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2. General:  PAC Meeting #4- Exhibit 1: Sect 1&2, Attach 1
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EXHIBIT 1-MEMORANDUM 

DATE: November 13, 2019 
TO: McMinnville Economic Opportunities Analysis (EOA) Project Advisory Committee 
FROM: Tom Schauer, Senior Planner 
SUBJECT: PAC Meeting #4 Overview Memo 

1. Summary
It is important to reiterate that the purpose (the “why”) of the Economic Opportunities Analysis
(EOA) is to provide the land use foundation for the City’s Economic Development Strategy.

State law provides requirements that address certain aspects of “how” the EOA is prepared, 
“what” it must be based on, “what” it must address, and “what” it must contain.  While ensuring 
that these specific requirements and details are addressed, it is helpful to step back and “check-
in” to ask whether the work achieves the over-arching goal to assure the sum of the parts 
provides a solid foundation for implementation of the Economic Development Strategy.    

The primary focus of the November 13 PAC meeting will be discussion of site characteristics, 
which was introduced at the October PAC meeting.  This discussion will be important to the 
foundation of the Economic Development Strategy.  See additional discussion under section 4 
of this memo below.  Below is additional information about the topics on the November 13 
agenda. 

2. Next Steps
Attachment 1 provides a summary of the Committee and Work Group work and 
recommendations completed to date, and work still to be completed.  We anticipate distribution 
of the draft Economic Opportunities Analysis (EOA) document in advance of the December 
meeting, which will incorporate the items recommended by the PAC and Work Group.  This will 
include the draft employment lands Buildable Land Inventory (BLI), with the maps and 
calculations.

Urbanization Report and Summary Documents  
We also anticipate distribution of the Urbanization Report and Summary documents.  The 
Urbanization Report will compile and summarize the key findings from the Housing Needs 
Analysis, Housing Strategy, the Economic Opportunities Analysis, and the analysis of 
Public/Semi-Public land needs.   

3. Buildable Land Inventory (BLI)

Attached are four draft Buildable Land Inventory (BLI) maps.  These classify each property 
within the current Urban Growth Boundary and assign the development status.  
Attachment 2

http://www.mcminnvilleoregon.gov/
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Employment Lands: 

1. Employment Lands Development Status (Vacant, Partially Vacant, Developed,

Public/Exempt)

2. Vacant and Partially Vacant Employment Sites After Deducting Constraints

“Master” (Employment and Residential Lands):  These combine the results of the 
residential and employment Buildable Land Inventories.   

3. “Master” Development Status:  Employment and Residential Lands (Vacant, Partially

Vacant, Developed, Public/Exempt)

4. Vacant and Partially Vacant Employment Sites (Showing Constraints)

We will be finalizing the calculations based on these maps for the available buildable lands 
acreage.   

4. Site Characteristics, Land Use Categories & Employment Land Needs
Staff met with representatives for the McMinnville Economic Development Partnership (MEDP)
and Visit McMinnville to discuss site characteristics associated with employment lands and
target industry sectors identified in the Economic Development Strategic Plan.  Staff and the
consultant also obtained information from Business Oregon about site characteristics
associated with the state’s target industry sectors.  We will have additional information at the
November 13 meeting for discussion.

Tourism Services
The Economic Development Strategic Plan includes significant discussion of target industries,
including office commercial and tourism services As a result, during the earlier PAC discussion
about which land use categories should be used for the EOA, the PAC suggested using five
categories.  See below.

Exhibit 1 shows the land use sectors assigned to those land use categories. 
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It was previously noted that these categories could be collapsed back into broader categories if 
needed after conducting the analysis.   

During conversations about the tourism sector, including conversations with Visit McMinnville, it 
became apparent that the “tourism services” target sector economic activity isn’t limited to one 
“tourism services” land use category.  Rather, there can be destination tourism land uses like 
the Evergreen Museum, and also uses that are supported by tourism such as dining, which is 
not a distinct tourism land use located distinctly from other commercial uses.  Tourism uses can 
fall into commercial, industrial, and distinct tourism land use categories.   

We would like input from the PAC about how to address tourism from both an employment 
sector that crosses land uses categories and the needed sites and characteristics associated 
with destination tourism that constitute a distinct land category to address uses contemplated in 
the Economic Development Strategic Plan.   

Site Characteristics 
Much of the data about site characteristics available from Business Oregon and MEDP focuses 
on traded-sector uses, primarily industrial, because that relates to the primary mission of those 
organizations.  Other sources will need to be consulted about needed site characteristics for 
other target sectors.  We have started to identify and compile additional information about those 
site needs and characteristics.   

These characteristics will be important in identifying needs and sites associated with different 
categories and subcategories of industrial, commercial, and tourism use.   
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Market Analysis 
A market analysis provides useful information to help determine the feasibility of developing 
certain product types in the City, and the amount of various types that can be supported based 
on the market area and its characteristics.  We will look the relationship between market data, 
including the market analysis that was recently completed for the Three Mile Lane Area Plan, to 
determine how findings in the market analysis related to and inform the Economic Development 
Strategy and land needs calculated by applying the employment forecast and employment 
density factors.   

5. Public and Institutional Land Needs
The attached public and institutional land needs memo will be discussed at the November 13 
Public Lands Work Group meeting, and we will share the results and recommendations from the 
Work Group with the PAC on November 13.  Attachment 3.



Economic Opportunities Analysis (EOA) Steps & Status of PAC Actions 
1. Planning Period(s)  

Forecast Employment 
(Total & Type) 

2. Population Forecast  
3. UGB Employment Trend - 
4. Employment Forecast
(Total Number and by Sector)

 
Determine amount and 
type of land needed  

5. Select Land Use Categories  
-Assign Employment Sectors to Land Use Categories  
-Assign Land Use Categories to Plan Designations  
5b.  Assign employment forecast to land use categories  
5c.  Deduct employment for land needs calculated different ways - 
5d.  Estimate public land needs that were deducted (*)
6. How much new vacant land needed for employment vs. how much employment
absorbed in sites that are already developed?

 
7a & 7b.  For vacant land needs –  
apply job density factors & apply to subtypes if needed 

 
-Net to gross acreage conversion factors  
Sum needs calculated through each method - 

Determine Land Supply *Constraints
*BLI –buildable  Lands

 
 

Determine 
Surplus/Deficit 

9. Supply vs. Demand
(Sufficiency)

 
Ec. Dev Strategy 10. Economic Development Strategic Plan  
Site Characteristics 10a. Describe Site Characteristics  to Support Ec. Dev Strat Plan * 
Land Use / 
Infrastructure Policies 

10. Land Use Strategy to Support
Ec. Dev. Strategic Plan

 
Land Use Plan/ 
Infrastructure  Plans 

Plan is more than sum of its parts – how it fits together, adjacencies, synergies, quality 
of life, etc.  
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Developed

Partially Vacant
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N
1 miles

As of date: January, 2019
Source: ECONorthwest; Yamhill County

McMinnville Buildable Lands Inventory
Commercial/Industrial Development Status
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C-2 Travel Commercial

C-3 General Commercial

Commercial Plan Des.

EF-80 (County Zone)

M-1 Light Industrial

M-2 General Industrial
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N
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As of date: January 2019
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Vacant and Partially Vacant Commercial and Industrial Land
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ATTACHMENT 2B



233

47

99W

18

Urban Growth Boundary

City Limits
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Residential - Vacant
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Residential - Developed

Employment - Vacant

Employment - Partially Vacant

Employment - Developed

Public or Exempt

N
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As of date: January 2019
Source: ECONorthwest; Yamhill County

McMinnville Buildable Lands Inventory
Development Status ATTACHMENT 2C
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Urban Growth Boundary

City Limits

Residential land constraints

Employment land constraints

Zone/Plan Designation
C-2 Travel Commercial

C-3 General Commercial

Commercial Plan Des.

M-1 Light Industrial

M-2 General Industrial

M-L Limited Light Industrial

R-1 Single Family Residential

R-2 Single Family Residential

R-3 Two Family Residential

R-4 Multiple-Family Residential

Residential Plan Des.

EF-80 (County Zone)

LDR9000 (County Zone)

VLDR-1 (County Zone)

N
1 miles

As of date: January 2019
Source: ECONorthwest; Yamhill County

McMinnville Buildable Lands Inventory
Vacant and Partially Vacant Lots by Zone (or Plan Designation)

DRAFT ATTACHMENT 2D
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MEMORANDUM 

DATE: November 13, 2019 
TO: Economic Opportunities Analysis PAC and Public Lands Work Group 
FROM: Tom Schauer, Senior Planner 
SUBJECT: Public & Institutional Lands - Update 

This memo provides updated information about land needs presented in a previous memo 
dated October 9, 2019.  It summarizes the public and institutional land needs that aren’t 
addressed through the employment forecast.  Staff is seeking a recommendation from the 
Workgroup for the remaining identified needs which are presented in this memo as “updated” 
or “new” and summarized in Figure 1.  The Workgroup’s recommendation will be provided to 
the Project Advisory Committee, and would complete the Workgroup’s work.   

Summary – New  
Public and institutional land needs calculated separately from the employment forecast are summarized 
in Figure 1 below, and more detailed information follows. 

Figure 1.  Estimated Public and Institutional Land Needs 

Background 
Certain land uses don’t lend themselves to forecasting land needs by use of an employment forecast 
and employment density assumptions.  At a previous meeting, information was presented about public 
and institutional organizations and lands.  Preliminary data was presented about calculations using a 
ratio of acreage per 1,000 population that can be used to forecast site needs. However, this method 
isn’t always applicable to each of these entities.  Following the September 5, 2019 PAC Meeting #2, 
staff held meetings with representatives of public and institutional organizations to discuss land needs 

Organization/Sector Add'l Land Need Add'l Land Need Add'l Land Need SUM Method/Notes

By 2021 2021-2041 (ac) 2041-2067 (ac) Through 2067 (ac)

City of McMinnville (non-parks), 1 0 7 4 11 4.5 ac for fire stations plus 0.26 ac/1,000 pop

City of McMinnville (parks), 2 27 365 214 606 Parks Master Plan LOS

McMinnville Water & Light 0 21 0 21 Interview, See Narrative

Chemeketa Community College 0 0 0 0 Interview, See Narrative

Linfield College 0 0 0 0 Interview, See Narrative

McMinnville School District 0 10 30 40 Interview/Memo, See Narrative

Yamhill  County 0 6 8 13 Interview, 0.5 ac/1,000 pop

State of Oregon 0 1 1 2 0.08 ac/1,000 pop

Federal Government 0 2 2 4 0.14 ac/1,000 pop

Churches 6 32 44 83 2.88 ac/1,000 pop

Other 0 0 0 0

SUM 33 444 303 780

Note 1:  Site needs for fire stations are inlcuded in 2021-2041 calculation

Note 2:  Needs for 2021-2041 include current deficit

General:  Figures above don't reflect additional needs if direction of growth absorbs additional sites outside UGB needed/required for services

ATTACHMENT 3
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and methods.  This memo summarizes the results of the meetings and summarizes some information 
discussed at the last PAC meeting.   
 
City of McMinnville – Updated 

 General, Misc. City Departments:  (Administration, Office, Police, Public Works, Fleet, 
Library, Recreation Buildings, etc.).   
 

o Planning staff met from representatives from respective City departments to discuss land 

needed by the City of McMinnville.  Currently, there is no formally adopted plan outlining 

space needs and plans for existing and future building/facility needs for the planning 

periods.   

o The City Manager indicated that a ratio of current acreage per 1,000 population would 
likely over-estimate the City’s future land needs.  Given existing facilities and site 
arrangements, there are opportunities to consolidate facilities, redevelop/expand onto 
existing city sites, use land more efficiently, grow into more recent expansions that retain 
capacity, etc.  

o With a forecast population of about 48,000 in 2014 and 63,000 in 2067, it is not expected 
that the City would grow to a size that would necessitate substantial branch facilities or 
satellite locations during the planning period (such as a library branch etc.). 

o The City Manager and Engineering Staff suggested that base year acres/1,000 
population data from cities of approximately 48,000 population and 63,000 population 
corresponding to the future panning horizon year population for McMinnville might help 
inform ratios associated with McMinnville’s future land needs.   

o Update.  Data for cities of approximately 48,000 and 63,000 population was analyzed for 
comparison.  Figure 2 shows a summary of data for comparison cities – including cities 
for which data was not available.  As noted above, the City Manager and Engineering 
Staff suggested that a straight-line ratio of acres per 1,000 population might 
overestimate needs.  Therefore, staff used only the portion of City lands with facilities 
exclusive of the airport, floodplain, and utility sites for estimating additional City land 
needs.  (Parks were calculated separately). Approximately 18 acres of the 83.1 City 
acres is non-utility facilities.  Only that portion was used for calculating future needs.  
That portion had a 0.51 ac/1000 population ratio.  Since it was assumed a straight-line 
extension would overestimate needs, staff used half of that ratio (0.25 ac/1000 
population), and the specific information for fire station sites noted below was added to 
that estimate.   
 

Figure 2.  Ratio Information Available from Other Cities 

City Ratio 
(acres per 1,000 pop) 

Redmond 2005 (total) 110 ac/1000 (calculated) 
10 ac/1000 (assumed need) 

McMinnville 2019 (less parks, airport, floodplain) 2.38/1000 

McMinnville, 2019 (less parks, airport, floodplain, utility sites) 0.51/1000 

Corvallis No additional land need 
identified, didn’t list ratio  

Albany Not readily available 

Springfield Not readily available 

Medford (less parks) 1.5/1000 
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 Fire:   
o The Fire Department anticipates transition from a single downtown station to three 

satellite stations at approximately 1.5 acres each: (1) Baker Creek/Hill Road area, (2) 
Airport area, (3) Northeast area.  The estimated need would be about 4.5 acres for 
three substations.  There could be opportunities to co-locate police substations at sites.  
There is potential that they could be co-located on sites with other uses.  The NE station 
may be within the current UGB or may be further to the northeast.  There is potential for 
the current station to be re-used for other municipal or other uses.   

 

 Police:   
o No specific plans for new facilities.  Their needs can be accounted for as part of the 

overall City need using the same methods.   
 

 Airport:   
o No additional land needs identified.   

 

 Sewer:   
o Treatment:  No additional land needs anticipated.  The City owns 5 tax lots with 

approximately 70 acres east of the UGB where the sewer treatment plant is sited.  No 
additional land need is anticipated.  There is capacity to expand the treatment plan on 
the existing site.  If there is a UGB expansion to east which includes this area, these 
properties won’t be available for buildable land for other uses.   
 

o Collection System:  No significant additional land demand is assumed outside of 
the public right-of-way, so no calculation has been added or assumed for this de 
minimus need.  Minimal needs for future pump stations may be needed for new 
development.  Site needs for small pump stations are similar to or smaller than a 
residential lot.  The land needs for these facilities are relatively small and no additional 
acres are proposed.  Depending on direction of growth, there could be needs for larger 
pumping facilities.   
 

 Parks:   
o The Comprehensive Plan includes the following policies: 

 159.00.  The City of McMinnville’s Parks, Recreation, and Open Space Master 
Plan shall serve to identify future needs of the community, available resources, 
funding alternatives, and priority projects 

 163.05.  The City of McMinnville shall locate future community and neighborhood 
parks above the boundary of the 100-year floodplain 

 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 

o The Master Plan level of service (LOS) standard is 14 acres/1,000 persons.   

o The 2017 UGB population was 34,293. 

o The City has approximately 273 acres of developed park land and 76 acres of 
undeveloped park land, totaling about 349 acres (See attached).   
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o The 2017 need was approximately 480 acres; there’s a deficit of approximately 207 
acres of developed park land.  

o Need for 665 total acres by 2041 (an additional need of 185 ac, or total of 392 ac with 
the current deficit 

o Need for 879 total acres by 2067 (an additional need of 399 ac, or total of 606 ac with 
the current deficit.  (Note:  This was listed as 660 acres in the previous memo, which 
was a typographical error).   

o Absent joint use agreements with other entities for public use of facilities consistent with 
the needs identified in the Park Master Plan, park sites and recreational facilities that 
aren’t city-owned aren’t assumed to meet the LOS for developed park needs.  If there 
are separate standards for open space, that may be evaluated.  

Note:  The committee made a recommendation on park needs at the October meeting.  
Following the last meeting, Mark Davis submitted a memo and asked that it be distributed to the 
committee.  The memo is attached for the record.   Attachment 2 

 Other (stormwater):  While no specific need was identified, there was a sense that stormwater 
detention and water quality standards would likely increase the amount of land that will need to 
be dedicated for on-site stormwater management (detention and treatment) as best practices 
seek to manage stormwater close to “where the rain hits the ground” to reduce peaking of down 
stream flows and conveyance of sediment and/or contaminants in runoff.  These sites may be 
privately or publicly owned and maintained, but should be accounted for.   
 

 Other (transit related):  There was a sense that, as the community grows and the transit 
system expands and matures, it expected that there will be a more robust transit system with 
some additional land needs.  

 
Planning Staff met with representatives of the following organizations regarding their future land 
needs.    
 
McMinnville Water & Light (MWL):   
Estimated need of 21-24 acres for the 20- and 46-year periods, plus additional 
location/development specific needs 
 

 General:  It is estimated that in addition to sites already owned by MWL, they will need 
approximately 21 additional acres for power and water, and may have additional needs that are 
dependent on specific growth characteristics and developments.  Some users require an on-site 
substation that requires a site and land.  If growth occurs to the west further upslope into the 
west hills, that might include the 3-acre reservoir site needed to serve water pressure Zone 2, 
and could necessitate an additional reservoir/site if growth continues far enough upslope to 
result in a Zone 3 service area.   
 

 The additional 21-acre need includes 16 acres for a treatment plant and pumping facilities which 
could co-locate with a power substation in the easterly portion of the UGB; an additional 2 acres 
in the easterly UGB area for power, and an additional 3 acres in the westerly UGB for additional 
storage for fire flow.  
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Yamhill County - Updated 

 Currently, there is no formally adopted plan outlining space needs and plans for existing and 
future building/facility needs for the planning periods.   

 The acreage per 1,000 population estimate is a reasonable method, first deducting the 
fairgrounds property before calculating the ratios.  The Fairgrounds is approximately 36 acres of 
a 44-acre site.   

 Current county-owned sites don’t allow for much incremental on-site expansion, so additional 
capacity would likely require redevelopment or expansion onto additional land.   

 Transit may have a need for expanded bus parking/storage area that doesn’t require new 
structures 

 Locational analysis:  The County Parks Master Plan identifies potential lands for parks at key 
locations in proximity to McMinnville near confluence areas shown on vision map in the Master 
Plan) 

 Update.  The County owns approximately 44 acres in the UGB, including the Fairgrounds.  The 
36-acre Fairgrounds site includes other uses including County Public Works, which occupies 
about 7 acres.  Therefore, approximately 29 acres of County-owned land was deducted for the 
Fairgrounds before calculating the ratio of acres per 1,000 population, leaving 16 acres 
remaining, which is approximately 0.5 acre/1000 population.   

 
Chemeketa Community College 
No new land needs.  Chemeketa Community College sold the property they previously owned, the 
former campus site, on Hill Road.  Their McMinnville campus on Norton Lane houses their facilities as 
well as commercial and office tenants.  For planning purposes, Chemeketa doesn’t anticipate new land 
needs beyond their current ownership, and doesn’t anticipate displacement of tenants.   
 
Linfield College 
No new land needs.  Linfield College doesn’t anticipate new land needs beyond current their 
ownership during the planning period.  They recently sold a portion of the property to MV 
Advancements.  For planning purposes, the City should not assume non-college use or sale of further 
property during the planning period.    
 
McMinnville School District - Updated 
In addition to existing schools, the School District owns three reserve sites for future schools.  Below is 
a summary of needs in addition to existing schools and reserve sites.  In addition to these sites, the 
School District estimates it will need 40 additional acres for future school sites, with 10 of those 
additional acres needed between 2021 and 2041, and 30 of those acres needed between 2041 and 
2067.  See Attachment 1.   
 

2021-2041 
 The need is for one additional 10-acre early learning center site.   

 

2041-2067  
 The need includes one additional 12-acre elementary school site.   

 The need includes an additional 18 acres for a new high school, in addition to the 42-acre site 
on Hill Road, whether that site could be added to for a total of 60 acres or whether that site 
would be sold and a new 60-acre site acquired.  
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Other Land Needs - Updated 
Other public and semi-public land needs presented in Figure 1 which aren’t part of the employment 
forecast were calculated using the ratios in Figure 3.   
 
 
Figure 3.  Other Existing Ratios for McMinnville, 2019 

 
 
 

Public/Semi-Public Use Tax Lots Acres

Acres/1000 

persons

Percent of 

Acres

State 4                 2.92            0.08            0%

State 4                 2.92            0.08            0%

Federal 5                 4.96            0.14            0%

Federal 5                 4.96            0.14            0%

Religous/Cemetary 76               104.23        2.98            6%

Church 64               100.53        2.88            6%
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