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MEMORANDUM 
DATE: February 16, 2022  
TO: Planning Commission Members 
FROM: Heather Richards, Planning Director 
SUBJECT: New Public Record for G 7-21, Three Mile Lane Area Plan 

More testimony and email exchanges for the public record that have occurred in the past 24 hours for 
the Three Mile Lane Area Plan.   

Included:

Email Exchange with ODOT and Sid Friedman, Heather Richards and Sid Friedman, 02.15.22 

Testimony from Steve Iversen, 02.16.22

Testimony from Friends of Yamhill County and 1000 Friends of Oregon, 02.16.22

Notes from Gary Langenwalter on meeting with Ilsa Perse, 02.16.22

http://www.mcminnvilleoregon.gov/
http://www.mcminnvilleoregon.gov/


From: Sid Friedman
To: Heather Richards; DUNCAN Michael W
Cc: ZWERDLING Naomi; FRICKE Daniel L
Subject: Re: TMLAP traffic modeling
Date: Tuesday, February 15, 2022 7:21:34 PM
Attachments: image003.png

This message originated outside of the City of McMinnville.

Heater,

Thanks for the detailed response. 

On 2/15/2022 7:02 PM, Heather Richards wrote:

Sid,

 

I will address this at the public hearing on Thursday night.  The

question that we were charged with answering is whether or not

the underlying comprehensive plan designation would allow the

vision to move forward.  It was determined that the underlying

industrial comprehensive plan map designation for this area

would support the vision moving forward for the following

reasons:

 

Assisted Living as described in the Plan document and perhaps

not so well on the preferred land use alternative map is for

housing associated with the hospital - hospital extended stay

housing which has become a business model for hospitals as

they move towards outpatient care.  These extended stays are

both short-term and long-term.  We can change the

nomenclature on the preferred land use alternative land use

map if that would be helpful - “Ancillary Hospital Uses”.

 

The office use description is for medical, professional, research

and development offices all allowed uses in the industrial zones. 
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The mixed-use description is a harder one to capture and I am

not sure how clear it was to the PAC when they were discussing

this as a preferred land-use alternative, but they discussed

something that served as a transition between the industrial

innovation center, the hospital campus, and the residential

development envisioned on the eastern side of the hospital. 

There were several different activities dialogued for this area –

live/work spaces, small industrial craft spaces that benefitted

from the agency to the innovative center, small professional

office space, upper story residential with views of the Yamhill

River, etc.   This would be allowed through a planned

development overlay in the industrial zone per Section 17.51.020. 

 

The slide that I used in my PowerPoint with the housing numbers

was meant to illustrate the amount of housing that could occur

in that area based on the underlying comprehensive plan map

designation and was in response to some of the comments that

were provided in public testimony that indicated no housing

would be developed on the south side of Highway 18 so why do

we need any amenities there.   I thought that I had caveated that

in my remarks but will clarify on Thursday night.

 

The reality is that we do not know what will be developed on any

of these properties until we receive an application for a

development.   The Area Plan is meant to ensure that our

foundational planning tools support the community vision for the

area so that it can materialize.  It is not a master plan, nor is it a

zoning map or a development plan. 

 

This is a high-level community vision focused on comprehensive

plan designations as defined by state regulations.   Our review



was “can this use be realized with the existing underlying

comprehensive plan map designation?   If yes, the

comprehensive plan map designation remained.   If no, it was

recommended to change it.

 
 
Have a great day!
 
Heather
--------------------------------------

-
Heather Richards, PCED
Planning Director
City of McMinnville
231 NE Fifth Street
McMinnville, OR 97128

 
503-474-5107 (phone)
541-604-4152 (cell)

 
Heather.Richards@mcminnvilleoregon.gov
www.mcminnvilleoregon.gov

 
 
From: Sid Friedman <sidf@viclink.com> 
Sent: Tuesday, February 15, 2022 5:34 PM
To: DUNCAN Michael W <Michael.W.DUNCAN@odot.oregon.gov>
Cc: ZWERDLING Naomi <Naomi.ZWERDLING@odot.oregon.gov>; FRICKE Daniel L
<Daniel.L.FRICKE@odot.oregon.gov>; Heather Richards
<Heather.Richards@mcminnvilleoregon.gov>
Subject: Re: TMLAP traffic modeling
 

This message originated outside of the City of McMinnville.

 

Michael,

Thanks for your response.  Just to be clear, with respect to question 1.  mixed-use
(residential and commercial) , assisted living and most office uses are Not 
allowed under the existing comp.  plan designations and would require a plan
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amendment.  See permitted uses in the city's 3 industrial zones (M-1, M-2, ans M-
L)  at Title 17 (mcminnvilleoregon.gov)

On 2/15/2022 4:15 PM, DUNCAN Michael W wrote:
Sid,
 
Likewise, I hope the weekend treated you well! Thanks for giving me
(ODOT) a bit of time to read through the prompts and respond.
Sometimes it’s three business days, other times it’s five. I was able to
track down the entire slide deck for the January 20th, 2022
presentation for some added context.
 
Regarding question ‘1’: My understanding is that the presentation
slides you’ve noted illustrate both (a) land uses requiring a CPA, as
well as (b) other land uses that are allowed under the existing comp
plan designation. For instance, on your referenced slide (61) those
needing a CPA appear as geographies labeled #1, #2, and #3, and that
the other land uses (e.g., office, mixed use, etc.) depicted are allowed
in the existing comp plan designation. As these maps are illustrative,
I would focus on the acres noted in the accompanying table. These
feed into the model’s analysis zones, which then assign trips onto the
road network links, allowing for the traffic analysis and resultant
v/c’s.
 
Regarding question ‘3’: My understanding is that the traffic analysis
accounts for pedestrian usage both in a base year and future no-build,
and the preferred scenario.   
 
Regarding question ‘2’, and any further details for ‘1’ and ‘3’—I’ve
been invited to attend this week’s Planning Commission Meeting.
Given the discussion and content expected it makes sense to respond
to these questions at that time and within the context of the larger
discourse. 
 
I appreciate your interest in the project and your patience as we
respond to the inquiries.
 
Best,
Michael
 
Michael W. Duncan | Senior Region Planner, TGM Grant Manager 
Transportation and Growth Management Program
Oregon Department of Transportation, Region 2
350 W. Marine Drive | Astoria, OR 97103
C: 503.710.1781  
michael.w.duncan@odot.oregon.gov | http://www.oregon.gov/lcd/tgm
 
 

From: Sid Friedman <sidf@viclink.com> 
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This message was sent from outside the organization. Treat attachments, links and
requests with caution. Be conscious of the information you share if you respond.

Sent: Monday, February 14, 2022 12:14 PM
To: DUNCAN Michael W <Michael.W.DUNCAN@odot.oregon.gov>
Subject: Re: TMLAP traffic modeling
 

Michael,

I hope you had a good weekend. 

Since the hearing on this matter is coming up on Thursday, I'm just
checking in to make sure this hasn't fallen through the cracks.    The
land use assumptions that went into the model seems like a
straightforward question that should be easy to answer.

Thanks!

Sid

 

On 2/8/2022 5:25 PM, DUNCAN Michael W wrote:
Sid,
 
Likewise, I appreciate the call! Also, thanks for putting your
thoughts/questions into text. It makes it easier to respond.
 
I mostly wanted to touch base today to let you know that,
while I don’t have an answer for you at the moment, I am
working to track down this information for you. As I will be
reaching out to our technical staff on this, typical response
time is three to five business days. That said, I hope to have
answer by end of week. Thanks again for your interest in the
project.
 
Best,
Michael
 
Michael W. Duncan | Senior Region Planner, TGM Grant Manager 
Transportation and Growth Management Program
Oregon Department of Transportation, Region 2
350 W. Marine Drive | Astoria, OR 97103
C: 503.710.1781  
michael.w.duncan@odot.oregon.gov |
http://www.oregon.gov/lcd/tgm
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This message was sent from outside the organization. Treat
attachments, links and requests with caution. Be conscious of the
information you share if you respond.

From: Sid Friedman <sidf@viclink.com> 
Sent: Monday, February 7, 2022 5:49 PM
To: DUNCAN Michael W
<Michael.W.DUNCAN@odot.oregon.gov>
Subject: TMLAP traffic modeling
 

Michael,
Thanks for taking some time with me on the phone
right now.  Here are my follow-up questions:
(1) The attached slide labeled "what was modeled”
shows two different maps from the TMLAP.   These
are also shown on slide 61 of Heather Richard’s
presentation, which is also attached.  During her
presentation Heather said that the changes from
the base case that were modeled were the
proposed plan amendments on the map on the left. 
(zoom recording time stamp 2:28-2:31). 
The map on the right shows the preferred
alternative.  It shows additional non-industrial uses
shown on the map that would also require plan
amendments including (a) the large mixed use area
and the assisted living area just east of the
"innovation campus", and (b) a much larger retail
center north of the innovation campus than what is
shown on the map on the left.  How were these
additional non-industrial uses modeled, or were
they instead assumed to be no change from the
base case?
(2) During her presentation, Heather showed the
attached slide 67 and said there would be about
755 new housing units in the TMLAP area south of
highway 18 of which only 75 now exist. ( zoom
recording time stamp 2:16:50).  This doesn’t match
the new housing units shown in attached slide 88,
which Heather said illustrated the traffic modeling
(zoom recording time stamp 2:31:41)   While I am
not certain what the scale is referencing in the
housing bar graph (probably housing units, but it
could be people), the sum of the two is less than
100, a long way from the 755 on the earlier slide
about the projected housing units the TMLAP would
provide, as shown in slide 67.   Was the traffic
projection based on fewer housing units than what
Heather's narrative for slide 67 is promising, or
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even the 320 units the Planning commission
approved in the past 2 years that haven't broken
ground yet.?

(3) Increased employment, housing, and retail,
south of highway 18 will result in increased
pedestrian traffic across the highway.  Was the
effect of increased pedestrian use of the traffic
signal at Highway 18 and Norton Lane included in
the model of this intersection’s performance under
the preferred alternative?   This is the intersection
that comes closest to failing to meet LOS mobility
targets.

Thanks!

Sid Friedman
503-662-1076

 

 



Februaryꢀ16,ꢀ2022ꢀ
ꢀ
To:ꢀ McMinnvilleꢀPlanningꢀCommissionꢀ
ꢀ HeatherꢀRichards,ꢀMcMinnvilleꢀPlanningꢀDirectorꢀ
ꢀ
From:ꢀ SteveꢀIversenꢀ
ꢀ 1033ꢀSWꢀCourtneyꢀLaineꢀDrꢀ
ꢀ McMinnvilleꢀꢀ97128ꢀ
ꢀ
Subj:ꢀ ThreeꢀMileꢀLaneꢀAreaꢀPlanꢀ–ꢀmessageꢀtoꢀPlanningꢀCommissionersꢀ
ꢀ
ꢀ
Iꢀwriteꢀthisꢀonꢀtheꢀoff-chanceꢀthatꢀmembersꢀofꢀtheꢀPlanningꢀCommissionꢀreadꢀit.ꢀ
ꢀ
TheꢀThreeꢀMileꢀLaneꢀAreaꢀPlanꢀseemsꢀwonderfulꢀonꢀtheꢀsurface,ꢀwithꢀitsꢀloftyꢀaspirationsꢀ
forꢀaesthetics,ꢀmulti-modalꢀaccessibility,ꢀneighborhoodꢀamenities,ꢀconnectionꢀtoꢀtheꢀrestꢀofꢀ
theꢀcity,ꢀaccessꢀtoꢀparksꢀandꢀtrails,ꢀandꢀsoꢀon.ꢀ
ꢀ
It’sꢀonlyꢀwhenꢀyouꢀventureꢀbeneathꢀtheꢀsurfaceꢀthatꢀyouꢀbecomeꢀawareꢀofꢀtheꢀchallenges,ꢀ
mostlyꢀdueꢀtoꢀtheꢀarea’sꢀgeography,ꢀbutꢀalsoꢀdueꢀtoꢀtheꢀstructureꢀofꢀtheꢀplanꢀitself.ꢀ
ꢀ
Theꢀaspirationsꢀofꢀtheꢀplanꢀareꢀonlyꢀthatꢀ–ꢀthereꢀisꢀnoꢀmandateꢀthatꢀassuresꢀtheyꢀwillꢀeverꢀ
comeꢀtoꢀpass.ꢀAlthoughꢀweꢀaspireꢀtoꢀneighborhood-servingꢀretail,ꢀpedestrianꢀandꢀbicycleꢀ
bridges,ꢀproperꢀhighwayꢀinterchanges,ꢀlinksꢀtoꢀparksꢀandꢀtrails,ꢀweꢀmayꢀnotꢀseeꢀthemꢀforꢀaꢀ
longꢀwhile,ꢀifꢀever.ꢀ
ꢀ
However,ꢀtwoꢀmajorꢀcomponentsꢀofꢀtheꢀplanꢀhaveꢀbeenꢀdealtꢀwithꢀinꢀspecificsꢀ–ꢀtheꢀ
PreferredꢀAlternativeꢀforꢀlandꢀuse,ꢀandꢀtheꢀPreferredꢀFacilityꢀDesignꢀforꢀtransportationꢀ-ꢀ
andꢀlieꢀinꢀwaitꢀforꢀtheꢀPlanningꢀCommissionꢀtoꢀapproveꢀtheꢀplanꢀandꢀthereforeꢀstampꢀitsꢀ
endorsementꢀonꢀthem.ꢀ
ꢀ
Nowꢀwe’reꢀbarrelingꢀdownꢀtheꢀroadꢀtowardꢀdeꢀfactoꢀapprovalꢀofꢀtheseꢀtwoꢀcomponentsꢀofꢀ
theꢀplan,ꢀwhileꢀtheꢀpublicꢀdebateꢀisꢀonlyꢀjustꢀbeginningꢀ–ꢀandꢀgettingꢀinteresting,ꢀandꢀ
uncomfortable.ꢀ
ꢀ
Soꢀyouꢀsee,ꢀthisꢀisꢀnotꢀtheꢀwayꢀweꢀshouldꢀbeꢀdoingꢀthis.ꢀTheꢀlong-termꢀconsequences,ꢀ
especiallyꢀforꢀresidents,ꢀworkersꢀandꢀvisitorsꢀinꢀtheꢀThreeꢀMileꢀLaneꢀarea,ꢀareꢀenormous.ꢀ
Theꢀdebateꢀisꢀjustꢀbeginning,ꢀsoꢀIꢀurgeꢀyouꢀtoꢀjoinꢀin,ꢀletꢀusꢀknowꢀwhatꢀyouꢀthinkꢀand,ꢀ
please,ꢀdoꢀnotꢀsimplyꢀrubber-stampꢀaꢀflawedꢀplan.ꢀ
ꢀ
Thankꢀyou,ꢀ
ꢀ

SteveꢀIversenꢀ
McMinnvilleꢀ

ꢀ









































3MLAP Conversation February 14, 2022 

Gary Langenwalter 

Ilsa Perse and I met for coffee Monday morning, February 14, at Mac Market.  We have known each 
other for more than ten years, commencing when we were both on the Zero Waste Committee.  She 
owns Currents Gallery on 3rd Street and was at the last Planning Commission meeting.  When she saw 
that I’m a Planning Commissioner, she asked to meet for coffee.  I assumed that this was within our 
guidelines, since 3MLAP is a legislative matter, rather than non-judicial (in which case I would have 
declined the meeting).   

In our conversation, Ilsa made several points: 

• A pedestrian bridge should be included in the initial design and construction at the intersection 
for the hospital and McDonalds, to ease pedestrians, bikes, etc. crossing over Highway 18.   

• The northern portion of 3MLAP (north of Highway 18) is apparently without controversy and 
could be approved quickly, while deliberation and final agreement occurs for the southern 
portion. 

• She was concerned that the rotaries on Highway 18 would be too small in diameter to handle 
semis and other large vehicles.  

• She was under the impression that the retail area would include two big box stores that would 
each be 20% larger than the Wal-Mart on Highway 99. 

• She was very concerned that the proposed retail area would be basically similar to many other 
retail areas (citing other Kimco properties that she has visited).  She sees no real innovation, 
unlike Orenco Station that was written up nationally as it was being developed.   

o She suggested covered parking that has solar panels on their roof, and solar panels on 
the roofs of the retail, office, and apartment buildings.   

• She is of the opinion that retail stores on Highway 18 will be a net detractor from businesses on 
3rd Street – that when people drive to the 3MLAP stores, they will shop there and then go home, 
rather than driving into downtown McMinnville.   

• She felt that citing Orenco Station as a similar project is misleading, because Orenco Station has 
18,000 Intel employees working a mile away, and is adjacent to the Max.  By contrast, this retail 
area will only have Highway 18, and will be competing with other retail areas also situated on 
highways (for example, the factory outlets in Woodburn and Lincoln City).   

• She cited the former shopping mall next to the cinema – they were originally a Tanger outlet, 
but that apparently did not work well so Tanger left. 

o Additionally, she cited the marked increase in on-line shopping in the last two years, and 
expects that consumer habits have changed sufficiently that retail areas no longer draw 
the traffic that they used to.   

o So what would the retail space become in 5-10 years if the retailers don’t make enough 
money to justify staying?   

• She is concerned that the “work here, shop here, live here” motif, while it sounds wonderful in 
theory, might not actually pan out – that the proposed innovation area might not be built or 
occupied for many years in the future, leaving us with 40-60 acres of “me-too” retail and 
increased traffic on Highway 18. 



o She hopes that a full-featured grocery store will locate in the area, not just convenience 
stores, but is concerned that that might not actually happen, in spite of Planning 
Director Richards’ use of the term “food desert” several times in her presentation 
January 20. 

o If the 3MLAP area actually develops as envisioned, it would create two McMinnvilles – 
the original one centered around 3rd Street and Highway 99, and the new one centered 
around the retail, office, and medical buildings, connected only by a single 2-lane road, 
which might be subject to heavy traffic.  

• She is hoping that the Planning Commission is taking a long view – what will that space, and 
McMinnville, be like in 25 years?  In 50 years?  Once the buildings are built, replacing them is 
VERY difficult and VERY expensive. 

Planning Commissioner Gary Langenwalter 

Submitted February 16, 2022 
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