
From: Amanda Guile-Hinman
To: mark@startlivingthetruth.com
Cc: Heather Richards
Subject: RE: Change in Annexation Process
Date: Thursday, August 5, 2021 12:34:07 PM
Attachments: Chapter 17.10 MMC.pdf

Hi Mark,

I've attached the Code language regarding Area Plans and Master Plans for your reference, as well as a link to
Appendix G from the McMinnville Growth Management and Urbanization Plan, which explains area planning and
master planning processes that are now in the City Code, and which this process is further implementing.
https://www.mcminnvilleoregon.gov/sites/default/files/fileattachments/planning/page/19961/appendix_g_-
_framework_plan_final_12.8.2020.pdf

As far as the annexation approval process, nothing is changing to the process to annex other than addressing the
change codified in ORS 222.127. In other words, the applicant(s) must still fill out an application, which must be
considered by Council. If the applicant(s) own all the property to be annexed, the only difference is that after
Council approval, it cannot go to a vote. Similarly, the development approval process for construction on the
property has not changed. What the City has done is include additional processes earlier in the planning for
development to ensure that development is consistent with the community's vision of McMinnville and addresses
the necessary infrastructure, parks, schools, and other community needs that are needed for new growth in
McMinnville.

When the City went through its UGB amendment, the City wanted to ensure that the City properly planned for new
development in the areas designated as Urban Holding by requiring area plans for large swaths of land, rather than
looking at each parcel individually. That way, issues such as infrastructure, preservation, parks, density, etc. can be
planned more intentionally and strategically. In the MGMUP, the City identified 6 areas to undergo an area planning
process. Area plans are legislative decisions to be made by the City Council after a community engagement process.
Area plans, as explained in Appendix G, "must embody the development principles of the MGMUP and other City
land use policies and standards." Area planning is generally initiated by the City, will go through a public
engagement process, and will be approved by the City Council. It is not an administrative process. All land that has
an Urban Holding designation will be subject to an area plan.

Master plans are required for annexation into the City for any properties that are 10 acres or larger that are currently
designated Urban Holding in the City's Comprehensive Plan Map. The property owner will develop a concept
master plan that must address all the submittal requirements listed in the City Code and be compliant with the
related area plan and the Comprehensive Plan. The concept master plan will initially be approved by the City
Council along with an annexation agreement through resolution. Again, this is not an administrative process.

The final master plan must go through a quasi-judicial review process before the Planning Commission and City
Council, as outlined in the City Code. Like the concept master plan, it must comply with the area plan and the
Comprehensive Plan, in addition to meeting all the submittal requirements in the City Code.

If a property is less than 10 acres, or does not have an Urban Holding designation, then it goes through the standard
development approval processes, including a quasi-judicial land use approval process, but is not required to have an
area plan or master plan.

This new area planning/master planning process ensures that development of the new Urban Holding areas occur
within the context of the larger area and the community as a whole. Both Heather and I have extensive experience
with this approach and have personally seen that it better addresses issues such as traffic, water/sewer/stormwater
infrastructure, park lands, preservation of natural resources, and more when the community is able to have a say
from the very beginning stages of planning for what it wants to see with new development and also means that
developers cannot just look at their one property when planning out their development.
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Chapter 17.10 
AREA AND MASTER PLANNING PROCESS 


Sections: 


Purpose. 
Applicability. 
Procedures. 
Area plan process. 
Area plan scope and components. 
Master plans. 
Master plan process. 
Master plan submittal requirements. 
Master plan review criteria. 
Development of areas less than 10 acres. 


17.10.010 Purpose. 


To provide a process that will allow for and ensure the transition from rural to urban land uses in a manner that is 
consistent with the McMinnville Comprehensive Plan, UGB expansion plans, and the city’s overall land supply 
needs identified in applicable UGB expansion plans and documents. (Ord. 5098 § 1 (Appx. E), 2020). 


17.10.020 Applicability. 


The area plan and master plan processes apply to all lands that are designated as Urban Holding (UH) on the 
McMinnville Comprehensive Plan Map. (Ord. 5098 § 1 (Appx. E), 2020). 


17.10.030 Procedures. 


A. Area Plan Requirement. Prior to annexation or comprehensive plan map amendment, zone change, or 
development of any land in Urban Holding (UH) comprehensive plan map designations, the city must review and 
adopt an area plan, if applicable. 


B. Master Plan Requirement. 


1. Concept Master Plan. The development and approval of a concept master plan is required prior to 
annexation of any land in Urban Holding (UH) comprehensive plan map designations as part of an annexation 
agreement. 
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2. Master Plan. The development and approval of a final master plan is required prior to a zone change, or 
development of any land in Urban Holding (UH) comprehensive plan map designations and the UH zone. (Ord. 
5098 § 1 (Appx. E), 2020). 


17.10.040 Area plan process. 


A. The city council shall initiate an area planning process for lands that are designated as Urban Holding (UH) on 
the McMinnville Comprehensive Plan Map. 


B. Property owners may initiate the area planning process, if the city council has not yet initiated or completed 
an area plan for land designated on the comprehensive plan map as Urban Holding (UH) in a UGB expansion area. 


1. Area planning may be initiated by property owners for lands 100 acres or greater in size. 


C. The city council shall adopt an area plan as a guiding land use document. The adoption of the area plan is not 
a land use decision, and does not result in any changes to comprehensive plan designations or zoning districts. 
(Ord. 5098 § 1 (Appx. E), 2020). 


17.10.050 Area plan scope and components. 


A. Area plans shall more specifically identify land uses, their locations, and their relationship to public facilities, 
natural resources, and existing urban uses. The land uses identified in an area plan must be consistent with the 
applicable framework plan and the identified land use needs for the Urban Holding (UH) area. 


B. Principles and Standards for Area Plans. 


1. Area plans must embody the development principles of the applicable framework plan, UGB expansion 
plan, McMinnville Comprehensive Plan, and any other city land use policies and standards. 


a. 2003-2023 McMinnville Growth Management and Urbanization Plan (MGMUP). The MGMUP provides 
guidance for the planning and development of fully integrated, mixed-use, pedestrian-oriented 
neighborhoods. Therefore, area plans for UH areas within the MGMUP areas will be developed to be 
consistent with: 


i. The guidelines and characteristics of the traditional neighborhood model, as described in the 
McMinnville Growth Management and Urbanization Plan. 


ii. The potential identification of locations that would be suitable for neighborhood activity centers 
(NACs) to meet neighborhood commercial land needs as identified in the MGMUP framework plan, 
and also support surrounding residential development, as described in the McMinnville Growth 
Management and Urbanization Plan. 


iii. The city’s adopted Great Neighborhood Principles, as described in Comprehensive Plan Policies 
187.10 through 187.50. (Ord. 5098 § 1 (Appx. E), 2020). 
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17.10.060 Master plans. 


Master plans are required for annexation into the city of McMinnville, urbanization into city of McMinnville zones 
and development, for all properties 10 acres or more. 


A. Applicability. This section applies to all properties 10 acres or more proposed for annexation and/or rezoning 
from the UH zone to a city development zone. 


1. Master plans shall be required for all lands 10 acres or greater in size. 


2. Lands less than 10 acres in size may be annexed into the city, and subsequently developed. 


B. Purpose. The purpose of a master plan is to provide: 


1. Orderly and efficient development of the city consistent with the city’s framework plans and adopted area 
plans. 


2. Compatibility and/or transition with adjacent developments and the character of the area. 


3. A complementary mix of uses and activities to achieve the principles of the McMinnville Growth 
Management and Urbanization Plan. 


4. An interconnected transportation network – streets, bicycle routes, and pedestrian trails – with the master 
plan area and to existing and planned city streets, routes and trails. 


5. A range of housing choices for areas planned to have residential components. 


6. A range of open spaces and recreation facilities, as needed to facilitate the framework plan, adopted area 
plan and parks and recreation facility plan. 


7. Public and semi-public facilities and services. 


8. Preservation of historic buildings, scenic views, and natural resources to the greatest extent possible. 


9. Transitions or buffers between urban development and rural areas. 


10. Implementation of McMinnville’s comprehensive plan, including adopted area plans and the Great 
Neighborhood planning principles. (Ord. 5098 § 1 (Appx. E), 2020). 


17.10.065 Master plan process. 


A. Concept Master Plan. For the conceptual plan review process, there is no need for the post-acknowledgement 
plan amendments (PAPAs) to the Oregon Department of Land Conservation and Development, or local Measure 
56 notice, although early involvement of nearby property owners and state agencies that may have an interest in 
the effect of urbanization on state interests is advised, because the decision does not yet amend the McMinnville 
Comprehensive Plan, as it is being reviewed and approved as part of an annexation agreement with the 
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McMinnville city council and is not considered a land use decision. The concept master plan should consider all of 
the same elements and factors as the master plan described below. 


B. Master Plan. For the final master plan approval, legislative review and approval is required as part of a quasi-
judicial land use decision as it will be an amendment to the McMinnville Comprehensive Land Use Plan and Zoning 
Map. Following the city council’s adoption of an area plan, but prior to the annexation, comprehensive plan map 
amendment, zone change, or development of any land within the subject area plan, property owners shall submit 
a master plan for review and approval by the city council. 


1. Applications and requests for the approval of a master plan shall be reviewed under the review process 
described in Section 17.72.120 (Applications – Public Hearings). (Ord. 5098 § 1 (Appx. E), 2020). 


17.10.070 Master plan submittal requirements. 


Applications for the review and approval of a concept master plan and master plan shall include the following 
elements: 


A. Plan Objectives. A narrative shall set forth the goals and objectives of the master plan and how it achieves 
McMinnville’s MGMUP and adopted Great Neighborhood Principles. 


B. Plan Area and Context. A map of the plan area and surrounding vicinity shall set the context for the master 
plan. 


C. Land Use Diagram. The land use diagram shall indicate the distribution and location of planned land uses for 
the master plan, including plans for park and open space and community facilities. The plan shall identify 
proposed comprehensive plan and zoning designations. 


D. Significant Resources Inventory. An inventory of significant natural resources, scenic and historic resources, and 
open space areas. When significant resources are present, the master plan shall include a management plan to 
protect resource sites. 


E. Natural Hazard Areas. Inventory and identify areas subject to natural hazards. 


F. Mixed-Use Areas. Identify areas planned for mixed uses, which may also include neighborhood activity centers 
if identified in the applicable area plan. 


G. Commercial Areas. Identify areas planned for commercial use, which may also include neighborhood activity 
centers if identified in the applicable area plan. 


H. Residential Areas. Identify areas planned for housing development. The housing plan must identify a mix of 
housing types and densities so that the overall density in the area meets the housing density objectives for the 
area that are identified in the applicable framework plan and area plan. The applicable framework plan and area 
plan are based on a UGB expansion plan that includes findings that specify the housing types and densities that 
need to be achieved in order to meet future housing needs. Great Neighborhood Principle No. 11 also requires 
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that “A range of housing forms and types shall be provided and integrated into neighborhoods to provide for 
housing choice at different income levels and for different generations.” 


I. Parks and Open Space. Identify land suitable for park and recreation use in accordance with the needs in the 
applicable framework plan and area plan, and the standards in the McMinnville Parks, Recreation, and Open Space 
Master Plan. 


J. Transportation Analysis and Plan. Prepare a traffic impact analysis and local street plan that is consistent with 
street spacing and connectivity guidelines in the McMinnville Transportation System Plan (TSP). The street plan 
shall show the proposed classification for all streets, proposed bicycle routes, and proposed pedestrian facilities. 
The street plan shall show how streets, bike routes, and pedestrian facilities will connect with adjacent urban areas 
that are already existing and also how those facilities will be extended to adjacent UGB expansion areas that have 
not yet gone through the master planning process. 


K. Public Facilities Analysis and Plan. The plan must include a conceptual layout of public facilities (including at a 
minimum sanitary sewer, power, water, and storm drainage) needed to support the land use diagram. The public 
facilities analysis should address overall capacities and must be consistent with the city’s adopted facility master 
plans. Where necessary, the analysis shall identify improvements that may require amending the adopted facility 
master plans. 


L. Site Design and Development Standards. If unique or innovative development standards are proposed for any 
area within the master plan area that differ from the city’s normal development standards, these may be identified 
in the master plan and requested through a planned development process. (Ord. 5098 § 1 (Appx. E), 2020). 


17.10.080 Master plan review criteria. 


A. In the review of an application for a master plan, the planning commission and city council shall consider the 
following: 


1. Whether the proposed master plan is consistent with the framework plan, area plan, and comprehensive 
plan in terms of land use, density, transportation systems and networks, and open space. 


2. Whether the proposed master plan is generally suitable for the area in which it is proposed, considering 
existing and planned neighborhoods, shopping and employment areas, and natural resources and hazards. 


3. Whether the proposed master plan is integrated with existing developed or planned areas. 


4. Whether the master plan is consistent with the city’s adopted Great Neighborhood Principles, which 
include: 


a. Natural Feature Preservation. Great Neighborhoods are sensitive to the natural conditions and 
features of the land. 


i. Neighborhoods shall be designed to preserve significant natural features including, but not 
limited to, watercourses, sensitive lands, steep slopes, wetlands, wooded areas, and landmark trees. 
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b. Scenic Views. Great Neighborhoods preserve scenic views in areas that everyone can access. 


i. Public and private open spaces and streets shall be located and oriented to capture and preserve 
scenic views, including, but not limited to, views of significant natural features, landscapes, vistas, 
skylines, and other important features. 


c. Parks and Open Spaces. Great Neighborhoods have open and recreational spaces to walk, play, gather, 
and commune as a neighborhood. 


i. Parks, trails, and open spaces shall be provided at a size and scale that is variable based on the 
size of the proposed development and the number of dwelling units. 


ii. Central parks and plazas shall be used to create public gathering spaces where appropriate. 


iii. Neighborhood and community parks shall be developed in appropriate locations consistent with 
the policies in the parks master plan. 


d. Pedestrian Friendly. Great Neighborhoods are pedestrian friendly for people of all ages and abilities. 


i. Neighborhoods shall include a pedestrian network that provides for a safe and enjoyable 
pedestrian experience, and that encourages walking for a variety of reasons including, but not limited 
to, health, transportation, recreation, and social interaction. 


ii. Pedestrian connections shall be provided to commercial areas, schools, community facilities, 
parks, trails, and open spaces, and shall also be provided between streets that are disconnected 
(such as cul-de-sacs or blocks with lengths greater than 400 feet). 


e. Bike Friendly. Great Neighborhoods are bike friendly for people of all ages and abilities. 


i. Neighborhoods shall include a bike network that provides for a safe and enjoyable biking 
experience, and that encourages an increased use of bikes by people of all abilities for a variety of 
reasons, including, but not limited to, health, transportation, and recreation. 


ii. Bike connections shall be provided to commercial areas, schools, community facilities, parks, 
trails, and open spaces. 


f. Connected Streets. Great Neighborhoods have interconnected streets that provide safe travel route 
options, increased connectivity between places and destinations, and easy pedestrian and bike use. 


i. Streets shall be designed to function and connect with the surrounding built environment and 
the existing and future street network, and shall incorporate human scale elements including, but not 
limited to, Complete Streets features as defined in the comprehensive plan, grid street networks, 
neighborhood traffic management techniques, traffic calming, and safety enhancements. 


ii. Streets shall be designed to encourage more bicycle, pedestrian and transit mobility with a goal 
of less reliance on vehicular mobility. 
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g. Accessibility. Great Neighborhoods are designed to be accessible and allow for ease of use for people 
of all ages and abilities. 


i. To the best extent possible all features within a neighborhood shall be designed to be accessible 
and feature elements and principles of Universal Design. 


ii. Design practices should strive for best practices and not minimum practices. 


h. Human-Scale Design. Great Neighborhoods have buildings and spaces that are designed to be 
comfortable at a human scale and that foster human interaction within the built environment. 


i. The size, form, and proportionality of development is designed to function and be balanced with 
the existing built environment. 


ii. Buildings include design elements that promote inclusion and interaction with the right-of-way 
and public spaces, including, but not limited to, building orientation towards the street or a public 
space and placement of vehicle-oriented uses in less prominent locations. 


iii. Public spaces include design elements that promote comfortability and ease of use at a human 
scale, including, but not limited to, street trees, landscaping, lighted public areas, and principles of 
Crime Prevention through Environmental Design (CPTED). 


i. Mix of Activities. Great Neighborhoods provide easy and convenient access to many of the 
destinations, activities, and local services that residents use on a daily basis. 


i. Neighborhood destinations including, but not limited to, neighborhood-serving commercial uses, 
schools, parks, and other community services, shall be provided in locations that are easily accessible 
to surrounding residential uses. 


ii. Neighborhood-serving commercial uses are integrated into the built environment at a scale that 
is appropriate with the surrounding area. 


iii. Neighborhoods are designed such that owning a vehicle can be optional. 


j. Urban-Rural Interface. Great Neighborhoods complement adjacent rural areas and transition between 
urban and rural uses. 


i. Buffers or transitions in the scale of uses, buildings, or lots shall be provided on urban lands 
adjacent to rural lands to ensure compatibility. 


k. Housing for Diverse Incomes and Generations. Great Neighborhoods provide housing opportunities for 
people and families with a wide range of incomes, and for people and families in all stages of life. 


i. A range of housing forms and types shall be provided and integrated into neighborhoods to 
provide for housing choice at different income levels and for different generations. 


l. Housing Variety. Great Neighborhoods have a variety of building forms and architectural variety to 
avoid monoculture design. 
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i. Neighborhoods shall have several different housing types. 


ii. Similar housing types, when immediately adjacent to one another, shall provide variety in 
building form and design. 


m. Unique and Integrated Design Elements. Great Neighborhoods have unique features, designs, and focal 
points to create neighborhood character and identity. Neighborhoods shall be encouraged to have: 


i. Environmentally friendly construction techniques, green infrastructure systems, and energy 
efficiency incorporated into the built environment. 


ii. Opportunities for public art provided in private and public spaces. 


iii. Neighborhood elements and features including, but not limited to, signs, benches, park shelters, 
street lights, bike racks, banners, landscaping, paved surfaces, and fences, with a consistent and 
integrated design that are unique to and define the neighborhood. (Ord. 5098 § 1 (Appx. E), 2020). 


17.10.090 Development of areas less than 10 acres. 


Lands less than 10 acres in size may be annexed into the city and rezoned into urban zones without the approval 
and adoption of a master plan. This may occur when the lands are designated for only residential use in the 
applicable area plan. 


A. Following the annexation of lands that are less than 10 acres in size, the lands shall be subject to the 
comprehensive plan map amendment and zone change review processes described in Sections 17.72.120 and 
17.74.020. Urban comprehensive plan map designations and urban zoning districts shall be requested for the 
lands, and the designations and zoning districts must be consistent with the land uses identified in the adopted 
area plan that is applicable to the land in question. 


B. The development of lands less than 10 acres in size must: 


1. Be consistent with the uses identified in the area plan applicable to the land in question; 


2. Meet the city’s adopted Great Neighborhood Principles; 


3. Include a local street plan that complies with the applicable area plan, the McMinnville TSP, and other 
local street spacing and connectivity requirements; and 


4. Be consistent with all other required policies and standards of the McMinnville Comprehensive Plan and 
Zoning Ordinance. 


Summary Graphic of UGB Expansion Planning Process 
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(Ord. 5098 § 1 (Appx. E), 2020). 
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This website is for demonstration or proofing purposes only. It is not necessarily endorsed by City of 
McMinnville and should not be relied upon for the content of any document. 


The McMinnville Municipal Code is current through Ordinance 5104, passed June 8, 2021. 


Disclaimer: The city recorder's office has the official version of the McMinnville Municipal Code. Users should 
contact the city recorder's office for ordinances passed subsequent to the ordinance cited above. 


Note: This site does not support Internet Explorer. To view this site, Code Publishing Company recommends using 
one of the following browsers: Google Chrome, Firefox, or Safari. 


City Website: www.mcminnvilleoregon.gov 
City Telephone: (503) 435-5702 
Code Publishing Company 
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Heather may have more to add, but I hope this clarification addresses your concerns.

     Amanda Guile-Hinman (she/her)
     City Attorney
     amanda.guile@mcminnvilleoregon.gov
     (503) 434-7303

Disclosure:  Messages to and from this email address may be subject to the Oregon Public Records Law.
 
The information contained in this email transmission may be confidential and is intended only for the use of the
individual or entity intended to receive it.  This message may contain information protected by the attorney-client
privilege.  If the reader of this message is not the intended recipient, you are hereby notified that any disclosure,
copying, distribution, or the taking of any action in reliance on the contents of this communication is strictly
prohibited.  If you have received this email transmission in error, please immediately notify the sender by return
email and delete the original email.
 
Circular 230 Disclaimer:  If any portion of this communication is interpreted as providing federal tax advice,
Treasury Regulations require that we inform you that we neither intended nor wrote this communication for you to
use in avoiding federal tax penalties that the IRS may attempt to impose and that you may not use it for such
purpose.

-----Original Message-----
From: Mark Davis <mark@startlivingthetruth.com>
Sent: Sunday, August 1, 2021 9:26 PM
To: Heather Richards <Heather.Richards@mcminnvilleoregon.gov>; Amanda Guile-Hinman
<Amanda.Guile@mcminnvilleoregon.gov>
Subject: Change in Annexation Process

This message originated outside of the City of McMinnville.

Heather and Amanda:

Thank you for taking the time to reply to my letter to the City Council about the annexation process.  I have listened
again to both Heather's presentation at the Work Session and Amanda's clarification at the last City Council
meeting, and I'm sorry but I don't see how this results in "significantly more public input than previously allowed."

One of the slides in Heather's PowerPoint presentation states: "Amend Chapter 17 to remove any references to
annexation processes and procedures making them administrative and not quasi-judicial."  From the presentation it
seems clear that the Area Plan, Concept Master Plan and Annexation Agreement are administrative processes
managed by Planning staff and subject to approval by City Council.  I heard no indication that these overarching
decisions of what land get annexed and to what purposes it will be dedicated are subject to any land use hearings
(and by extension the right of citizen appeal).

It appears to me that the only point in this process where the public will be allowed to have input and a right to
appeal the decision is the hearing for a Master Plan required of properties in excess of 10 acres. While I think this
type of citizen participation is still important in reviewing the development plans, I think the hearings will be similar
to what we heard about in Baker Creek North and Oak Ridge Meadows. Hopefully, these proposed hearings will be
even less contentious since the Great Neighborhood Principles should improve the overall Master Plan that the
developers present to the public.

Still, the larger questions about the annexations like infrastructure capacity, green space and park land, housing
affordability, and the general layout of the development will all have been settled when the Annexation Agreement
has been signed and the public will have no opportunity to address these issues.

I understand the proposed changes will be the subject of an upcoming Planning Commission hearing and I intend to
raise these points at that time.  If I am incorrect in my understanding that the Area Plan and Annexation Agreement



are administrative actions not subject to quasi-jucicial hearings, I would appreciate you clarifying that point.

Just to be clear in making these points I do not intend to question your professional qualifications or personal
integrity. I believe in the constitutional principle of checks and balances and Goal One of the State's Land Use
System.  As City staff and Council members change over the years, I believe allowing the citizens' right to testify
and appeal important decisions helps ensure the integrity of the land use system.

Mark Davis


