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CONSIDERATION
COMPREHENSIVE PLAN AMENDMENTS

• Adopt the Three Mile Lane Area Plan and Appendices as 
a supplemental document to the Comprehensive Plan.

• Amend Volume II of the Comprehensive Plan, Goals, 
Policies and Proposals, Chapter VI (Transportation) to 
add a proposal to amend the Comprehensive Plan Map 
and Transportation System Plan consistent with the 
adopted Three Mile Lane Area Plan. 
Note:  The comprehensive plan map amendments and any 
associated rezones consistent with the 3MLAP could be 
initiated by the City or property owners through future map 
amendment applications, at which time any necessary 
changes to the TSP would need to be made.  Until the 
comprehensive plan map amendments are adopted for 
individual properties, the properties would continue to be 
subject to the use provisions of current Comprehensive 
Plan map and zoning map designations and provisions of 
any property-specific PD overlay zones.  Those properties 
would still be subject to any new development standards of 
the new Three Mile Lane Overlay Zone.  
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The Documents

Three Mile Lane Area Plan –
Draft January 20, 2022

Appendix A: Public Involvement
Appendix B: Existing Conditions
Appendix C: Case Study Report

Appendix D: Evaluation and Screening
Appendix E: Implementation
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Project 
Development 
www.threemilelane.com

https://www.mcminnvilleorego
n.gov/planning/page/g-7-21-
three-mile-lane-area-plan-
3mlap-comprehensive-plan-
amendment

http://www.threemilelane.com/
https://www.mcminnvilleoregon.gov/planning/page/g-7-21-three-mile-lane-area-plan-3mlap-comprehensive-plan-amendment
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Study Area Context
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WHAT IS AN 
AREA PLAN?

It is a community vision developed by community members. 

High-level planning document meant to provide guidance to 
other more specific planning processes, such as public utility 
plans, parks and open space plans, etc.  
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Literally Drawn
by Community

Members in
Charrettes

COMMUNITY VISION
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Literally
Drawn by

Community
Members in
Charrettes

COMMUNITY VISION
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GOAL 1: Support and enhance the district’s economic 
vitality and marketability 

GOAL 2: Provide opportunities for a complementary mix of 
land uses, consistent with the vision of a diverse and vibrant 
district

GOAL 3: Enhance multi-modal connections throughout the 
district.

GOAL 4: Create an aesthetically pleasing gateway to the 
City of McMinnville.

GOAL 5: Improve the district for existing and future 
McMinnville residents in the area.  

Project 
Goals

Presenter
Presentation Notes
Add slide for Great Neighborhood Principles and “McMinnvilleness” list
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• Land Use Efficiencies –
More Job Density and 
More Housing Density

• Walkable McMinnville 
Retail Center reflecting 
McMinnville’s unique 
charm.

• Corporate campus, with 
buildings oriented to 
Yamhill River; maintaining 
view corridors.

• Mixed-use and medical-
related uses.

• Trails, Connectivity, Open 
Space, Protected Natural 
Features

LAND USE PLAN

Page 93 of meeting packet



February 17, 2022 Planning Commission Public Hearing 11

• Highway 18 is still a 
Bypass.  It will remain a 
State Expressway and a 
Freight Route.  

• Meets OHP mobility and 
access standards.  

• Two signal intersections 
exist today – optimized.

• More of the local access 
roads are closed and a 
new controlled 
intersection at Cirrus is 
recommended.  

• Frontage roads become a 
focus.  Bike/Ped 
Connectivity

• No planned overpass is 
eliminated.

TRANSPORTATION PLAN

Page 103 of meeting packet
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Credibility and Accountability
• Is Important. Thank you for the accountability.
• The planning dialogue in McMinnville needs to change

• Constructive (be part of the solution) vs. Destructive 
(be the torpedo).

• Factual Information and how it is presented is 
important as well.
o There is no planned overpass at Cumulus and 

Highway 18 in the TSP that is being removed.  
There is no planned overpass in the TSP. 

o Projects that are warranted and created by
development needs are funded through a SDC 
methodology.

o Community Driven Vision vs Kimco Driven Vision
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Planning Staff Role:  Facilitate the Community Vision
Legislative – Bringing the Product of a Community Process to the Decision-Making Body

Quasi-Judicial – Reviewing development applications against the minimum standards established by 
the community in the zoning ordinance.  
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Commercial Desire – Community
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Commercial Desire – Community
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Commercial Desire – Community
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Commercial Desire – Community

And, the public testimony that has been received that is oppositional 
to a commercial development south of Highway 18 after the Friends 
fo Yamhill County sent out an alert to their membership.  
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Friends of Yamhill County – Retail Leakage

Pull Factor (per capita retail spending)
Is your retail sector healthy?
Compares per capita spending to expected per capita spending

Sales Gap Analysis (industry specific retail spending)
Are there retail needs not being met in your community?
Which specific areas of retail are subject to leakage.
Strengths and weaknesses of the local retail economy
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Friends of Yamhill County – Retail Leakage

Local decision as to what 
retail gaps are acceptable?

• Access
• Greenhouse Gas Emissions
• Piggyback leakage

Pull Factor (per capita retail spending)
Is your retail sector healthy?
Compares per capita spending to expected per capita spending

Sales Gap Analysis (industry specific retail spending)
Are there retail needs not being met in your community?
Which specific areas of retail are subject to leakage.
Strengths and weaknesses of the local retail economy
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This is a land-use plan not a
zoning map.

It represents the community 
vision for the area.

The primary question of the 
area plan was what are the
comprehensive plan map
amendments that need to
happen to support the
community vision.

It doesn’t mean that it will 
materialize this way (private 
property determination), 
but the underlying 
foundational planning 
allows for it.

LAND USE PLAN

Page 93 of meeting packet
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Community Vision = 
Comprehensive Plan Map Amendments

1

2 3

Site # Gross Acres Remove ROW/Unbuildable Net

#1 18.62 10.32 Acres
(5.0 Acres Open Space)

3.50 Acres Commercial/Mixed-Use
4.80 Acres Residential

#2 10.4 Acres 3.12 Acres 3.78 Acres Residential
3.50 Acres Commercial/Mixed Use

#3 50 Acres 17 Acres 33.00 Acres Commercial

Can the land-use be realized with the existing underlying 
comprehensive plan map designation?
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What the Industrial Comp Designation Supports –
ML, M1, M2 Industrial Zones

Allowed uses in the McMinnville Industrial Zones:  Hospital, medical and hospital ancillary uses, medical, 
professional services, research and development offices, business school or trade college, other similar uses.  
Mixed-Use = Section 17.51.020.  (25% of Industrial PD can be residential/commercial
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Plan Elements and 
Overlay Requirements

• Restrict use types and/or require a mix of uses in Mixed-Use 
• Revise “tourist commercial” uses
• Restrict commercial uses in vicinity of Medical Center to 

medical office/services
• Require site/design standards in Commercial Center
• Require site/design standards in Innovation Campus

Presenter
Presentation Notes
Describe needed 
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SOUTH SIDE HOUSING SLIDE

This is the type of 
housing that could 
occur per the zoning.

Ironically, only 10 
acres is changed per 
the Three Mile Lane 
Area Plan.

Responsive to the 
public testimony that 
no amenities are 
needed on the south 
side as there is no 
housing.
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PUBLIC TESTIMONY RECEIVED
Agency Comments:
ODOT

Organization Comments:
Friends of Yamhill County
1000 Friends of Oregon

McMinnville Residents:
Lisa Baker
Nolan Chard
Rich Blaha
Mark Davis 
Steve Iversen
Rick Rozanski
Susan Murrant
Ellie Gunn
Jim Kreutzbender
John Englebrecht
Terry Peasley
Robin Ricker
Nanette Pirisky
Mike Sullivan
Lynn Crowell

Did not provide address:
Jim Parker

County Residents:
Jason Lett
Tom Abrego
Nicholas Giannettino
Dee Goldman
Patty O’Leary
Ilsa Perse
Joni Zimmerman
Kathryn Jernstedt
Marilyn Walster
Peter Crockett
Sam Sweeney
SuAnn Reddick
Ron and Connie Hutchinson

Since January 20, 2022 Hearing

Frankie Sandoval
Friends of Yamhill County
Friends of Yamhill County/1000
Friends
Mark Davis
Steve Iversen
Margaret Cross
Ilsa Perse

Presenter
Presentation Notes
Describe needed 
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TRANSPORTATION EXPERTS

Michael Duncan, Senior Region Planner, Transportation and Growth Management Manager 
ODOT, Region 2

Naomi Zwerdling, Planning and Development Review Manager, ODOT, Region 2

Andrew Mortensen, Senior Transportation Planner with David Evans and Associates, Inc., 

Presenter
Presentation Notes
Describe needed 
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