will prepare findings for compliance with Oregon Land 
Use Planning Goals, the goals and policies of the McMinnville 
Comprehensive Plan, and city regulations. 

Deliverables: Findings document. 

Task 6.3: Hearings and Adoption 
HHPR will prepare and present the final Southwest Area Plan at 
a Planning Commission hearing and a City Council hearing for 
adoption. 

Deliverables: Project presentations, updated findings and plan 
document reflecting revisions resulting from Planning 
Commission and City Councill meetings and decision-making.   



PROJECT SCHEDULE 
2025 2026 

TASK JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC JAN FEB MAR APR MAY JUN 

1.1: Kickoff Meeting 

1.2: Public Engagement Plan 

1.3 Data Collection and Plan Review 

1.4: PAC Orientation 

1.5: Site Analysis 

1.6: Economic Analysis 

1.7: Project Website and Launch 

2.1: Initial Public Engagement 

2.2: PAC Meeting #1 

2.3: Stakeholder Focus Groups 

2.4: Community Design Workshop #1 

2.5: Develop Land Use Concepts 

2.6: Trip Generation Estimates 

2.7: PAC Meeting #2 

2.8: PC & CC Project Update #1 

3.1: Community Design Workshop #2 

3.2: Develop Preferred Concept 

3.3: PAC Meeting #3 

3.4: PC & CC Project Update #2 

3.5: Traffic Analysis 

4.1: Develop Refined Concept 

4.2: PAC Meeting #4 

4.3: Draft Area Plan Document 

4.4: PAC Meeting #5 

5.1: Technical Review of Draft Plan 

5.2: PAC Meeting #6 

5.3: Implementation Measures 

5.4: Preferred Concept Public Event 

6.1: Finalize Document & Translations 

6.2: Compliance Findings 

6.3: Hearings and Adoption 
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