City of McMinnville

C‘t Community Development
231 NE Fifth Street

MCMlnn‘/ille McMinnville, OR 97128
(503) 434-7311

PLANNING www.mcminnvilleoregon.qov

Planning Commission
Thursday, December 5, 2024
6:30 PM Regular Meeting

HYBRID Meeting
IN PERSON — McMinnville Civic Hall, 200 NE Second Street, or ZOOM Online Meeting

Please note that this is a hybrid meeting that you can join in person at 200 NE Second Street or online via Zoom

ZOOM Meeting: You may join online via the following link:
https://mcminnvilleoregon.zoom.us/j/89368634307 ?pwd=MOREY3RVSzFHeFdmK2pZUmJNdkdSZz09

Meeting ID: 893 6863 4307 Meeting Password: 989853

Public Participation:

Citizen Comments: If you wish to address the Planning Commission on any item not on the agenda, you may respond as the Planning
Commission Chair calls for “Citizen Comments.”

Public Hearing: To participate in the public hearings, please choose one of the following.
1) Written testimony in advance of the meeting — Email written testimony at any time up to 12 p.m. the day before the meeting

to heather.richards@mcminnvilleoreqgon.gov, that email will be provided to the planning commissioners, lead planning staff
and entered into the record at the meeting.

2) In person at the meeting — Sign up in advance to provide testimony at the meeting by emailing
heather.richards@mcminnvilleoreqon.qov, or sign up at the meeting by filling out a testimony form found at the entry to the
hearing chambers.

3) By ZOOM at the meeting - Join the zoom meeting and send a chat directly to Planning Director, Heather Richards, to request
to speak indicating which public hearing, and/or use the raise hand feature in zoom to request to speak once called upon by
the Planning Commission chairperson. Once your turn is up, we will announce your name and unmute your mic.

4) By telephone at the meeting — If appearing via telephone only please sign up prior to the meeting by emailing the Planning
Director, Heather.Richards@mcminnvilleoreqon.qov as the chat function is not available when calling in zoom.

The meeting site is accessible to handicapped individuals. Assistance with communications (visual, hearing) must be requested
24 hours in advance by contacting the City Manager (503) 434-7405 — 1-800-735-1232 for voice, or TDY 1-800-735-2900.

*Please note that these documents are also on the City’s website, www.mcminnvilleoregon.gov. You may also request a copy from the
Planning Department. Page 1 of 556



http://www.mcminnvilleoregon.gov/
http://www.mcminnvilleoregon.gov/
https://mcminnvilleoregon.zoom.us/j/89368634307?pwd=M0REY3RVSzFHeFdmK2pZUmJNdkdSZz09
mailto:heather.richards@mcminnvilleoregon.gov
mailto:heather.richards@mcminnvilleoregon.gov
mailto:Heather.Richards@mcminnvilleoregon.gov

Commission
Members

Sidonie Winfield,
Chair

Dan Tucholsky,
Vice Chair

Rachel Flores
Matt Jones
Sylla McClellan
Elena Mudrak
Meg Murray
Brian Randall

Beth Rankin

Agenda Items

6:30 PM - REGULAR MEETING

1.

2
3.
4

Call to Order

Citizen Comments

Minutes — November 7, 2024 (Exhibit 1)
Public Hearings:

A. Quasi-Judicial Hearing: Sign Appeal (AP 3-24), 2155 NE Lafayette
Avenue, Tax Lot R4415 1300 — (Exhibit 2)

The applicant has requested a continuance to December 19, 2024
and granted an extension to the 120-day decision deadline.

Request: An appeal of the Planning Director decision on a sign permit
application (SR 11-24). The decision being appealed is the
denial of the installation of one (1) freestanding sign facing
Lafayette Avenue, located at 2155 NE Lafayette Avenue.
The application was denied because the proposed sign
exceeds the maximum area of freestanding sign in the
Commercial Zone as permitted by Section 17.62.070(C)(1)
of the McMinnville Municipal Code (MMC).

Applicant: Scott Thorkildson

B. Legislative Hearing: City of McMinnville Proposed Amendments To
The Comprehensive Plan To Support The Parks, Recreation And
Open Space Plan (Docket G 5-24) - (Exhibit 3)

Continued from November 7, 2024

Request: A proposal to adopt the June 2024 Parks Recreation and
Open Space Plan as a supplemental document to the
McMinnville Comprehensive Plan, and to amend Volume |,
Background Information, Volume Il, Goals and Policies
and Volume Ill, McMinnville Growth Management and
Urbanization Plan’s Framework Plan, to support the Parks,
Recreation, and Open Space (PROS) Plan.

Applicant: City of McMinnville

C. Legislative Hearing: City of McMinnville Psilocybin Activities,
Time, Place and Manner Requlations (Docket G 5-22) - (Exhibit 4)

Request: A proposal to amend the McMinnville City Code, Title 17,
Chapter 17.64, to add a section with time, place and
manner regulations relative to licensed Psilocybin
Manufacturers and Service Centers.

Applicant: City of McMinnville

The meeting site is accessible to handicapped individuals. Assistance with communications (visual, hearing) must be requested
24 hours in advance by contacting the City Manager (503) 434-7405 — 1-800-735-1232 for voice, or TDY 1-800-735-2900.

*Please note that these documents are also on the City’s website, www.mcminnvilleoregon.gov. You may also request a copy from the

Planning Department.
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5. Commissioner Comments
6. Staff Comments

7. Adjournment

The meeting site is accessible to handicapped individuals. Assistance with communications (visual, hearing) must be requested
24 hours in advance by contacting the City Manager (503) 434-7405 — 1-800-735-1232 for voice, or TDY 1-800-735-2900.

*Please note that these documents are also on the City’s website, www.mcminnvilleoregon.gov. You may also request a copy from the
Planning Department. Page 3 of 556
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EXHIBIT 1 - MINUTES

November 7, 2024 6:30 pm
Planning Commission Hybrid Meeting

Regular Meeting

McMinnville, Oregon

Members Present:  Sidonie Winfield, Dan Tucholsky, Matthew Jones, Beth Rankin, Brian

Members Absen
Staff Present:

Randall, Rachel Flores, Sylla McClellan, and Elena Mudrak
t: Meg Murray

Heather Richards — Community Development Director, Tom Schauer —
Senior Planner, Taylor Graybehl — Senior Planner, and Bill Kabeiseman —
Bateman Seidel

1. Call to Order

Chair Winfield

called the meeting to order at 6:30 p.m.

2. Citizen Comments

None

3. Public Hearings

A. Quasi-Judicial Hearing: Planned Development Amendment (PDA 1-24) and Amendment to

Subdivision

Tentative Plan (S 3-24), No Site Address (Undeveloped), Tax Lot R4524 00801

Request:

PDA 1-24. The applicant is requesting approval of a Planned Development
Amendment to the current Planned Development approval applicable to the property
for the remaining undeveloped phases, approximately 106 remaining acres. Principal
elements of the proposed amendment include requests to: reconfigure parts of the
street layout, change the number of remaining residential lots from 394 to 392,
provide tracts for open space and recreation and pedestrian connections
(approximately 13 acres) and stormwater management (approximately 1.6 acres),
modify phasing boundaries, and request modifications to certain development
standards, including reduced setbacks, lot size averaging with average lot size of
7,960 sf and minimum lot size of 5,000 sf, and flexibility to street/alley standards for
address frontage for three lots, and request to remove all trees as necessary to
accommodate the proposed development plan.

The proposal would also revise 43 of the lots currently approved for attached housing
to standard lots proposed as detached housing.
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Planning Commission Minutes 2 November 7, 2024

S 3-24. The applicant is also requesting approval of an amendment to the
corresponding Subdivision Tentative Plan for the property, to be consistent with the
requested Planned Development Amendment.

Applicant:  Holt Homes, Inc. c/o Applicant’s Consultant: Zach Pelz, AKS Engineering & Forestry,
LLC

Chair Winfield opened the public hearing and read the hearing statement. She asked if there
was any objection to the jurisdiction of the Commission to hear this matter. There was none.
She asked if any Commissioner wished to make a disclosure or abstain from participating or
voting on this application.

Chair Winfield had known the owners of the site for a long time, but it would not impact her
ability to make an unbiased decision.

Chair Winfield asked if any Commissioners had visited the site. Commissioners McClellan,
Jones, Tucholsky, Flores, and Winfield had visited the site. Chair Winfield asked if any
Commissioner needed to declare any contact prior to the hearing with the applicant or any
party involved in the hearing or any other source of information outside of staff regarding the
subject of this hearing. There was none.

Staff Report: Senior Planner Schauer presented the staff report. This was a request for a
Planned Development amendment and Subdivision Tentative Plan amendment for the
remaining phases of the Hillcrest Planned Development, approximately 106 acres. The
amendments would revise the street layout with substantially the same connections external to
the site, 392 lots and open space tracts vs. 394 lots, smaller average lot size and reduced
setbacks, and 43 multi-generational homes vs. 43 townhouse lots. He explained additional
information entered into the record after the October 31 meeting packet, applications, criteria,
subject property, proposed master plan/tentative plan, background on previous applications,
project phases, open space tracts, streets and utilities, and staff's recommendation for
approval with conditions.

Commissioner Questions: The Commission asked questions about the landscape plan for the
open space tracts, how there were no restrictions on occupation of the ADU for the multi-
generation housing, pump facility, drainage plan, natural hazards, how the applicant thought
they were subject to the 2017 standards rather than current standards and how staff thought
the amendments were subject to the current standards, flood risk to the lots adjacent to the
wetlands, and how the drainage plan would ensure there would not be flooding,

James Lofton, City Engineer, discussed the drainage plan and how the project would need
detention facilities. He described the engineering process that took place after the land use
decision was rendered. He explained how the Natural Hazards Overlay applied to this project
and how a full geotechnical analysis would be done on the site. They would not be able to
eliminate flooding on some of the lots. There would be easements for drainageways and the
boundary of the easements would be at the 100 year flood event level to keep the home
construction out of the flood area.

Applicant’s Testimony: Zach Pelz, AKS Engineering & Forestry, LLC was representing the
applicant. He gave a project background and discussed the subdivisions approved in 2007
and 2017, reasons for the modifications including road realignment, how the road realignment
was substantially similar to the 2017 plan, summary of the planned modifications, how the
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Planning Commission Minutes 3 November 7, 2024

current plan improved on the 2017 plan, mid-block pedestrian pathways, more open space,
and community amenities. Regarding Condition of Approval #13, there was a strikeout shown
that no longer allowed them to exempt trees located in the rights-of-way. He would like
confirmation that the intent was they would not be penalized for removing trees that were in
the rights-of-way.

Garret Stephenson, legal counsel for the applicant, said under the current condition, for the
trees they would remove, they would have to provide tree mitigation or a fee in lieu. If they
were providing land to the public for rights-of-way, he did not think they had to mitigate for the
trees that were removed.

Commissioner Questions: There was discussion regarding how the stormwater facilities and
the open spaces would be owned and maintained by an HOA.

Senior Planner Schauer said the reason for the strike out in Condition #13 was to be
consistent with the language of the zoning ordinance.

There was further discussion regarding connectivity of the streams and roadways and how the
applicant would use culverts in those areas to allow the water to flow underneath the roadway.

There was concern about stormwater drainage and it was suggested the applicant use
permeable pavement. Mr. Pelz stated they would install two stormwater facilities for water
detention. There were long term maintenance issues with permeable pavement. Mr. Lofton
explained why permeable pavement was not appropriate for this area with slide susceptibility.

The Commission suggested the applicant work with McMinnville Water & Light for better water
pressure to the adjacent neighborhood. Mr. Pelz said even though the pressure was low, it
was in the range and they would be operating in a different pressure zone.

Mr. Pelz confirmed the playground in Area F would include a play structure, open area, and
walking paths. They were not planning to include a public restroom due to the cost.

There was further discussion regarding how the housing designs would satisfy all of the
applicable design guidelines, how adding left turn lanes at some intersections was required,
blasting and noise, excavation and fill, clustering housing to save trees, the challenge of
putting streets through the site and grading, how this would provide needed homes for
residents and protect open spaces, and how there would be room for bus stops on the roads.

Proponents: Linda Berlin, McMinnville resident, had not been notified of the neighborhood
meeting. She was concerned about the construction traffic on her street as well as fire and
emergency traffic accessing the development. She was in support of the project as long as the
water and sewer were on different systems and would be charged differently.

Steven Goldsmith, McMinnville resident, was concerned about urban heat island effect and
lack of a lighting plan. He thought the growth should be managed in a responsible way.

Howard Aster, McMinnville resident, was one of the families planning to sell their property to
be developed. He and the other two families had been working with the developer on this
transaction for two years now and thought Holt Homes was honest and would build good
homes. This proposal added housing variety and open space to this area.
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Opponents: Kristi Bahr, McMinnville resident, discussed Phase 9, and how a proposed road
extension went through her home. Mr. Schauer said the issue was included in Condition #27.
At this point in time, the road would stub out at her property line and the intention was in the
future that this was how the property would be served with street infrastructure if it was
annexed and developed.

Rebuttal: Mr. Pelz discussed the issues they had with Condition #13 regarding the tree
mitigation. Up until today, he thought the number was based on trees that were going to exist
in the boundaries of the developed lots as well as the street trees they would have to install.
Changing the language could be a substantial mitigation cost. He proposed going back to the
original version to remove trees in the rights-of-way without paying a fee in lieu. He suggested
closing the hearing but keeping the record open for 7 days until November 14 for the applicant
to work with staff on the matter, and then keeping the record open for another 7 days for public
testimony which would be due by November 21. They would waive the 7 day period for final
written arguments. The Planning Commission would then make a decision on November 21.

Commissioner McClellan MOVED to CLOSE the hearing but keep the record open for Planned
Development Amendment (PDA 1-24) and Amendment to Subdivision Tentative Plan (S 3-24)
until November 14, 2024 for the applicant and until November 21, 2024 for rebuttal.
SECONDED by Commissioner Jones. The motion PASSED 8-0.

B. Quasi-Judicial Hearing: Hearing: Zone Change (ZC 3-24), No Site Address (Undeveloped),
Tax Lot R4409DC0110

Request:  The applicant is requesting approval of a Zone Change application from R-3
(Medium-Density, 6000 SF Lot Residential Zone) to R-4 (Medium, High-Density,
5000 SF Lot Residential Zone) for a 2.93-acre parcel located at Tax Lot R4409DC
01100, west of the NE Newby Street and NE Hoffman Drive Intersection. This is for
a zone change only. No development is currently proposed for the site

Applicant:  Monika Development

Chair Winfield opened the public hearing and read the hearing statement. She asked if there
was any objection to the jurisdiction of the Commission to hear this matter. There was none.
She asked if any Commissioner wished to make a disclosure or abstain from participating or
voting on this application. There was none. Chair Winfield asked if any Commissioners had
visited the site. Many Commissioners had visited the site. Chair Winfield asked if any
Commissioner needed to declare any contact prior to the hearing with the applicant or any
party involved in the hearing or any other source of information outside of staff regarding the
subject of this hearing. There was none.

Staff Report: Senior Planner Graybehl presented the staff report. This was a request for a
zone change for a 2.93 acre property from R-3, medium density residential, to R-4, medium
high density residential. No development was proposed at this time. Staff recommended
approval. He described the existing conditions on the site, review procedures, review criteria
and compliance, needed housing, Comprehensive Plan findings, Great Neighborhood
Principles findings, Statewide Planning Goals, what was required for Goal 10: transportation,
and how the Traffic Impact Analysis showed the project did not create a significant impact due
to the new zoning.
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There was discussion regarding when development might occur on the site, additional number
of units allowed in the new zone, and height and setbacks for the R-4 zone.

Applicant’s Testimony: Wendy Kellington, representing the applicant, said the applicant might
or might not develop the property. The zone change was a tool to deliver increased housing
within the City. It would allow this site to be developed with different housing types per the
Great Housing Principles. Due to the wetland on the property, it was the only way to achieve
the amount of housing needed to help meet the significant deficit. Without upzoning, it would
be difficult to achieve the housing. Rezones were allowed without development proposals so
long as they met the standards. This application met all of the standards. The Comprehensive
Plan said all housing types shall be allowed, and the City should encourage rezoning to
maintain land supply to meet housing objectives. Regarding adding conditions of approval, it
would deprive the City of the developer’s flexibility to comply with the design standards. The
time to impose conditions was when there was a specific development application, and they
would know the impacts and how to mitigate them. This application would allow the City
significant infill and increase housing.

There was discussion regarding previous applications on this site and applicant’s plans for the
site.

Proponents: None

Opponents: Jerry Lanier, McMinnville resident, did not think they had to rezone the property as
they could already put denser development on it. At its current zoning, it would not be different
from the other adjacent properties. It was surrounded by nice neighborhoods of single family,
duplexes, and triplexes and building high rise apartments next to these homes would be hard
on the neighborhood. There was not any greenspace in the area as it was, and adding more
people would make it worse.

Travis Cameron, McMinnville resident, was concerned about people from this site parking in
the neighborhood, which was a beautiful neighborhood currently.

Rebuttal: Ms. Kellington said the decision had to be based on the standards and criteria,
which stated neighborhoods shall have different housing types. Neighborhood integration and
diversity was important to the City and without honoring the standards, the City could not meet
their housing targets. This property was well suited to be a beautiful addition to the
neighborhood and would have to meet strict standards for development. Parking standards
were imposed by the City and would be part of the application. She read a State Statute as a
basis for not putting conditions on the zone change.

Commissioner Tucholsky MOVED to CLOSE the public hearing, SECONDED by
Commissioner McClellan. The motion PASSED 8-0.

Chair Winfield closed the public hearing.

The applicant waived the 7 day period for submitting final written arguments in support of the
application.

Commissioner Deliberation: The Commission discussed short term rentals in the R-4 zone,

struggle with the number of units that were possible with the upzone, what they would be
gaining and the neighborhood losing with this application, how it met the criteria, future height
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concessions and being a good neighbor, questioning if this was the right location for higher
density, and adding a condition for the height and setback from the existing neighborhoods.

Commissioner Randall suggested adding a condition for a minimum setback of 15 feet along
the abutting single family residences based on the human scale design in the Great
Neighborhood Principles.

Commissioner Tucholsky was not in favor of approving the application, even with the
condition. There were 14 properties adjacent to this property that would be negatively affected
only to add 12 more units. He thought they should not change the zoning on a property that
had no plan and was not ideal for the extra density. Changing the setback would not give the
neighbors privacy that they had bought into as they had signed up for R-3.

Commissioner McClellan said the applicant wanted to set the property up for the best
development opportunities, but she agreed that R-4 might not be the best option for the
property. She did not know a criterion that could reasonably deny the request.

The Commission discussed the zone change criteria and what might be used for denial and if
the condition proposed by Commissioner Randall followed the code.

No criteria could be found to deny the application.

Community Development Director Richards said the applicant was limited in the number of
units based on the footprint of the site itself. They could have a tall, narrow building, but it had
not been determined how the site would be designed. She cautioned the Commission not to
get caught up in the 120 units that the Traffic Impact Analysis stated was the maximum
number of units for the site. She did not know how feasible that would be. One of the
complications of R-3 was they had to parcelize the site to create parcels for the housing
products. Parcelizing with the drainage ditch was problematic because of the street access to
get to the parcels. That was one reason the applicant wanted to change it to R-4 to provide
more flexibility. Once they went over three stories, they would be in a different code in terms of
structural development, and it would be more expensive. They did not see that in McMinnville.

Commissioner Randall MOVED to RECOMMEND City Council APPROVAL of Zone Change
ZC 3-24 with a condition for a minimum setback of 15 feet to the foundation along the north
and west property lines. SECONDED by Commissioner McClellan. The motion PASSED 6-2
with Commissioner Mudrak and Tucholsky opposed.

C. Legislative Hearing: Proposed Amendments To The Comprehensive Plan To Support The
Parks, Recreation And Open Space Plan (Docket G 5-24).

Request: A proposal to adopt the June 2024 Parks Recreation and Open Space Plan as a
supplemental document to the McMinnville Comprehensive Plan, and to amend
Volume |, Background Information, Volume I, Goals and Policies and Volume lIII,
McMinnville Growth Management and Urbanization Plan’s Framework Plan, to
support the Parks, Recreation, and Open Space (PROS) Plan.

Applicant:  City of McMinnville
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Planning Commission Minutes 7 November 7, 2024

Chair Winfield opened the public hearing and read the hearing statement. She asked if there
was any objection to the jurisdiction of the Commission to hear this matter. There was none.
She asked if any Commissioner wished to make a disclosure or abstain from participating or
voting on this application. There was none.

Staff Report: Community Development Director Richards presented the staff report. This was
a request to approve the Comprehensive Plan amendment to adopt the Parks, Recreation,
and Open Space Plan as part of the Comprehensive Plan. She explained the reasons for
including it in the land use program, purpose of the Parks Plan, table of contents for the Parks
Plan, proposed changes to Comprehensive Plan Volume |, background information, Volume II,
goals and policies, Volume lll, implementing ordinances, and appendices, and amendments to
the Framework Plan. She then reviewed the public testimony and addressed the issues raised
regarding the number of acres in the Framework Plan, buildable acres vs. unbuildable acres,
policies about locations, and Comprehensive Plan Policy #170.18.

Proponents: Mark Davis, McMinnville resident, was in support of the Parks Plan. He requested
changes to the document, clarifying Exhibit 3 related to the recently approved Housing Needs
Analysis and clarifying parks would be built on unbuildable land.

Opponents: Paula Lang, McMinnville resident, was not opposed to the Parks Plan as a whole.
However, the information meeting for the Quarry Park project left people with more questions
than answers. There was a perception that the affluent residents in the area would like to keep
the park for themselves. She would like open access to the park. The walking paths were
relegated to the outside border of the park and the interior would be dedicated to BMX biking.
This site flooded every year, and she was concerned about the flora and fauna of the area.
The neighbors needed more information.

Susan Muir, Parks and Recreation Director, said Quarry Park was in the five year action plan,
not as a BMX, but as a bike park. That was the first outreach to the neighborhood and there
would be more community engagement.

Chair Winfield closed the public hearing.

There was discussion regarding the implications to the Fox Ridge Area Plan and the
community park in that plan if these amendments were approved. Community Development
Director Richards said the community park was not in the Parks Plan, but the Parks Plan did
include a minimum 5 acre neighborhood park and greenway acreage in this area.

Bill Kabeiseman, City Attorney, said it was not inconsistent and plans did change over time.

The Commission had worked hard on the Fox Ridge Area Plan and wanted to ensure that it
did not need to be amended due to the PROS Plan and associated Framework Plan
amendments. They wanted to continue the hearing to have staff bring back a
recommendation to address the issue.

Commissioner McClellan MOVED to CLOSE the hearing and CONTINUE deliberations for the
proposed amendments to the Comprehensive Plan to support the Parks, Recreation and Open
Space Plan (Docket G 5-24) to December 5, 2024. SECONDED by Commissioner Tucholsky.

The motion PASSED 8-0.
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D. Legislative Hearing: Proposed Amendments To Chapters 17.57 Landscaping and 17.58
Trees Regarding Landscape Plans, Landscape Standards, and Street Tree Plans (Docket

G 2-24).

Request:  This is a proposed legislative amendment to the Zoning Ordinance initiated by the
City of McMinnville. The proposal would amend various provisions of Chapter 17.57
Landscaping and Chapter 17.58 Trees regarding landscape plans, landscape
standards, and street tree plans. The proposal would amend Chapter 17.57 to
expand the purpose and intent, clarify when landscaping is required, allow for review
by staff when a plan complies with standards, update information required on plans,
address landscape requirements for additions or expansions to building or parking
lots, create clear and objective landscaping standards, and provide minor text
amendments for ease of reading. Chapter 17.58 Trees would be amended to allow
for review by staff when a street tree plan complies with standards.

Applicant:  City of McMinnville
Chair Winfield opened the public hearing and read the hearing statement. She asked if there
was any objection to the jurisdiction of the Commission to hear this matter. There was none.
She asked if any Commissioner wished to make a disclosure or abstain from participating or
voting on this application. There was none.
Staff Report: Senior Planner Graybehl presented the staff report. This was a request to amend
the zoning ordinance for landscape and street tree plans. He gave a background on the
amendments, changes that were proposed, and street tree plan standards. Staff
recommended approval.
There was no public testimony.
Chair Winfield closed the public hearing.
Commissioner McClellan MOVED to RECOMMEND City Council APPROVAL of the proposed
amendments to Chapters 17.57 Landscaping and 17.58 Trees Regarding Landscape Plans,
Landscape Standards, and Street Tree Plans (Docket G 2-24). SECONDED by Commissioner
Jones. The motion PASSED 8-0.

4. Commissioner Comments

None

5. Staff Comments

Community Development Director Richards discussed the open Planning Manager position
and thanked those who attended the Planning Conference.

6. Adjournment

Chair Winfield adjourned the meeting at 11:42 p.m.
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EXHIBIT 2 - STAFF REPORT

DATE: December 5, 2024
TO: Planning Commission Members
FROM: Taylor Graybehl, Senior Planner

SUBJECT: Public Hearing (Docket AP 3-24) — Request for Continuance

STRATEGIC PRIORITY & GOAL:

. Guide gréwih & development strategically, responsively & responsibly to

enhunce our unique churucter.

oooo)

Create diverse housing opportunities that support great neighborhoods.

Report in Brief:

This agenda item is the Appeal (AP 3-24), from applicant Scott Thorkildson, of the Planning Director
decision on a sign permit application (SR 11-24). The applicant has requested a continuance to
December 19, 2024.

Background and Discussion:

On November 20, the applicant requested a continuance of the Planning Commission hearing to
December 19 as an alternate and granted a corresponding extension to the 120-day processing
timeline.

Recommendation:
Staff recommends that the Planning Commission continue the public hearing to a date certain of either
the December 19, 2024 Regular Planning Commission meeting.

“I MOVE THAT THE PLANNING COMMISSION CONTINUE THE PUBLIC HEARING FOR DOCKET
AP 3-24 TO THE DECEMBER 19, 2024 PLANNING COMMISSION MEETING.”

Page |1
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EXHIBIT 3 - STAFF REPORT

DATE: December 5, 2024
TO: Planning Commission Members
FROM: Heather Richards, Community Development Director

SUBJECT: Public Hearing: Parks, Recreation and Open Space Plan Update -
Comprehensive Plan Adoption (Docket #: G 5-24)

STRATEGIC PRIORITY & GOAL:

Guide growth & development strategically, responsively & responsibly to c_""-“e a culture "-’[_““eP"-‘“‘EI““d mutual respect that acknowledges
enhance our unique character. differences and strives for equity

Report in Brief:

This is the continuation of deliberations to consider recommending the adoption of the Parks,
Recreation and Open Space Plan Update (PROS Plan) as part of the McMinnville Comprehensive
Plan so that it can be utilized as part of the land-use program.

The Planning Commission hosted a public hearing on November 7, 2024, at which time they
heard a staff report and public testimony, and then elected to close the public hearing and
deliberate.

During deliberations some commissioners had a question about the alignment of the June 2024
PROS Plan, the proposed amendments to the Framework Plan and the adopted Fox Ridge Road
Area Plan. Commissioners asked staff to evaluate the alignment and return with staff
recommendations to ensure that the Fox Ridge Road Area Plan would not need to be modified
based on the proposed amendments to the Framework Plan.

Staff and legal counsel reviewed the documents and concurred that the proposed amendments
to the Framework Plan will be in alignment with the Fox Ridge Road Area Plan, and will not
negatively impact it. In fact, the review demonstrated that the Fox Ridge Road Area Plan as
adopted is more in alignment with the proposed amendments in the Framework Plan necessary
to support the June 2024 PROS Plan than the Framework Plan as currently adopted. More on
this evaluation can be found in the discussion section of this staff report.

Page |1
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Proposed Comprehensive Plan Amendments - The City’s Comprehensive Plan is divided into
three volumes per the following:

Volume | — Background Information: (Both the narrative of and supporting documentation for the
goals and policies developed by the community. It is a reference resource that can be used to
interpret the intent of the goal and policy statements.)

Volume Il — Goals and Policies: (These goals and policies are the culmination of the research,
inventories and projections of Volume | and reflect the directives expressed through the citizen
involvement process in adopting the plan. All future land use decisions must conform to the
applicable goals and policies of this volume.

Volume Ill - Implementing Ordinances: (Measures to carry out the goals and policies of the plan,
including the comprehensive plan and zoning map, annexation, zoning and land division
ordinances, and the planned development overlays placed on areas of special significance.

This docket is comprised of four proposed amendments to the McMinnville Comprehensive Plan
per the following:

e Adopt the PROS Plan and its appendices as a supplemental document of the
Comprehensive Plan. (See Exhibit A).

e Amend Comprehensive Plan, Volume I: Replaces existing data, inventory and maps with
the new data in the PROS Plan Update, including existing park inventory, goals and
policies relative to land-use (level of service for land need, policies for identifying future
location of parks, etc.), future parks map to serve the City 2021 - 2041, and the process
used to develop the PROS Plan Update. (See Exhibit B).

e Amend Comprehensive Plan, Volume /l: Amends the goals and policies as necessary to
support the PROS Plan Update goals and policies relative to equity, access, locational
decision-making and stewardship, private and public parks. (See Exhibit C).

o Amend Comprehensive Plan, Volume /ll: Amends the framework plan to reflect the
reduced level of service identified in the PROS Plan Update impacting the number of
parks and acreage identified in the Framework Plan for the UGB Urban Holding
Comprehensive Plan designations. (See Exhibit D).

The PROS Plan Update was a multi-year effort with extensive community engagement, and
public meetings with the Diversity, Equity, and Inclusion Advisory Committee (formally acting as
the Project Advisory Committee), Planning Commission, and City Council. Providing a 20-year
vision (2021 -2041) and comprehensive guide for future projects, policies, and programs, the
PROS Plan is founded on involvement from thousands of interested and involved community
members and a technical analysis of needs and priorities.

Th PROS Plan Update provides the city an updated inventory of existing facilities and an equity
lens for decision-making. The plan will be the city’s guiding document for the acquisition,
design, maintenance and programming of the City of McMinnville’s parks, open spaces and
natural areas, now and into the future.

The PROS Plan Update will be utilized in the land-use program in the following manner:
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1) Identify future location of planned parks based on adopted community values.

2) Require land and park improvements with land-use applications.

3) Forecast future park land need based on adopted acreage levels of service per capita.

4) Utilize community-adopted goals and policies for Parks, Recreation and Open Space
planning.

The Planning Commission will vote to make a recommendation to the City Council.

Background:

On June 25, 2024, the McMinnville City Council approved Resolution No. 2024-38 adopting the
attached Parks, Recreation and Open Space Plan (PROS Plan) (Exhibit A), replacing and
superseding any previous PROS Plan currently in use for all purposes except land use. (Please
see attached Resolution.)

The purpose of the PROS Plan Update is to update inventory and existing conditions of
McMinnville’s Parks, Recreation and Open Space programs. Document the needs and priorities
of the program for the planning horizon of 2021 - 2041. Identify community-supported vision
and goals for the program based on extensive public engagement activities. And recommend
capital improvement projects and policies for the planning horizon.

The PROS Plan Update will replace the 1999 Parks, Recreation and Open Space Plan as the
guiding document for land-use decisions. Some of the changes in the PROS Plan Update are:

1) Updated data of existing parks inventory, condition of existing parks inventory and
how that parks inventory serves the community in terms of proximity and access,
safety and maintenance.

2) Addition of program goals and policies relative to maintenance and safety when
considering programming equity throughout the city.

3) Equity considerations relative to socio-economics, demographics, population density,
etc. when determining park, recreation and open space need and investments
throughout the city.

4) Reduction of an acreage level of service from 14.0 acres per thousand people to 10.3
acres per though people of public park land to serve the community’s needs.

5) Planned park programming for the UGB expansion areas identified in the McMinnville
Growth Management and Urbanization Plan (MGMUP) Framework Plan reduced by
50%.

In order for a community’s Parks, Recreation, and Open Space Plan to be utilized in the city’s
land-use programs it (or components of it) need to be adopted into the City’s Comprehensive
Plan through an acknowledged land-use approval process — including public notice to the
Department of Land Conservation and Development, public hearings with the Planning
Commission, a Planning Commission recommendation to the City Council and final adoption by
Ordinance by City Council. This process allows for public testimony and appeals and thus is
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considered the legal process that a City must follow to utilize a planning document as part of its
overall land-use program. (ORS 197.625 and ORS 227.186(2)).

Historically, the City has utilized its PROS Plan to support the community’s parks program by
establishing a level of service of parks development within the city to serve the population as
part of its land needs forecasting for future park land; identifying the location of future parks for
land dedication as part of a land division application (subdivision, partition); and requiring the
development of parks as part of planned development or master plan.

Part of Resolution No. 2024-38 was a direction to city staff to begin preparing the
Comprehensive Plan amendments related to the PROS Plan for future council consideration.

Discussion:

After the Planning Commission closed the public hearing on November 7, 2024, and started
deliberations, some commissioners expressed concern about the potential impact to the Fox
Ridge Road Area Plan that the City adopted via Ordinance No. 5142 on February 27, 2024. The
primary concern centered on the PROS Plan elimination of a community park from the Fox Ridge
Road Area based on the forecasted reduced level of service of acres per 1000 capita.
Commissioners wanted to ensure that the Fox Ridge Road Area Plan as adopted could still be
implemented and asked staff and legal counsel to evaluate the alignment of the Fox Ridge Road
Area Plan with the proposed amendments to the Framework Plan.

In McMinnville there is a hierarchy of planning per the following — the Comprehensive Plan
provides the policy structure for the Framework Plan, which is a high-level illustration of how the
city’s UGB expansion areas will meet the city’s required land use needs. The Framework Plan
then provides the direction for Area Plans which need to be adopted prior for areas of 100 acres
or more in the UGB expansion areas before annexation. Upon annexation, developers need to
apply for a master plan approval demonstrating how their planned development meets the
adopted Area Plan. In this way, the City can ensure that it is meeting its adopted land-use
needs. Thus, the alignment of the planning documents is important.

Below are some comprehensive plan policies explaining the process.
UGB EXPANSION AREA PLANNING PROCESS

187.60.10  The City of McMinnville’s overall planning process for UGB expansion areas shall
include the completion and adoption of three successive levels of planning for lands within UGB
expansion areas prior to their development. The three successive planning processes include
the Framework Plan, the Area Plan, and the Master Plan. (Ord. 5098, December 8, 2020)

FRAMEWORK PLANS

187.70.00 At the time of the adoption of any UGB amendment that expands the UGB, the City
of McMinnville shall include with the UGB amendment a Framework Plan for the UGB expansion
areas. (Ord. 5098, December 8, 2020)

187.70.10  The Framework Plan shall identify a general urban land use concept for lands that
are included in the UGB expansion areas. The Framework Plan will be conceptual in nature, but
shall serve as an aavisory plan that informs and provides guidance for more detailed Area
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Planning and Master Planning that will be required for lands that are annexed into the City. (Ord.
5098, December 8, 2020)

187.70.30 Lands designated as Urban Holding (UH) on the Comprehensive Plan Map shall not
be rezoned to urban zoning districts other than the Urban Holding zone or developed with urban
uses until further Area Planning and Master Planning processes are completed and

adopted. Parcels smaller than 10 acres are exempt from the Master Planning process but will be
required to show compliance with the Area Plan. This shall not preclude any applicable
provisions of state law which may specify when a City is required to allow for a dwelling on an
existing lot of record. (Ord. 5098, December 8, 2020)

AREA PLANNING

187.80.00 The City of McMinnville shall initiate an Area Planning process for UGB expansion
areas that are designated on the Comprehensive Plan Map as Urban Holding (UH). The City of
McMinnville shall prioritize which UGB expansion areas to complete Area Planning for based on
the size of the area, the need for coordination of the development of public infrastructure and
services, and the expected timeframe of development or redevelopment. (Ord. 5098, December
8, 2020)

187.80.10  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 Framework Plan and the identified land
use needs for the UGB expansion area. (Ord. 5098, December 8, 2020)

187.80.20 Area Plans shall be adopted by the City Council as guiding land use
documents. The Area Plan will be adopted as a supplement to the McMinnville Comprehensive
Plan. (Ord 5106, October 26, 2021; Ord. 5098, December 8, 2020)

MASTER PLANNING

187.90.00  Prior to annexation of all lands greater than 10 acres in size, property owners shall
submit a Master Plan for approval. (Ord 5106, October 26, 2021; Ord. 5098, December 8, 2020)

187.90.10  Master Plans shall be consistent with the land uses identified in the adopted Area
Plan that is applicable to the land in question. (Ord. 5098, December 8, 2020)

187.90.30 Lands less than 10 acres in size may be annexed without the completion of the
Master Planning process. Development of these lands shall be consistent with the land uses
identified in the adopted Area Plan that is applicable to the land in question. Development of
these lands shall be consistent with the land use development tools and requirements of the
McMinnville Comprehensive Plan and the McMinnville Zoning Ordinance. (Ord. 5098, December
8, 2020)
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Docket G 5-24 proposes amendments to McMinnville’s adopted Framework Plan to align it with
the June 2024 PROS Plan due to the City’s decision to reduce the level of service of acres per
1000 capita from 14 acres /1000 people to 10.3 acres/1000 people, which reduces the amount of
needed park land in the UGB expansion areas.

Since the Fox Ridge Road Area Plan was adopted prior to this proposed change, the Planning
Commission wanted to ensure that the adopted Area Plan would still be in alignment with the
Framework Plan and could move forward as adopted. Staff and legal counsel reviewed the
documents. Ironically, the proposed amendments in the Framework Plan actually align better
with the Fox Ridge Road Are Plan than what is currently in the language.

The Framework Plan identified the need for a community park in the Fox Ridge Road Area Plan
but due to its unique topography of steep slopes and natural resources, the Framework Plan
identified the community park as a Natural Resource Community Park.
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The Project Advisory Committee that worked on the Fox Ridge Road Area Plan decided that
identifying the park area as a community park was misleading as it would not resemble other
community parks in McMinnville that have sports fields and other amenities, and they elected to
simply call it a Natural Resource Park. Please see final land use concept map from the Fox Ridge
Road Area Plan below (page 39 of the Plan).

The Area Plan Map

This concept maximizes copacity on the
eastern and northern portions of the
planning area, where the land is
generally flatter, less constrained, and
has closer access to NW Hill and
Wallace Roads.

Parks and open spaces are distributed
throughout the planning area with
greenway connections, including those
along the northern boundary,
and parallel to Fox Ridge Road.

i
School District { support Area

School District

High Density: 4.4 ac

Framework Plan target: 2 ocres s

Focus Area

Medium Density: 10.6 ac
Framework Plan target: 2.5 ocres

McMinnville
Reservoirs
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Framework Plan target: 3-5 acres Low Density Residential
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Figure 9. Preferred Land Use Concept.

And although the June 2024 PROS Plan reduces the amount of proposed park land acreage in
the Framework Plan by 50%, including the removal of a community park in the Fox Ridge Road
Area Plan, it still contemplates approximately 88 acres of Greenways and Natural Areas. And
this is the smallest proposed reduction of park classification acreage in the PROS Plan
(approximately 18% reduction from original proposal of 107 acres).

After this review, staff recommends an additional amendment to the proposed Framework Plan
amendments so that it better aligns with the Natural Resource Area park identified in the
adopted Fox Ridge Road Area Plan per the following.

Current proposed amendments including the deletion of the last sentence of the paragraph that
is highlighted. Staff recommends retaining the highlighted sentence and simply deleting the
“community” from it.
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To further provide services to support this residential area and to accommodate the park
land need identified in the June 2024 Parks, Recreation and Open Space Plan MGMUP,
the Fox Ridge Road Area Plan should incorporate one neighborhood park of a 5-acre
minimum size to serve existing park service gaps as well as future development in this
growth area along Fox Ridge Road in western McMinnville. This park should be co-
located on or near the future high school site. It should include opportunities for passive
and active recreation that is accessible to all reS|dents Wlth a 10-minute (or %2 mile) walk
of their home.

Staff recommends retaining the last sentence that was proposed to be deleted and only delete
the word “community” per the following.

To further provide services to support this residential area and to accommodate the park
land need identified in the June 2024 Parks, Recreation and Open Space Plan MGMURP,
the Fox Ridge Road Area Plan should incorporate one neighborhood park of a 5-acre
minimum size to serve existing park service gaps as well as future development in this
growth area along Fox Ridge Road in western McMinnville. This park should be co-
located on or near the future high school site. It should include opportunities for passive
and active recreation that is acceSS|bIe to aII reS|dents W|th a 10-minute (or V2 mile) walk

of their home.

Road Area also includes a several natural and geographic features that provide an
excellent opportunity for a natural resource eemmunity-park.

Attachments:

e Attachment 1: DLCD PAPA Notice of Comprehensive Plan Amendment

O
O

O

Exhibit A: Parks, Recreation and Open Space Plan Update and Appendices
Exhibit B: Proposed Amendments to Volume |, Comprehensive Plan, Background
Information

Exhibit C: Proposed Amendments to Volume Il, Comprehensive Plan, Goals and
Policies

Exhibit D: Proposed Amendments to the MGMUP Framework Plan

e Attachment 2: Resolution No. 2024-38
e Attachment 3: Ordinance No. 5142, Fox Ridge Road Area Plan

Recommendation:

Staff recommends the Planning Commission votes to recommend adopting the proposed amendments
to the McMinnville Comprehensive Plan, Volumes |, Il and Il to support the June, 2024, Parks,
Recreation and Open Space Update Plan to the McMinnville City Council.

“I MOVE THAT THE PLANNING COMMISSION RECOMMEND THAT THE CITY COUNCIL ADOPT
THE PROPOSED AMENDMENTS TO THE MCMINNVILLE COMPREHENSIVE PLAN, VOLUMES |, Il
AND 11l TO SUPPORT THE JUNE, 2024, PARKS, RECREATION AND OPEN SPACE UPDTE PLAN.”
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Attachment 1

NOTICE OF A PROPOSED CHANGE FOR DLCD USE
—lly TO A COMPREHENSIVE PLAN OR File No.:

DLCD LAND USE REGULATION Received:
FORM 1

Local governments are required to send notice of a proposed change to a comprehensive plan or land use regulation
at least 35 days before the first evidentiary hearing. (See OAR 660-018-0020 for a post-acknowledgment plan
amendment and OAR 660-025-0080 for a periodic review task). The rules require that the notice include a
completed copy of this form.

Jurisdiction: City of McMinnville
Local file no.: G5 - 24
Please check the type of change that best describes the proposal:

[ ] Urban growth boundary (UGB) amendment including more than 50 acres, by a city with a population greater
than 2,500 within the UGB

[ ] UGB amendment over 100 acres by a metropolitan service district

[ ] Urban reserve designation, or amendment including over 50 acres, by a city with a population greater than
2,500 within the UGB

[ ] Periodic review task — Task no.:
X Any other change to a comp plan or land use regulation (e.g., a post-acknowledgement plan amendment)

Local contact person (name and title): Heather Richards, Community Development Director
Phone: 503-474-5107 E-mail: Heather.Richards@mcminnvilleoregon.gov

Street address: Community Development Center, 231 NE Fifth Street City: McMinnville Zip: 97128

Briefly summarize the proposal in plain language. Please identify all chapters of the plan or code proposed for
amendment (maximum 500 characters):

Amendments to the McMinnville Comprehensive Plan to support the June 2024 Parks, Recreation and Open
Space Plan (PROS Plan), adopting the PROS Plan as a supplemental document to the McMinnville
Comprehensive Plan and amending Volume | (Background Information), Volume Il (Goals and Policies) and
Volume Il (Implementing Ordinances). See attached exhibits.

Date of first evidentiary hearing: November 7, 2024
Date of final hearing: November 7, 2024

Check all that apply:
X Comprehensive Plan text amendment(s)
[ ] Comprehensive Plan map amendment(s) —  Change from to
Change from to
[ ] New or amended land use regulation
[ ] Zoning map amendment(s) — Change from to
Change from to

[ ] An exception to a statewide planning goal is proposed — goal(s) subject to exception:

[] Acres affected by map amendment:

Location of property, if applicable (site address and T, R, Sec., TL): City-Wide

List affected state or federal agencies, local governments and special districts: Not/Applicable

-1- Form updated August 13, 2021
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NOTICE OF A PROPOSED CHANGE — SUBMITTAL INSTRUCTIONS

1. Except under certain circumstances,' proposed
amendments must be submitted to DLCD’s Salem
office at least 35 days before the first evidentiary
hearing on the proposal. The 35 days begins the day of
the postmark if mailed, or, if submitted by means other
than US Postal Service, on the day DLCD receives the
proposal in its Salem office. DLCD will not confirm
receipt of a Notice of a Proposed Change unless
requested.

2. A Notice of a Proposed Change must be submitted
by a local government (city, county, or metropolitan
service district). DLCD will not accept a Notice of a
Proposed Change submitted by an individual or private
firm or organization.

3. Hard-copy submittal: When submitting a Notice
of a Proposed Change on paper, via the US Postal
Service or hand-delivery, print a completed copy of
this Form 1 on light green paper if available. Submit
one copy of the proposed change, including this form
and other required materials to:

Attention: Plan Amendment Specialist

Dept. of Land Conservation and Development
635 Capitol Street NE, Suite 150

Salem, OR 97301-2540

This form is available here:
https://www.oregon.gov/LCD/CPU/Pages/Plan-
Amendments.aspx

4. Electronic submittals may be sent via e-mail.

Address e-mails to plan.amendments@dlcd.oregon.gov

with the subject line “Notice of Proposed
Amendment.”

FTP may be needed for large file submittals. Contact
DLCD for FTP information.

DLCD encourages all users to submit a PAPA via
PAPA Online at:
https://www.oregon.gov/LCD/CPU/Pages/Plan-
Amendments.aspx

1660-018-0022 provides:

Include this Form 1 as the first pages of a combined
file or as a separate file.

5. File format: When submitting a Notice of a
Proposed Change via e-mail or FTP, or on a digital
disc, attach all materials in one of the following
formats: Adobe .pdf (preferred); Microsoft Office (for
example, Word .doc or docx or Excel .xls or xIsx); or
ESRI .mxd, .gdb, or .mpk. For other file formats,
please contact the plan amendment specialist at 503-
373-0050 or plan.amendments@dlcd.oregon.gov.

6. Text: Submittal of a Notice of a Proposed Change
for a comprehensive plan or land use regulation text
amendment must include the text of the amendment
and any other information necessary to advise DLCD
of the effect of the proposal. “Text” means the specific
language proposed to be amended, added to, or deleted
from the currently acknowledged plan or land use
regulation. A general description of the proposal is not
adequate. The notice may be deemed incomplete
without this documentation.

7. Staff report: Attach any staff report on the
proposed change or information that describes when
the staff report will be available and how a copy may
be obtained.

8. Local hearing notice: Attach the notice or a draft
of the notice required under ORS 197.763 regarding a
quasi-judicial land use hearing, if applicable.

9. Maps: Submittal of a proposed map amendment
must include a map of the affected area showing
existing and proposed plan and zone designations. A
paper map must be legible if printed on 82" x 117
paper. Include text regarding background, justification
for the change, and the application if there was one
accepted by the local government. A map by itself is
not a complete notice.

10. Goal exceptions: Submittal of proposed
amendments that involve a goal exception must include
the proposed language of the exception.

(1) When a local government determines that no goals, commission rules, or land use statutes apply to a particular proposed change,
the notice of a proposed change is not required [a notice of adoption is still required, however]; and

(2) If a local government determines that emergency circumstances beyond the control of the local government require

expedited review such that the local government cannot submit the proposed change consistent with the 35-day deadline, the

local government may submit the proposed change to the department as soon as practicable. The submittal must include a

description of the emergency circumstances.

Form updated August 13, 2021

Page 22 of 556


https://www.oregon.gov/LCD/CPU/Pages/Plan-Amendments.aspx
https://www.oregon.gov/LCD/CPU/Pages/Plan-Amendments.aspx
mailto:plan.amendments@dlcd.oregon.gov?subject=Notice%20of%20Proposed%20Amendment
https://www.oregon.gov/LCD/CPU/Pages/Plan-Amendments.aspx
https://www.oregon.gov/LCD/CPU/Pages/Plan-Amendments.aspx
mailto:plan.amendments@dlcd.oregon.gov

If you have any questions or would like assistance, please contact your DLCD regional representative or the
DLCD Salem office at 503-373-0050 or e-mail plan.amendments(@dlcd.oregon.gov.

Notice checklist. Include all that apply:
X Completed Form 1
X The text of the amendment (e.g., plan or code text changes, exception findings, justification for change)

[ ] Any staff report on the proposed change or information that describes when the staff report will be available
and how a copy may be obtained

[ ] A map of the affected area showing existing and proposed plan and zone designations
[ ] A copy of the notice or a draft of the notice regarding a quasi-judicial land use hearing, if applicable
[] Any other information necessary to advise DLCD of the effect of the proposal

-3- Form updated August 13, 2021
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The City of McMinnville extends deep gratitude to everyone who contributed to the
development of the Parks, Recreation, and Open Space Plan. The immense amount of effort
devoted to this planning process is indicative of the commitment by the residents, City staff,
and elected officials of McMinnville to enact positive change within their community and to
shape the parks and recreation system for years to come.
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. . . Abby Thomas
Council President Adam Garvin, Ward 3
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. . Christine Bader
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Chair Sidonie Winfield, At Large

. T Lai
Co-Chair Gary Langenwalter, Ward 3 ony tdi
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Rachel Flores, Ward 1
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sSusan Muir, Parks and Recreation Director
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Anne Pagano, Public Works Director
Sylla McClellan, Ward 3

David Renshaw, Superintendent
Matthew Deppe, At Large

Heather Richards, Community Development

M n Murray, At Lar .
€ga urray. arge Director

Katie Noyd, Community Center Manager

Liz Fliszar, Park Maintenance Supervisor

Noelle Amaya, Communications &

WWW.I’T]igCOl’ﬁ.COI’T] Engcgement Manager

in association with Talitha Consults Tom Schauer, Senior Planner

and Community Attributes, Inc. (CAl)
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EXECUTIVE SUMMARY

After a nearly two-year process, the City has developed this Parks, Recreation

and Open Space Plan (PROS Plan or Plan) that provides a 20-year vision and
comprehensive guide for future projects, policies, and programs. The PROS Plan is
founded on involvement from thousands of interested and involved community
members and a technical analysis of needs and priorities. This Plan is organized as
follows:

CHAPTER 1: INTRODUCTION Outlines the purpose of the Plan, the planning
process, and the plan organization.

CHAPTER 2: PARK SYSTEM SNAPSHOT Provides an overview of the
McMinnville community and existing park system.

vy vision, goals and objectives that will inform the envisioned future of

'/4; CHAPTER 3: VISION, GOALS, AND OBJECTIVES Presents the new
|
AN McMinnville’s parks and recreation system for the next 20 years.

CHAPTER 4: OPPORTUNITIES Summarizes community engagement key
themes and park land, recreation facility, trail, and recreation program
needs.

CHAPTER 5: ACTION PLAN Outlines recommendations for the future
parks and recreation system, implementation, funding, and project
prioritization.
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PLANNING PROCESS

The PROS Plan was developed through a 31-month process that combined

broad community engagement with a data-driven technical analysis to identify
community needs and priorities. Community members, city leaders, and partner
organizations all contributed to the development of the vision, goals, and objectives
of this Plan. The planning process included four phases:

A review of existing conditions and analysis of opportunities and challenges across
the park and recreation system.

PHASE 02: ASSESSMENT
Community outreach activities to document needs and ideas for future
improvements and to develop the future vision for the park system.

PHASE 03: STRATEGY
Development of recommendations and projects for the long-term future.

PHASE 04: ACTION PLAN
Prioritize projects and develop, review, and refine the PROS Plan with the community.
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PARK SYSTEM SNAPSHOT

The City of McMinnville manages 28 developed parks and three indoor community
facilities in addition to three trail/linear park systems and 16 natural areas. These
sites support a variety of indoor and outdoor recreation opportunities, events, and
programs.

MCMINNVILLE'S PARKS AND
RECREATION FACILITIES

Developed Parks Undeveloped Parks

230.3 acres 127.6 acres
TOTAL PARKS: 357.9 acres

[E‘\) 15 Playgrounds

" Dog Park
:f. 1ogar

1 o lG\roup Picnic
reas

o
elters O softball/Baseball
1 3 Fields

@ 12 Spccer
Fields 2 Tennis Courts

d © 6 Pickleball Courts

g 1 Basketball
Hoops o

_3: 2 Skateparks

Indoor
@ 3 Community miles of
Facilities 0 1 o paved trails
OG) 5 miles of

.8 soft-surface
trails
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COMMUNITY ENGAGEMENT SUMMARY

The City held a variety of meetings, surveys, and outreach activities throughout the
planning process to understand community needs and priorities and to develop the
Plan’s community vision for the future.

2,3 3 8 Online Values and Needs Survey (Survey 1) respondents
1,3 9 5 Online Priority Projects Survey (Survey 2) respondents
@3 8 in-depth interviews
/
< 3 ,
C@ community pop-up events
1

X
L2040 12 meetings with City Council, Planning Commission, and the DEIAC

COMMUNITY VISION

The PROS Plan vision combines the values and interests of community members that
contributed their ideas during the planning process.

McMinnville, parks and recreation define our incredible city by bringing the
community together through an inclusive and interconnected system. From
natural areas, vibrant public spaces, and variety of parks, events, and programs,
our community enjoys a high quaility of life that is safe and welcoming for
everyone.

Together, these opportunities provide for lifelong learning and fun for all ages,
healthy lifestyles and natural habitats, and community cohesion, while also
supporting our local economy, and unique heritage and culture. McMinnville’'s
parks and recreation system is equitable for everyone in every neighborhood,
and we are committed to stewarding these places and opportunities for future
generations.

INCLUSIVE - INTERCONNECTED - VIBRANT - SAFE - WELCOMING
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THE FUTURE SYSTEM

Over the next 20 years, the City of McMinnville will enhance its park system through
new park development, as well as maintaining, improving and enhancing existing
sites. To help the City achieve this community vision, this Plan provides a guide for
implementation of both short-term and long-term capital improvement projects for
McMinnville's envisioned future park and recreation system.

O T o b i R e i

— Tt e e s wwes
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Above: City Park
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INTRODUCTION

Situated in the heart of the Willamette Valley at a
bend in the South Yamhill River, McMinnville is a
charming community with a walkable downtown,
year-round attractions, and diverse recreational
opportunities for people of all ages and backgrounds.
This chapter provides an overview of the planning
process, background information, and helpful context
to set the stage for a plan that can increase quality
of life in the city.
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1 INTRODUCTION

It's an exciting opportunity for the City of McMinnville’s parks, recreation
and open space system. After a nearly two-year process, the City has
developed this Parks, Recreation and Open Space Plan (PROS Plan or Plan)
that provides a 20-year vision and comprehensive guide for future projects,
policies, and programs. The PROS Plan is founded on involvement from
thousands of interested and involved community members and a technical

analysis of needs and priorities.

PURPOSE OF THE PLAN

This PROS Plan provides guidance for
how McMinnville will grow, steward, and
maintain parks for the next 20 years. The
Plan builds on the vision and success of
the 1999 PROS Plan to create a modern
park system based on sufficient funding
and grounded in equity.

Over twenty years ago the City adopted
the 1999 PROS Plan that outlined a vision

for McMinnville’s park and recreation
system. Notably, the plan helped spur
passage of a $9 million large parks bond
(about $16 million in 2022 dollars) as
well as grant funding and donations to
support acquisition and development

of several new parks and recreation
facilities. Through that vision and
funding, McMinnville has increased the
number of developed parks significantly.

FIGURE 1-1. COMMUNITY ENGAGEMENT SNAPSHOT

2,3 3 8 Online Values and Needs Survey (Survey 1) respondents
1,3 9 5 Online Priority Projects Survey (Survey 2) respondents

83 8 in-depth interviews

30z
209

;&L

~
3 community pop-up events
-

l o meetings with City Council, Planning Commission, and the DEIAC

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN
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PLANNING PROCESS

Chapter 1: Introduction

The PROS Plan was developed through a 28-month process that combined

broad community engagement with a data-driven technical analysis to identify
community needs and priorities (Figure 1-1). Community members, City leaders, and
partner organizations all contributed to the development of the vision, goals, and
objectives of this Plan (Figure 1-2). Each phase of the planning process is described
in further detail in the remainder of this document as described on the following

page.
FIGURE 1-1: THE PLANNING PROCESS

PHASE

Ol

INVENTORY

-Parks Tour and Conditions Assessment
-System Inventory

-Base Maps

-Community Involvement Strategy
-Website Launch

-Brief #1: Existing System Summary

-City Council Meeting #1
-DEIAC Meeting #1
-Planning Commission Meeting #1

PHASE

03

STRATEGY

-Capital Improvement Plan

-System Development Charge
Methodology

-Future Systems Map

«Comprehensive Plan and Zoning Code
Updates

-Focus Groups and Town Hall Workshop

-Brief #3: Strategic Framework for Parks
and Recreation

-Joint City Council/Planning Commission

Work Session
-DEIAC Meeting #3

PHASE

02

ASSESSMENT

-Community Survey
-Stakeholder Interviews and Focus Groups
-Park Accessibility and Equity Analysis

«Brief #2: Community Needs Assessment
Summary

-City Council Meeting #2

-DEIAC Meeting #2
-Planning Commission Meeting #2

PHASE

04

ACTION PLAN

)

-Funding and Financing Plan
-Draft Plan
-Final Plan

-City Council Work Session

-Joint DEIAC/Planning Commission
Work Session

-City Council Hearing

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN 15
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Chapter 1: Introduction

PLANNING BACKGROUND

The Plan builds on guidance from several prior plan and studies, most notably the
City’'s Comprehensive Plan and Growth Management Plan.

COMPREHENSIVE PLAN (VOLUME 1)
GOALS AND POLICIES 2022

The City’'s Comprehensive Plan provides
guidance for the future for the entire
city, as well as the Urban Growth
Boundary (UGB) areq, and includes
several goals and policies related to
parks, recreation, and open space
(Chapters 3,5, 6,7, and 9). Key guidance
relevant to development of the Plan
include:

» Accessibility to parks for all modes
of transportation, people of all
abilities, and new developments;

+ Direction for establishing parks
and open space from Great
Neighborhood Principles and
Neighborhood Activity Center
policies;

» Zoning changes to provide a Park
Zone to apply to all public parks and
facilities within city limits;

* Reliance on the Parks, Recreation,
and Open Space Plan to identify park
needs and guide implementation
of park development and
improvements city-wide; and

» Fostering collaboration and
coordination between the City and
other organizations such as the
school district and private and public
recreation groups to provide parks
sites and programming.

GROWING MCMINNVILLE
MINDFULLY; MCMINNVILLE GROWTH
MANAGEMENT AND URBANIZATION
PLAN (MGMUP), 2003 - 2023

The MGMUP includes recommendations
for development and adoption of

new comprehensive plan and zoning
designations; a Framework Plan,

which provides general guidance for
development in the UGB expansion
areas; Great Neighborhood Principles;
and Neighborhood Activity Center
guidance. The Framework Plan identifies
potential new park and greenways in
four future growth areas in the UGB:

* Northwest: New community and
neighborhood park sites, and a
greenway opportunity (Ridge Trail);

* Southwest: Community and
neighborhood park and school sites
and a greenway opportunity (Cozine
Creek Loop);

* South: Neighborhood park site; and

» East: Neighborhood park and school
sites, and a greenway opportunity
(Yambhill River/Joe Dancer Trail).

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN
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SETTING AND CONTEXT

The City of McMinnville is in the center

of Yambhill County approximately 25
miles northwest of Salem, and about

the same distance to Portland to the
northeast and the Oregon coast to the
west (see Figure 1-3 on the next page).
According to July 1, 2021 U.S. Census
estimates, McMinnville has a current
population of about 34,666 people. The
city is well known for being in the heart of
Willamette Valley, Oregon’s wine country,
and for its walkable downtown, cycling,
farm-to-table dining, art galleries, and
community events.

Chapter 1: Introduction

MAC-TOWN 2032, the City’s Strategic
Plan, provides a vision for the city which
states “A collaborative and caring city
inspiring an exceptional quality of life”
with primary values of stewardship,
equity, courage, and accountability.

The Strategic Plan includes goals,
objectives and strategic actions to
achieve the community’s vision. The
Parks and Recreation Department is
highlighted as playing a central role in
building a community culture of safety
and supporting resiliency for critical
infrastructure. Other actions related to
the parks and recreation system include
increasing community wayfinding,
improving McMinnville’s sense of place,
and supporting community connections.

“McMinnville is old enough to be substantial, young enough to
be ambitious, big enough to be industrious, and small enough
to be friendly.”

-Historic Brochure of the City

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN 17
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Chapter 1: Introduction

FIGURE 1-3: REGIONAL CONTEXT

LAND USE AND DEVELOPMENT
PATTERNS

McMinnville is bisected by Highway 99W
(the Pacific Highway) which runs north/
south and is split into a one-way couplet
through the city. The Urban Growth
Boundary (UGB) for McMinnville can be
seen on Map 2-1on page 26. McMinnville
historically grew from the compact core
area with the traditional grid pattern,
growing outward from there.

West of the Pacific Highway are
primarily low-density neighborhoods
and Michelbook Country Club. The
neighborhoods in the southwest and
west portions of the city are newer
and mostly single-family homes.
Neighborhoods closer to the highway

are primarily older and on a grid street
pattern.

Notable features include Linfield
University to the south, the downtown in
central McMinnville, and industrial uses
to the east, including the McMinnville
Municipal Airport. The city is bounded on
the east by the South Yamhill River.

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN
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THE MCMINNVILLE COMMUNITY

Community characteristics and
historic and future population patterns
play a maijor role in planning for the
park system. Over the past 21 years,
McMinnville has added approximately
8,100 residents, a rate that is slightly
higher than the county and state
averages. It should be noted that
smaller geographic areas generally
have higher growth rates relative to a
smaller population.

FUTURE POPULATION GROWTH

McMinnville prepared a draft Housing
Needs Assessment, completed in 2019,
which identifies future population
growth projections sourced from 2017
data from the Population Research

Chapter 1: Introduction

Center at Portland State University.

The city is projected to have continued
growth over the next 20 years and
beyond, with approximately 47,498
residents by 2041 (Figure 1-4 on the
next page). It should be noted that the
forecast 2021 population (projected in
2019), is 1,572 people higher than the
current 2021 U.S. Census Population
estimate of 34,666 residents. This

level of growth has implications for

the parks and recreation system. With
more residents living in denser housing
developments without private backyard
space, there is a greater demand for
public parks, open space, recreational
facilities, and programs.

MCMINNVILLE AT A GLANCE

il

34, 666 current Population

47, 498 rorecasted Population (2041)
[EFEFEP 22% 18 yedrs and younger
J-V\ 19% 65 years and over

24% Hispanic/Latino

0°%0°0

$53,628 Median Household Income

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN 19
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20

AGE

Based on Census data, McMinnville has
a similar age distribution compared to

Yamhill County and the State of Oregon.

Approximately 22% of the population

is under age 18 and 19% are 65 years
and older. Different age groups have
different needs, from young children to
older adults. Some examples include
low impact recreation for older adults,
play environments that offer learning,
exploration, and skill building for
children, competitive sport facilities and
programs for youth and adults, and
gathering spaces and events for all
ages.

RACE AND ETHNICITY

McMinnville’s Hispanic or Latino
population is the largest non-White
demographic, representing about 24%
of the population. The Hispanic/Latino
population is higher than the county
and state averages (Figure 1-5) and
has also grown at a faster rate (3.3%)
since 2010. Strong park and recreation
systems provide opportunities that
are reflective of all demographics and
cultures in the community. The Oregon
Statewide Comprehensive Outdoor
Recreation Plan (SCORP) recommends
parks and recreation facilities serve

unique needs of a diverse population.
The 2017 SCORP survey found that
outdoor court games other than tennis
(basketball, beach volleyball, etc.),
soccer, swimming, outdoor water
activities (splashpads and outdoor
pools), and social gatherings at parks
are popular recreational activities for
Latino communities in Oregon.

INCOME AND AFFORDABILITY

Income and affordability are additional
key considerations that influence
participation in parks/open space use
and recreation programs among other
factors. The median household income
in McMinnville is $53,628, which is lower
than the county ($67,296) and state
($65,667) averages. In McMinnville,
approximately 42.3% of renters in the
city pay 35% or more of their household
income on rent which is comparable
to the county average. Public parks
provide a low-cost recreation option
and therefore are especially important
in areas area with a higher share of
lower-income households. In places
where housing costs are high, people
are also more likely to live in dense,
multi-family environments, where the
need for substantial public open space
is even more important.

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN
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Chapter 1: Introduction

FIGURE 1-4: POPULATION FORECAST MCMINNVILLE UGB: 2017-2041
70,000

60,000

50,000 47,498
41,813

40,000 36,238

34,293

30,000

TOTAL POPULATION

20,000

10,000

2017 2021 2031 2041

Source: McMinnville Housing Needs Assessment, Population Research Cen-
ter, PSU, 2017

FIGURE 1-5: COMPARISON OF NON-WHITE RACE AND
ETHNICITY (CITY, COUNTY, STATE)

30.0%
23.9%
22.4%
20.0%
10.0%
5.2%
1.5% I 0.9% 1.0% 0.5%
Hispanic or Two or More Asian American Black or Native
Latino Races Indian and African hawaiian and
Alaska Native  American  Other Pacific
Islander

City HCounty M State

Source: 2020 U.S. Census
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Above: Joe Dancer
Park
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PARK SYSTEM
SNAPSHOT

The City of McMinnville has a variety of parks, open
spaces, trails, and facilities that provide recreation
opportunities to the community. This chapter
describes the existing park system including the
park classifications that are referenced in this Plan,
inventory of facilities and programs, and an overview
of existing system operations and maintenance.

23
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2 PARK SYSTEM SNAPSHOT

The McMinnville Parks and
Recreation Department offers

diverse recreational opportunities for
McMinnville residents of all ages.

McMinnville’s park and recreation system includes three major indoor facilities (the
Aquatic Center, Community Center and Senior Center). Outdoor facilities include
parks of various sizes, play opportunities, sports courts and fields, as well as natural
areas and open spaces. The trail system connects through part of the city, serving
both recreational and transportation needs. Recreation programs cover a wide
variety of year-round subjects for various age and interest groups.

24 CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN
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Chapter 2: 2024 Park System Snapshot

FIGURE 2-1.- McMinnville’s Park and Recreation Facilities

MCMINNVILLE'S PARKS AND
RECREATION FACILITIES

Developed Parks Undeveloped Parks

230.3 acres 127.6 acres
TOTAL PARKS: 357.9 acres

IE‘\J_ 15 rlaygrounds

r.-". 1 Dog Park
1 o I(;'roup Picnic
g reas
Cook

Shelters 1 gpfltdballlBaseball
ields

@ 1 Soccer
Fields 2 Tennis Courts

d © 6 Pickleball Courts

'@' 1 Basketball
Hoops

°
,3: 2 Skateparks

‘Q nmunity miles of
Facilities 0 1 o paved trails
miles of
o0 5,8 soft-surface
trails
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MAP 2-1

EXISTING
PARK AND
RECREATION
SYSTEM

Map 2-1 shows the distribution of

parks across McMinnville's existing

park and recreation system, including
their classification. The 1999 Parks Plan
classified parks into seven types by their
benefit, size, and amenities/recreationall
opportunities included or not included. It
also included site selection criteria and
maintenance level and standards for
each park type.

Parks are color-coded by the existing
park classification types within the

city: Neighborhood Parks, Parklettes,
Community Parks, Special Use Parks,
Linear/Trail Parks, Natural Areas
(developed and undeveloped), and
Undeveloped Parks. The Park Inventory
on the next page further breaks

down what currently exists within the
McMinnville park and recreation system.
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Chapter 2: 2024 Park System Snapshot

28

PARK INVENTORY

The McMinnville community has access
to several different types of parks and
recreation opportunities that contribute
to the quality of life for residents.
McMinnville has a total of:

acres of park and open

3 5 8 space land
230 acres of developed parks

Park types and definitions help provide
guidance for the siting, location and
design of each park based on its
intended purpose and role in the

park system. A complete Parks and
Recreation Facility Inventory can be
found in Appendix A.

28 total developed Parks

10.3

acres of total park land
per 1,000 residents

PARKLETTES are small areas intended
primarily for the use of children up to the
early elementary grades and provide
both active and passive activities. Often
located within neighborhoods in close
proximity to apartment complexes,
townhouse developments, and

within some isolated developments.
Parklettes should be centrally located
within a neighborhood to provide safe
walking and bike access for children

by preventing the need to cross

major streets. Contents may include
playgrounds, swings, paved areas

for wheeled toys, basketball hoops,
benches, horseshoes, lighting, and some
off-street parking.

6 sites | 2.3 acres

SPECIAL USE PARKS are facilities for a
specialized or single recreation activity,
including historic and cultural sites, and
recreation facilities.

1 site | 3.6 acres

NEIGHBORHOOD PARKS are the
foundation of the parks and recreation
system, providing accessible recreation
and social opportunities to nearby
residents. When developed to meet a
neighborhood’s recreational needs,
school sites may serve as neighborhood
parks.

4 sites | 16.9 acres

COMMUNITY PARKS provide a variety
of active and passive recreational
opportunities for all age groups. These
parks are generally larger in size and
serve a wider base of residents than
neighborhood parks. Community
parks often include developed facilities
for organized group activity as well

as facilities for individual and family
activities.

4 sites | 163.7 acres

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN
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LINEAR/TRAIL PARKS are public access
routes including sidewalks, bikeways,
multi-use trails, and paths that are
typically built on natural corridors, such
as utility rights-of-way, drainage-ways,
vegetation patterns, or natural acreage.
Linear/trail parks may provide for one or
more modes of trail oriented recreational
travel (jogging, biking, walking) and
connect or link several components of
the park system or other community
facilities. Trail/path surfacing can vary,
including both soft and hard surfaces.

13 trail/path segments | 43.8 acres

NATURAL AREAS are areas of natural
quality that protect valuable natural
resources and provide wildlife habitat.
They also provide opportunities for
nature-related outdoor recreation, such
as viewing and studying nature and
participating in trail activities. Natural
areas can be partially developed with
amenities such as trails or picnic areas,
or undeveloped with no improvements.

16 sites (3 developed) | 123.4 acres

UNDEVELOPED PARKS are publicly-
owned sites, under management of

the Parks and Recreation Department,
that are not yet developed but are
intended for future park or facility
development. There are four sites
totaling approximately 4.2 acres that are
currently undeveloped.

4 sites | 4.2 acres

Chapter 2: 2024 Park System Snapshot
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Chapter 2: 2024 Park System Snapshot

30

NATURAL RESOURCES AND OPEN
SPACE

In addition to parks and recreation
amenities, natural resources and open
space exist in and near McMinnville
which allow residents and visitors
additional access to nature. The Yamhill
River forks just northeast of McMinnwville.
The North Fork briefly follows the
northeastern city boundary (for about
1/3 mile) near NW Riverside Drive. The
South Fork follows the southeastern
city boundary for almost three miles.
Kiwanis Park contained the city’s only
boat ramp to the Yamhill River until
winter river turbulence caused the boat
ramp and hillside to collapse. According
to the Greater Yamhill Watershed
Council, “four major waterways drain
the City of McMinnville: Cozine Creek
with its branches, Baker Creek, North
Yambhill River, and the South Yambhill
River.” Approximately 50 percent of the
watershed is drained by Cozine Creek,
which then discharges into the Yamnill
River. McMinnville is prone to flooding in
some areas where the flood channels
are shallow, in particular along Cozine
Creek and its branches. The 100-year
floodplain (designated by FEMA) is
designated as F-P on the City’s zoning
map.

The Rotary Nature Preserve at Tice
Woods is a sensitive environment which
includes one seasonally influenced
pond, a wetland, an upland forest,

and views of Baker Creek which flows
adjacent to the park. Boardwalks and
soft-surface trails are used to traverse
the park. Bird watching is common in this
park during all seasons. Galen McBee
Airport Park also provides a flowing
creek year-round and several micro-
environments and uncommon plants.

Additional parks within the city that
contain creeks or wetlands include
City Park, Joe Dancer Park, Discovery
Meadows, Wortman Park, Airport Park,
Ash Meadows, James Addition, and
Jandina lll.

About 2.5 miles northwest of the city
limits, the Miller Woods Conservation
Area belongs to the Yamhill Soil and
Water Conservation District. The

130 acres of forest and grass land
includes several hiking trails and
regular demonstrations and education
programs.

Erratic Rock State Natural Site is about
five miles south of McMinnville along
the Pacific Highway. According to the
Oregon State Parks website, “This 90-
ton rock was deposited during an Ice
Age flood. It floated over 500 miles in an
iceberg 12,000 to 17,000 years ago, by
way of the Columbia River. When the ice
melted, the rock was left behind. This is
the largest glacial erratic found in the
Willamette Valley.” This area includes
hiking trails, a scenic viewpoint, and
interpretive information.

The State of Oregon requires a detailed
natural open space inventory as part
of the City’s Comprehensive Plan (Goal
5). For this Plan, the project team relied
on existing City data. This Plan does not
provide a complete Goal 5 inventory
update.

McMinnville has always
incorporated the natural
beauty of Oregon, and I hope
that continues in years to
come.

-Online Survey Respondent

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN
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FIGURE 2-2: REGIONAL NATURAL RESOURCES
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TRAILS TABLE 2-1: LINEAR/TRAIL PARKS

L . INVENTORY
McMinnville’'s parks contain

approximately 10.5 miles of paved paths
and 5.5 miles of soft trails. About 60% of
these are within the city’'s Community
Parks. Most of the city’s parks designated
as “Linear/Trail Parks” only have paved

Linear/Trail Parks
West McMinnville Linear Path

paths, with the exception of portions of Ash Meadows 1.5
the North McMinnville Trail. The City’s Goucher St. 1.7
three developed natural areas include Pathway

either paved paths or soft trails with James Addition 1.3

the exception of Tice Woods - Rotary

) Jandina 2.6
Nature Preserve which has both. Three .
. . Jandina lll 21
parklettes have no internal trails or S
paths: Greenbriar, Heather Hollow, and West McMinnville 0.2
Village Mill Parks. Linear Park
Westvale 4.5

There are three primary connected

trail networks in McMinnville: West BPA Path (Paved)

McMinnville Linear Path, BPA Path, and BPA Pathway | (2nd 2.8
the North McMinnville Trail. The West Street to Wallace)
McMinnville Linear Path (made up of BPA Pathway II 41
Ash Meadows, Goucher Street Pathway, (Wallace to 23rd)

James Addition, Jandina and Jandina lll,
and Westvale) follows the west branch
of Cozine Creek between SW Westvale

Roma Sitton (23rd 1.7
to Baker Creek

Street and SW Russ Lane and continues Road)

north up Goucher to 2nd Street. The BPA North (Baker 1.3
BPA Path connects 2nd Street to Baker Creek Road to chip
Creek Road. The North McMinnville Trail path)

includes Baker Creek North and Oak North McMinnville Trail

Ridge Meadows. Existing trails outside
of city parks are limited in McMinnville,
despite several miles of creeks, streams,

BPA Pathway | (2nd 2.8
Street to Wallace)

and the Yamhill River. BPA Pathway I 4.1
(Wallace to 23rd)
TOTAL ACRES 43.8

Source: City of McMinnville

1 o o 5 miles of paved paths
5 o 5 miles of soft trails
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PARTNERSHIPS

In addition to the City of McMinnville’s
parks and recreation offerings, the
public relies on recreation opportunities
provided by the local school district
and higher education facilities.
McMinnville has one public high school,
two public middle schools, and five
public elementary schools. These are
distributed throughout the city west of
the Yamhill River. The middle and high
schools also contain indoor and outdoor
sports fields. Each elementary school
has indoor and outdoor recreation/
play facilities and large open fields.

The City also partners with Camp Fire
Columbia to provide after-school
childcare for elementary aged children
in McMinnville’s grade schools.

Two higher education facilities exist

in McMinnville, Linfield University and
Chemeketa Community College. Linfield
University has a full athletics program
and several indoor and outdoor facilities
including a football stadium, tennis
courts, track, baseball and softball
stadiums, aquatics building, basketball
courts, soccer/lacrosse fields, and
practice fields. Chemeketa Community
College is a much smaller facility than
Linfield, consisting of one building, but
does include an indoor conditioning/
fitness center and a small park/plaza
space. Chemeketa has an athletics
program which primarily operates

at home fields/courts at the Salem
campus, but also utilizes the Linfield
track in McMinnville.
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PARK CONDITION ASSESSMENT

In the summer of 2022, the project team
conducted a tour of selective parks and
recreation facilities to document existing
conditions, issues, and opportunities. The
project team used multiple criteria to
subjectively evaluate conditions related
to safety, accessibility, functionality, age,
and other factors. Newer parks have
facilities and amenities that are in good
condition such as Chegwyn Farms Park
or Jay Pearson Park. However, several
older parks have facilities and amenities
that are in fair to poor condition, such as
play areas and pathways in Kingwood
Park and City Park. The following
summarizes key issues:

* Play Equipment: With some exceptions,
play equipment is aging and will need
likely need replacement within the next
5-10 years. The lifespan of the typical
play structure found in parks is 10-20+
years depending on maintenance and
use. Replacement will need to be phased
according to condition.

* Irrigation: Most parks have irrigated
turf fields and some parks have had
irrigation partially or completely turned
off due to lacking resources to mow turf
and repair systems. Hotter summers and
climate change adaptation will continue
to impact water use for field irrigation.

« River/Creek Access: There is no formall
public water access in the system, yet
several sites have creeks where people
can access water and there is potential
at several sites for formal access.

* Flooding: Flooding is a significant issue
in several parks and will continue to
require routine management and long-
term strategies to reconsider how these
areas are programmed. Some parks are
within the regulatory floodway which can
limit future development.

Chapter 2: 2024 Park System Snapshot

* Accessibility: Many parks have ADA
accessibility issues including physical
barriers to access park features for
people with disabilities and missing or
narrow pathways.

» Restroom Facilities: There is

one Neighborhood Parks and one
Community Park that don’t have
restrooms. No Parklettes or Special Use
Parks have restrooms.

* Picnic Areas: Some larger, popular
parks include a reservable or group
picnic area and cook shelter. Most
natural areas do not have a picnic area
(Airport Park is the only Natural Area with
picnic tables). However, almost all of the
Neighborhood Parks have picnic tables,
and three have picnic shelters. Only one
parklette has picnic tables.

« Sports Fields: 11 of 13 softball, baseball,
and T-ball fields are located in Joe
Dancer Park. Joe Dancer Park also
contains all 12 soccer fields in the
system. All of the Joe Dancer Park

fields are located within the floodplain.
Topography along the floodplain creates
barriers to future development such as
permanent restrooms.

* Sports Courts: Basketball hoops are
distributed throughout six parks, with
only Thompson Park (a Neighborhood
Park) sporting a court with two hoops.
Two tennis courts and six pickleball
courts are provided at City Park.

* Small Parks: Some smaller parks have
aging amenities, and two lack amenities
entirely. This is especially noticeable in
southern and eastern McMinnville.

* Natural Areas: Natural areas have
specialized needs that range from
riparian corridor management,

tree health, invasive vegetation
management, soil compaction, erosion
control, and public access management.
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RECREATION PROGRAMS

McMinnville Parks and Recreation is a
regional provider of recreation services
with approximately 30% of participants
coming from outside of the city (City of
McMinnville participation data, 2022). The
Department offers a wide array of year-
round classes, sports, social services
programs, and activities for people of all
ages as shown in Table 2-2.

Like many cities in the United States,
McMinnville faces challenges in the
delivery of recreation services in a

cost effective and efficient manner.

It is normal for parks and recreation
agencies to have strengths and
weaknesses. In January 2020, the City
completed a Facilities and Recreation
Plan & Feasibility Study to analyze the
condition of recreation facilities and
programs in McMinnville. The following
summarizes some of the key recreation
program findings from the assessment:

6 O + programs/events

Recreation Program Strengths:

Gymnastics

Youth sports and camps
Aquatics (swim lessons)

After school recreation activities

Opportunities for older adults

Recreation Program Wea knesses:

Cultural, visual and performing arts
Outdoor recreation
Education

Opportunities for adults, families and
teens

Opportunities for individuals with
disabilities and special needs

77’ 0 o O traditional recreation program participants in 2018-2019
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TABLE 2-2: RECREATION PROGRAM SUMMARY

Season

)
(72}
5 E
[
: 2 3
= < E
(7] I
5 5 :
e
) = o
[ (o] (7

Program Area

Water Fitness Classes .

Silver & Fit/Silver Sneakers/Senior

Fitness

Adult Fitness . . . .
Yoga . . . .
McMinnville Swim Club . . . . .
Barracudas Lap Swim . . . . .
Learn to Swim . . . .
Lifeguard Training . . .
Playschool, Pre-K, Toddler Programs . . . .
Summer Camps (29 offered) . . .
Gymnastics . . . . .
Art . . . . .
Theater . .
Soccer . . . . .
Tee-ball . .
Baseball/Softball 5 c . .
Volleyball . . .
Basketball . . . . .
Archery . . . .
Pickleball . . . . . 0
Ultimate Disc (Frisbee) . . .
Kayaking . . . .
Music . . . . . .
Birdwatching . . . .
Technical Programs . . . . .
Educational Classes/Lectures . . . . .
Day Trips . . . .
Personal Support . . . . . .
Social Groups . . . . .
Community Events . . . . . . .

Source: McMinnville 2019 Recreation Program Guides
Note: Program cost and capacity/demand varies by season.
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INDOOR RECREATION FACILITIES

The City of McMinnville’s park and recreation system also includes three indoor
recreation facilities that provide a diverse range of recreation programs and
services. Most of the Department’s indoor based recreation programming emanates

out of one of these facilities.

The COMMUNITY CENTER provides a

wide variety of programs, activities,
events, and drop-in opportunities for

all ages and abilities. Located within

easy walking distance of McMinnville’s
Historic Downtown District, the Center
includes recreational facilities, meeting
rooms, classrooms, and a performing arts
auditorium. Recreational activities include
basketball courts, pickleball courts, an
indoor track, racquetball, and the Tiny Tots
Indoor Playspace. The Center is also home
to the Mac Makerspace, a collaborative
project between the Parks and Recreation
Department and the McMinnville Public
Library with arts and crafts materials and
3-D building supplies.

The AQUATIC CENTER includes two indoor
swimming pools and a Fitness Center. The
Center is located adjacent to the historic
downtown, City Park and the McMinnville
Library. Recreational opportunities include
drop-in opportunities, swimming lessons,
water fitness classes, and specialty
programs such as sensory friendly swim
and kayak lessons.

The SENIOR CENTER serves the needs of
McMinnville’s older population through
recreational opportunities and human
service programs such as social events,
fitness classes, continuing education
courses, and other special interest
opportunities (e.g. cooking and art classes,
games, etc.).
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SYSTEMS OPERATIONS AND MAINTENANCE

Operations and maintenance are key to a safe, vibrant, clean, and sustainable parks

and recreation system.

STAFFING

Leadership for McMinnville’s Parks

and Recreation Department includes
the Parks and Recreation Director,
Recreation Sports Manager, Senior
Center Supervisor, Community Center
Manager, and Aquatic Center Manager.
The Parks and Recreation Department
is responsible for offering recreational
opportunities and programs for
residents, putting on several community
events, park planning and managing
recreation facilities.

Park Maintenance is housed within
the Public Works Department. Public
Works has an overall Director and

an Operations Superintendent who
oversees the Parks Maintenance
Supervisor and staff. Core services of
the Park Maintenance section includes
maintenance of park facilities and
amenities, turf/landscape, sports turf,
trees, buildings, skate parks, and play
equipment. Other core responsibilities
include recreation program facility
support, community event/volunteer
support, and emergency response.

The Proposed 2022-2023 Budget
includes 24.7 Full Time Equivalent (FTE)
employees for Parks and Recreation and
nine for Park Maintenance. The change
in FTE's for Parks and Recreation and
Park Maintenance are shown in Figure
2-4, with an overall decrease in Parks
and Recreation FTE's from the 2021-2022
fiscal year. The budget notes for Parks
and Recreation that “Staffing shortages
continue to complicate some programs
and could result in curtailed service
levels.”

VOLUNTEERISM

In 2021, 500 people volunteered with
Park Maintenance and 205 people
volunteered with Parks and Recreation.
These volunteer numbers were similar
to 2020, but there was about a 40%
decrease in volunteers during 2021.
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BUDGET

The Parks and Recreation budget comes
in part from the General Fun (Figure
2-3). The department saw a large dip

in actual revenue and expenses early

in the COVID-19 pandemic (fiscal year
2020/2021). Since then, revenue has
fluctuated between higher and lower
than pre-pandemic levels, and expenses

remain higher than pre-pandemic levels.

Outside of the General Fund, the 2022-

Chapter 2: 2024 Park System Snapshot

2023 adopted City Budget includes a
Park Development Fund of $2,348,041

as one of two funds within the Capital
Projects Fund. The Parks and Recreation
Director manages the Park Development
Fund. The Park Maintenance budget
comes from the General Fund and is
$1,481,894 for the 2022-2023 fiscal year.
Expenses are expected to increase by
23% over the next fiscal year and more
subtle increases have occurred over the
past five years.

FIGURE 2-3: PARKS AND RECREATION DEPARTMENT BUDGET

M Total Revenue

$5,000,000
Total Expenses
$4,000,000 $980,909
$3,000,000 .
$272,448
$2,000,000 [
$2,639,230.0
$1,000,000 $1,987,677.0
S0
2019/2020 2020/2021

$1,282,680
$768,775
$3,215,435.0
$2,767,168.0
2021/2022 2022/2023

Source: City of McMinnville Proposed 2022-2023 Budget

FIGURE 2-4: PARKS AND RECREATION EMPLOYEES, 2018/2019-2022/2023

50
40.4
40 36.2 374 36.7
30 24.7
20
9.8 10.6 10.6 10.5 2.0

10

0

2018/2019 2019/2020 2020/2021 2021/2022 2022/2023
FTEs - Parks and Recreation == FTEs - Park Maintenance
Source: City of McMinnville Adopted 2021-2022 Budget
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MAINTENANCE COMPARISONS

Maintaining parks and recreation
facilities is a major financial
responsibility for the City especially when
considering the growing population and
demands on the park system. While
historic and current budget data are
important to evaluate, maintenance
resource information from other park
systems provides a helpful comparison.
In Winter 2022, the City gathered
maintenance information from several
comparable municipal park system
providers in Oregon with a similar
population and park system size. The
following figures provide comparisons
to McMinnville with these communities
using park maintenance expenditures
and employees provided by the
respective cities.

Figure 2-3 provides a comparison of
maintenance expenditures per park acre
for McMinnville with comparable city
park systems. In general, a higher cost
per acre indicates greater resources to
care for each acre of park land. For 2022-
2023, the City of McMinnville budgeted
$1,481,894 to maintain 358 park acres.

McMinnville operates with slightly less
resources per acre than the average
comparable park system.

The cost to maintain each acre in
McMinnville is similar to West Linn which
has a similar park size and budget, but
only half as much as Woodburn and
Oregon City. While Woodburn has fewer
acres to maintain, Oregon City has more
park acres and a larger budget.

Figure 2-4 shows a comparison of park
acres per maintenance employee

for McMinnville, with comparable
community park systems. The ratio of
acres to employee helps illustrate the
overall workload needed by system

for park maintenance. For 2022-

2023, McMinnville has budgeted nine
maintenance employees responsible for
358 acres of park land, for an average
of 39.8 acres per employee. When
compared to the other cities, McMinnville
is above the average of 34.2 acres per
employee.
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FIGURE 2-5: MAINTENANCE EXPENDITURES PER PARK ACRE BUDGET COMPARISON,
2022-2023

Average [ 35,855

Oregon City $10,425
Woodburn $9,535
Lake Oswego $6,038
Redmond $5,269
McMinnville | NENERNNGEGEGEEE s4.139
West Linn $3,578
Grants Pass $2,000

$0 $2,000 $4,000 $6,000 $8,000 $10,000 $12,000

Source: City of McMinnville. All expenditures are from 2022-2023 adopted
budgets. Budget information and park acreages provided by individual cities.
Some cities, such as Grants Pass, have extensive open space in their park
system which typically requires less intensive maintenance.

FIGURE 2-6: PARK ACRES PER MAINTENANCE EMPLOYEE COMPARISON, 2022-2023

0 5 10 15 20 25 30 35 40 45
averoge I <

West Linn 37.9
vevinnvite - I :: :
Oregon City 30.6

Redmond 26.3
Lake Oswego 17.4
Woodburn 14.6

Source: City of McMinnville. Park acreages and number of employees provided by indi-
vidual cities. Some cities, such as Grants Pass, have extensive open space in their park
system which typically requires less intensive maintenance.
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Above: West Hills
Neighborhood Park
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VISION, GOALS,
AND OBJECTIVES

Driven by community needs and priorities identified
from the planning process, this chapter builds off

the 1999 Parks, Recreation, and Open Space Plan and
presents the envisioned future direction of the parks
and recreation system for the next 20 years. Existing
goals and policies from the City of McMinnville’s
Comprehensive Plan, MAC-TOWN 2032, and other
plans and studies also informed the vision, goals, and
objectives included in this Plan.

45
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3 VISION, GOALS & OBJECTIVES

The PROS Plan provides a 20-year
vision and guide for future projects,
policies, and programs built on
community values and needs.

COMMUNITY ENGAGEMENT
SUMMARY

A variety of meetings, surveys, and
outreach activities were conducted
throughout the planning process to
understand community needs and
priorities. Appendices B and D provide
more detailed results of the Plan’s
outreach efforts.

* Project Team Meetings: City staff
and the MIG consultant team (the
Project Team) held ongoing meetings
throughout the planning process to
discuss planned activities and review
draft materials and information. .
City departments included
representatives from Parks and
Recreation, Parks Maintenance, Public
Works, Community Development, and
Communications and Engagement.

 Diversity, Equity, Inclusion Advisory .
Committee (DEIAC): The City’s DEIAC
is an advisory committee appointed
by the City Council that is responsible
for making policy recommendations
to the City Council. In alignment with
the City’s strategic plan, MacTown
2032, this committee also advises
City staff on culturally responsive
service delivery, programming, and
communication strategies. The ‘

project team met with the DEIAC

on August 11,2022, May 11, 2023, and
September 14, 2023. The first meeting
was an opportunity to discuss
challenges and opportunities of
McMinnville’s PROS system through
the lens of equity and inclusion,

as well as discuss outreach ideas

to reach McMinnville’s diverse
population. At the second meeting,
the DEIAC reviewed community
outreach results and discussed key
needs. At the third meeting the DEIAC
discussed priorities for near and
long-term projects.

Parks Tour: On August 11, 2022, DEIAC,
Planning Commission and City
Councilors were invited to attend an
informational tour of McMinnville’s
parks system led by the City project
team.

In-Depth Interviews: In the summer
and fall of 2022, the project team
held eight one-on-one interviews
with City staff, members of the DEIAC,
and members of the community.
The interviews were intended to

help shape the public engagement
plan and hear from diverse voices,
including multi-lingual households.

Pop-Up Events: During a resource
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fair hosted by Unidos Bridging
Community (nonprofit organization
which advocates for Latino
immigrant families) in February 2023
and the Dia de los Nifio’s event in
April 2023, City staff hosted a Spanish
language pop-up event to provide
information about the plan, and to
learn about how people currently use
parks and recreation facilities, and
ask what facility improvements are
needed.

Focus Group: On February 28, 2023,
the project team held a meeting with
various City of McMinnville partners,
including Yambhill County, McMinnville
School District, Visit McMinnville,
McMinnville Downtown Association,
Linfield University, and Chemeketa
Community College.

Online Values and Needs Survey
(Survey 1)*: The City held an
interactive, map-based online
community survey that was open
for seven weeks, from December

16, 2022 — February 5, 2023. During
this time, 2,338 people responded.
Respondents represented a variety
of McMinnville residents, employees,
students, and visitors of many
demographics. Questions focused
on values related to parks and
recreation, how people use different
parks, what improvements are
needed, and recreation program
participation.

Decision-Maker Meetings: The
project team met with City Council
a total of seven times throughout
the planning process, including one

joint meeting with the McMinnville

School District Board of Directors on
March 22, 2023 and one joint meeting

with the Planning Commission on

September 20, 2023. The project team
met with the Planning Commission
individually an additional two times.
The meetings gathered feedback on
the various phases of the planning
process, discussed opportunities and
challenges, and answered questions.

Online Priority Projects Survey
(survey 2)*: The City held a second
interactive, map-based online
community survey that was open
from October 12, 2023 — November 19,
2023. During this time, 1,395 people
responded. Respondents represented
a variety of McMinnville residents,
employees, students, and visitors

of many demographics. Questions
focused on identifying community
priorities for Plan recommendations
and projects.

*Both surveys were promoted through
email blasts, yard signs in all parks, City
newsletters, social media posts, door-
to-door outreach, gift card drawings,
polling at Saturday soccer days with 800
families, and giveaways such as $2 bills
and City tote bags.
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Chapter 3: Vision, Goals & Objectives

VISION, GOALS & OBJECTIVES directly support the City of McMinnville
Comprehensive Plan. Objectives are

organized into five categories and
detailed throughout this chapter:

The renewed vision builds on community
aspirations from the 1999 PROS Plan that
focused on a high quality of life, a strong
community, environment, and economy. OBJECTIVES

The goals provide general direction
to decision-makers and staff for
implementing the vision and to
ensure a consistent long-term
direction. The Plan’s seven goals were
developed based on DEIAC, City leader, B
and community input, the Needs

Assessment, and the 1999 PROS Plan.

A PARKS AND FACILITIES

OPEN SPACES,
GREENWAYS, AND
TRAILS

RECREATION
PROGRAMS AND
SERVICES

The objectives guide system-wide
administration and management

of programs, activities, and actions

to achieve the long-term goals. The
objectives also clarify what the City
expects for future improvements to the
park system. Like the vision and goals,
objectives are expected to be achieved MANAGEMENT AND
over the next 20 years. However, there COLLABORATIVE
are several recommended objectives PARTNERSHIPS

that are already ongoing and should
continue as noted. These objectives also

MAINTENANCE AND
STEWARDSHIP

VISION
INCLUSIVE - INTERCONNECTED - VIBRANT - SAFE - WELCOMING

McMinnville, parks and recreation define our incredible city by bringing
the community together through an inclusive and interconnected system.
From natural areas, vibrant public spaces, and variety of parks, events,
and programs, our community enjoys a high quality of life that is safe and
welcoming for everyone.

Together, these opportunities provide for lifelong learning and fun for all
ages, healthy lifestyles and natural habitats, and community cohesion,
while also supporting our local economy, and unique heritage and culture.
McMinnville’s parks and recreation system is equitable for everyone in
every neighborhood, and we are committed to stewarding these places and
opportunities for future generations.
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GOALS

The City of McMinnville strives to achieve this vision through the
following goals for parks, recreation, and open spaces.

Ensure equitable park access by striving for universal design in parks
and facilities, enabling year-round outdoor recreation, and providing
parks within a 10-minute walking distance of all residents.

] ENSURE EQUITABLE PARK ACCESS

SUPPORT COMMUNITY COHESION

Provide opportunities and events for social gatherings, empower
residents in decision-making, and build long-term support for the
system by strengthening partnerships.

PROVIDE A WELCOMING SYSTEM

Support projects, policies, and programs that reflect McMinnville’s
different cultures and ethnicities, age groups, incomes, abilities, and
backgrounds.

PROVIDE SAFE AND CLEAN PARKS

Provide safe and clean parks through regular maintenance of public
spaces and amenities, replacement or repair of aging facilities,
increased maintenance capacity as new parks and facilities are
added, and a collaborative approach to addressing unsafe activities
and behavior.

SUPPORT DIVERSE RECREATION OPPORTUNITIES

Provide a diverse range of opportunities at different scales and in
different locations throughout the park system.

CELEBRATE AND PRESERVE NATURE

Protect natural resources, wildlife habitats, and tree canopy while
fostering environmental stewardship and expanded water access,
educational opportunities, and ways to experience nature.

INCREASE OFF-STREET TRAIL CONNECTIONS

Integrate off-street trail connections for non-motorized
transportation and recreation, while creating better linkages between
parks, neighborhoods, and community destinations.

N OO O b WODN
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City Park

A PARKS AND FACILITIES

A.1 Equitably distribute park and
recreation facilities.

Strive to ensure that all neighborhoods
are within a 10-minute walk/bike
distance (%4-mile to %-mile) to a park
and recreation area through the
recommended level of services, and
recommendations in the Plan. Prioritize
future parks and recreation facilities in
underserved areas with the greatest
need. Use outcomes of the park equity
and access mapping analysis to
prioritize improvements in underserved
areas of McMinnville.

A.2 Maintain current parkland level of
service standards as one of several
ways to meet parkland needs.

Strive to exceed a total minimum ratio of
10.3 acres of parkland per 1,000 residents.
This minimum ratio should serve as one
of multiple benchmarks to measure
needs when combined with other factors
including park quantity, quality, and

access.

*See page 64 for how current and
recommended conditions compare to these
standards.

A.3 Apply updated facility guidelines.
Continue to provide a variety of
recreation facilities based on national
benchmarks (National Recreation and
Park Association metrics) of comparable
park systems as a guideline. As
guidelines, these ratios should continue
to be monitored and adjusted to
account for changing recreation trends
and community growth.

a. Basketball courts - full court (1 per
7,17 residents)

b. Rectangular fields (1 per 4,947
residents)

c. Tennis courts — outdoor (1 per 5,815
residents)

d. Pickleball courts — outdoor (1 per
9,257 residents)

e. Diamond (baseball/softball) fields
(1 per 5,033 residents)

f. Multiuse (tennis, pickleball, and
basketball) courts (1 per 14,800
residents)
*See page 83 for how current and

recommended conditions compare to these
standards.
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A.4 Design and monitor parks and
facilities for safety.

Apply a range of design and
management strategies to create
safer and more welcoming parks

and recreation facilities. This includes
designing to ensure surveillance and
clear sight lines into the site from
surrounding uses to help reduce crime,
vandalism, inappropriate activities,
and address personal safety concerns.
Provide lighting and video surveillance
where appropriate. Allocate adequate
security/park ranger resources to
monitor activities, deter crime, and
support safety in parks and open spaces
for all users.

A.5 Prioritize park accessibility
improvements and design.
Complete an ADA assessment and/
or transition plan to identify required
upgrades in accordance with the
Americans with Disabilities Act. Apply
accessible design best practices

to new parks and facilities that at a
minimum meet and/or strive to exceed
ADA standards and include sensory
elements.

A.6 Develop interactive, unique
play areas across the park system.

Incorporate barrier-free and universal
play areas, water play and nature play. If
a park is located near another play areaq,
consider further investments in existing
play infrastructure at the adjacent site
rather than duplicating the same style
and design.

A.7 Create unique parks and
memorable and engaging spaces.
Emphasize park design, site character,
identity, and sense of place through

the use of art, colors, plantings, natural
elements and topography. Incorporate
natural, cultural, and historical elements
and interpretive/ educational features
to convey the regional, local, or site-
specific context.

A.8 Design parks with consideration
for sustainability, water quality, water
conservation, flood impact mitigation,
and wildfire resiliency.

All new recreation facilities should be
designed and constructed using green
design and sustainable development
practices. New facilities should be
designed for energy efficiency,
climate/natural disaster resiliency,
water conservation, water quality
improvements, and to minimize impacts
to the natural environment.
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A.9 Add a greater variety of facilities
within existing parks.

Community gardens, natural play areas,
all-abilities playgrounds, off-leash dog
areas, a new skate park with accessible
features, multi-use courts, all-weather/
year-round facilities (turf fields, covered
courts and play areas, etc.), and other
recreational facilities are all needed

in McMinnville. Several existing parks
have capacity to either replace or add
these facility types. Consider prioritizing
adding needed facilities and amenities
to existing parks prior to developing new
sites.

A.10 strategically increase permanent
restrooms to enhance visitor comfort
and park use.

Strive to provide safe and well-
maintained permanent restrooms in
community and at trailheads, prioritizing
parks with the highest use and need.
Only provide restrooms in neighborhood
parks if deemed necessary by park use
and design. Utilize permanent restroom
models that support safety and
accessibility.

A.11 Provide updated, comprehensive
signage to direct users to parks and
provide information and interpretation
within parks and facilities.

Convey history and culture through art
and interpretive installations. Include
interpretive elements about local history,
fish, wildlife, native plants, conservation,
and indigenous people. The signage and
wayfinding system should be based on
a thoughtful and easy-to-understand
design that utilizes inclusive interpretive
design and adheres to a common
design and branding theme that is
consistent across all park and recreation
providers (City, State, Federal). Consider
providing QR codes on signage to

allow for additional information,

reduced signage sizes, and language
translations.

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN

Page 75 of 556



A.12 Continue pursuing a new
community recreation and aquatic
center.

As recommended in the Parks,
Recreation & Library Buildings Plan
(2021), determine the possible role

of any partners in the operations of

the aquatic/recreation center or the
provision of programs and services in
the facility. Determine possible reuse
options (or demolition) for the existing
Aquatic Center and Community

Center buildings. Due to the Aquatic
Center’s current location within a park,
intentionally redesign the area as the
gateway to 3rd street and along the
main highway through town. Plan to take
these structures off-line as recreation
facilities as soon as the new aquatic/
recreation center opens and remove
them from the Parks and Recreation
budget. Utilize indoor recreation facilities
that are flexible and multi-use to support
year-round physical and mental health
and reduce social isolation. Ensure
capacity, open hours, and accessibility
are strategically maximized.

A.13 Evaluate senior center expansion
feasibility.

As recommended in the Parks,
Recreation & Library Buildings Plan
(2021), complete a planning study for the
expansion of the Senior Center. Confirm
amenities and their sizing for the facility
to develop a concept plan for the
expansion.
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Tice Woods - Rotary Nature Preserve

OPEN SPACES,
GREENWAYS, AND TRAILS

B.1 Acquire new natural areas and
protected open space.

Acquire open space lands with the goal
of protecting unique environments

and providing low impact recreation
opportunities such as hiking, picnicking,
and wildlife viewing.

B.2 Connect to the South Yamhill River.
Pursue phased implementation of
Transportation System Plan projects that
connect McMinnville’s trail network to
the South Yamhill River and its tributaries
such as Cozine Creek and Baker Creek
to increase access to water, nature, and
wildlife viewing opportunities. Acquire,
develop, and/or activate strategic areas
along the river and creeks within existing
parks or as part of future park or natural
area opportunities to provide community
water access.

B.3 Prioritize access to nature and
preservation of natural resources.
Provide opportunities for residents and
visitors to connect with nature via new
or improved access to natural areas.

Create or preserve meadow habitat

in natural areas or transition spaces
between developed and natural areas
(habitat friendly native grasses and
herbaceous perennials/annuals/
bulbs that require minimal mowing/
pruning and weed management).
Reveal and enhance nature and natural
processes using native plants and by
using stormwater management as a
functional and aesthetic park feature.

B.4 Incorporate habitat and nature in
McMinnville's developed parks.
Promote site-appropriate habitat and
nature in parks by planting more large
canopy trees and clusters of trees,
adding more understory plantings and
richer planting palettes, replacing of turf
with ecolawn, and adding rain gardens
and green stormwater infrastructure.
Reestablish Camas and other
traditional/native prairie plants and
edible flora. Also focus on creating year-
round pollinator friendly environments
with clustered native flowering plants
such as Vine Maple, Lupine, and the
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Tall Oregon Grape (the Oregon state
flower). Attracting bees, butterflies,
hummingbirds, and other pollinators is
essential for local food production and
overall ecosystem health.

B.5 Integrate site-specific flood
mitigation measures into site design.
Parks in flood zones, such as Joe Dancer
Park, should be managed and designed
to work with natural systems. Where
feasible, these measures (such as berms
and detention ponds) should be wide
enough to maximize mitigation potential
and be designed to include changes

in topography to slow water, while also
designed for passive recreation and
non-motorized connections. Where
possible, impervious surfaces should

be minimized to reduce additional
runoff, while choosing landscaping that
will help absorb runoff and associated
pollutants.

B.6 Improve community walkability and
bikeability.

Continue to provide and expand an
interconnected, accessible pedestrian
and bicycle system that safely links
McMinnville’s parks and open spaces

to other parts of the city including
neighborhoods, commercial areas,

downtown, schools, and regional trail
systems.

B.7 Pursue natural surface trails in parks
and natural areas.

A system of natural surface trails should
be provided to offer single and multi-
use trail access in parks and natural
areas. New trails should be considered
on a case-by-case basis where there

is public access and include accessible
options as part of the connected trail
network.

B.8 Implement the City’s Transportation
System Plan (TSP) to provide safe and
direct connections for pedestrians and
bicyclists.

Acquire and develop segments of off-
street trails as envisioned in this Plan
and continue to prioritize completion

of the pedestrian and bicycle network
identified in the City’s current TSP

and future TSP updates. Develop safe
crossings and attractive trail entries
and trailheads at connecting parks,
with signage marking trail distance

to community destinations. Continue
collaborating with other agencies and
the public to prioritize user safety of the
trail system through planning, design,
maintenance, and enforcement.
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City Park

RECREATION PROGRAMS
AND SERVICES

C.l1Increase recreational programs and
events in parks and facilities.

Continue to provide a full range of
fundamental recreation programs
provided by the City and other

partners. Seek opportunities to expand
and diversify existing programs and
emphasize new programs. Consider
existing demand when expanding
program offerings and capacity. Focus
recreation options in the following
program areas: aquatics, adult

fitness, sports, and wellness classes,
community events, arts and culture, and
opportunities and programs for youth,
children, and young adults and teens.
Consider the following:

a. Recruit non-profits, partners, or
individual recreation providers to
offer free or fee-based activities in
parks. Establish a user agreement
with guidelines on park or facility
costs and use.

b. Establish a competitive recreation
grant fund and process to fund
programs and community events
provided by other partner providers

and non-profits or individuals in City
parks and facilities. Develop criteria
for award selection and distribution
identifying target programs (e.g.,
community, neighborhood and
family activities, teen and adult
programs, multi-cultural and Latino
activities, events, or programs) and
target audiences (youth, teens,
seniors, low-income persons, people
with disabilities and/or underserved
populations).
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C.2 Program parks and facilities to
encourage use, activity, and safer
spaces.

Program parks to generate activity at
different times of the day, during the
evening, and on weekends:

a. Offer programming at underused
parks or spaces that will encourage
more widespread use of parks and
increase use.

b. Locate programmed activities
along site edges, entrances or along
a main pedestrian path to promote
community access and visibility.

c. Ensure that programmed activities
take place from early morning to
evening all times of day, and days of
the week to ensure working families
and individuals can have access to
activities.

d. Increase outreach and marketing
to expand community awareness of
park programming opportunities and
events. Market programs through a
variety of platforms and methods to

encourage community-wide visibility.

C.3 Explore pilot programs to encourage
recreation participation.

Provide pilot programs to attract people
to parks, create a volunteer program,
and test viability of new and emerging
classes, recreation programs and
events. This experimental approach may
not always result in viable programs but
will allow the system to evolve over time
and respond to changing community
preferences and needs. Continue to
track trends on a regional and national
basis to determine possible pilot
programs.

C.4 Explore a variety of parks and

open streets events at different scales.
Continue to partner with the McMinnville
Downtown Association and others to
create, market, and staff a pop-up park
and additional open street events with
food, music, games, and other activities
like the UFO Festival. Include interactive
outreach activities at community events
to learn more about needs in the area
and perceived barriers to recreation
options and park use.
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C.5 Recruit local businesses,
entrepreneurs, and private industry
partners to increase variety and expand
program offerings.

Partner with non-profit groups such as
Unidos, or higher education providers
such as Chemeketa Community College
and Linfield University to offer culinary
arts courses, business management and
operations programs, and other similar
opportunities while supporting small
businesses and job recruitment.

C.6 Promote events to increase
community cohesion and inclusion.
Continue to sponsor or facilitate
community-wide activities and events
that promote interaction among people
of different generations, cultures, and
abilities like the citywide Summer Fun
activities. Coordinate community
partners to provide and facilitate
opportunities for recreation programs
and sites. Enhance programs, activities
and events for multi-generational
families, teens/young people, and multi-
cultural residents. Provide recreation
materials in both English and Spanish.
Consider establishing an annual
marketing plan and hiring a Marketing
Coordinator.

C.7 Identify opportunities for arts and
culture programming.

Support local arts and culture in
McMinnville by teaming with area
partners including Visit McMinnville,
Yambhill Valley Heritage Center, and
others, as well as local galleries and
artists. Include interpretation of the local
and regional heritage, tribal traditions,
and natural, cultural, and historical
resources.

C.8 Facilitate events to promote
regional tourism.

Work with partners to provide
community and regional-scale events
and revenue-generating activities in
public spaces in and around downtown,
such as in City Park, to support tourism
and associated benefits for local
restaurants, galleries, and businesses.
Avoid larger-scale events and
tournaments that are not supported by
sufficient infrastructure, maintenance
and staffing to address site impacts and
direct needed resources to core park
and recreation services.
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C.9 Add games (temporary or
permanent) to increase activity at
parks and encourage social interaction.
This could include bocce ball, futsal,
shuffleboard, 9 square, ga-ga ball,
bocce ball or similar activity. Invest in
more mobile recreation equipment and
pop-up activities and games that can
be used in different parks, then stored
and secured when not in use.

C.10 Establish an adequate
programming operations budget.

As recommended in the Parks,
Recreation & Library Buildings Plan
(2021), establish an adequate operations
budget for one facility and the indoor
programming there, to support growth in
programs and services. Apply this same
model to youth and team sports, the
Senior Center programming as well as
new/free community programs. This is
estimated to be an additional $25,000 to
$35,000 per year across most program
accounts with an additional $25,000 to
$30,000 in revenue.

C.11 Monitor and adjust recreation
staffing levels based on participation
levels and program offerings.

When combined with other staffing
strategies outlined in this chapter,

the City should ensure that non-City
providers provide staffing to offset City
staffing needs. The City should consider
additional City programming staff based
on cost recovery goals of program
offerings and the recommended
operations budget for indoor
programming (Objective C.10).
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Kiwanis Park

MAINTENANCE AND
STEWARDSHIP

D.1Increase park and facility
maintenance staffing numbers.
Reduce the ratio of maintained acres to
32.5 acres per FTE. Maintenance staff are
responsible for carrying out routine and
ongoing maintenance across the park
system and for groundskeeping, as well
as responding to unplanned requests
or special projects. Maintenance is a
top priority and will provide needed
resources to respond to increasing
park impacts related to trash pick-up,
mowing, vandalism, and other needs.

D.2 Budget at least $5,000 per acre per
year for the maintenance of developed
park acreage.

The City should establish a minimum
threshold for park maintenance services
at $5,000 for each developed acre; an
increase of approximately 21% from the
current average. After several years,
the actual cost should be re-evaluated
to account for inflation and to ensure
sufficient maintenance of existing parks
and new parks. This figure is exclusive
of major capital renovation and repairs.
The City should adjust this minimum

threshold periodically to account for
inflation.

D.3 Design parks to create transitional
zones between manicured areas and
natural areas such as forests and
wetlands.

Create transition areas between
developed and natural areas to promote
parks and open spaces as an extension
of natural systems. Use transition
plantings such as habitat friendly native
plants and understory vegetation to
soften edge zones, reduce maintenance
demand, promote natural processes,
and enhance habitat value.

D.4 Develop a capital improvement
program, which specifies a six-

year schedule for acquisition and
development of park and recreation
lands.

Create and update a formal capital
improvement plan that is adopted as
part of the city’s budget process. This
will increase transparency on project
priorities with the public and ensure
alignment with financial resources.
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D.5 Employ a tiered maintenance
system based on park type.

Develop a tiered maintenance system
based on the needs and characteristics
of specific parks. The four-tiered system
should be applied to existing parks and
facilities to determine maintenance
level of service and to ensure adequate
resources and future budgeting.

a. Basic: Most natural areas and
underdeveloped parks should receive
a basic level of maintenance. The
basic level of maintenance includes
routine monitoring, inspection and
care of recreation facilities, natural
areas, and landscaping. At a basic
level of maintenance, the City
provides routine maintenance for
health and safety, but no specialized
care for asset protection. A sub-
category for undeveloped land is part
of this maintenance type and would
include limited responsibilities, except
for emergency needs.

b. Standard: More heavily or
frequently- used sites require a
higher standard of maintenance.
These sites receive the types of
maintenance provided at “basic”
maintenance sites on a more
frequent basis.

c. Enhanced: Enhanced maintenance
is needed at sites that include
specialized assets and are highly
visible and heavily used. These sites
are maintained at the highest level
and receive priority during peak use
times.

D.6 Provide periodic updates to the
maintenance asset management tool.
The City’'s asset management software
tool should be periodically updated

to re-evaluate costs, track the life

cycle of park assets and implement

an annual replacement schedule. This
should include a range of routine and
ongoing maintenance responsibilities
including mowing, trash pick-up,

turf and irrigation repair, restroom
sanitation, vandalism remediation as
well as longer-term or periodic tasks
such as troil/pothwoy resurfacing and
equipment replacement. Dedicate a
capital repair and replacement reserve
fund to reinvest in aging facilities over
their lifespan.

D.7 Apply best practices in sustainable
maintenance and operations.
Incorporate sustainable park and facility
maintenance practices to reduce
waste, conserve water, promote energy
efficiency, and mitigate potential
environmental issues (including invasive
species. Examples include performing
regular energy audits, promoting
recycling, and regular training of
maintenance staff on current best
practices in sustainable management.
Materials appropriate to the local
climate should be required in equipment
purchases.
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Wortman Park

MANAGEMENT AND
COLLABORATIVE PARTNERSHIPS

E.1 Create a parks and recreation
advisory committee.

Form a city-wide advisory committee

to provide guidance on proposals and
topics related to the park and recreation
system to the City Council.

E.2 Promote diversity, equity and
inclusion in McMinnville parks and
recreation.

Continue to collaborate with other
departments and organizations to
improve diversity, equity and inclusion in
parks and recreation. Convene regular
meetings with the proposed parks

and recreation advisory committee,

the Diversity, Equity, Inclusion Advisory
Committee (DEIAC), community leaders
and community-based organizations
to improve outreach efforts and
organizational cultural competency.

E.3 Continue partnership with
McMinnville School District.

Continue to maintain a cooperative
relationship with the McMinnville School
District regarding the development, use,

and operation of school facilities and
parks located adjacent or near schools.
Regularly coordinate and collaborate
on areas of common interest and
ensure both organization’s values, needs
and capacity are considered through
planning and decision making. Improve
communications with the McMinnville
School District, with the City acting as

a liaison with private and non-profit
recreation organizations.

E.4 Update and formalize facility use
agreements.

Regularly revisit agreements with
institutional or long-term users such
as the McMinnville School District,
Linfield University, Soil and Water,
Watershed Council, club sports, and
others for facility use. Discuss potential
programming arrangements to
maximize recreational options for the
community.
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E.5 Employ equitable and inclusive
place naming practices.

Conduct intentional outreach to ensure
the names of future parks and facilities
promote community values, cultural
diversity, and a sense of belonging for all
community members.

E.6 Improve communication with

all residents and highlight success.
Communicate progress made to
achieve community recreation
priorities and provide pathways for
additional community feedback on
future programming and development.
Promote PROS Plan goals through a
variety of media, including utility bills,
events, press releases, email, and social
media. Continue to reach out to the
Hispanic/Latino community through
contacts and processes identified in
this planning process, using tools such
as Facebook and culturally specific
messages to increase involvement.
Improving communication and
demonstrating successes will help
increase partner involvement and voter
support for future funding measures.
Establish being bilingual as an important
hiring criterion and actively recruit staff
that speaks fluent Spanish for front line
staffing positions.

E.7 Continue expanding partnerships in
downtown McMinnville.

Ensure that parks (especially City Park)
and recreation are a central ingredient
in strengthening the downtown.
Continue working with the McMinnville
Downtown Association, McMinnville
Area Chamber of Commerce, private
partners, and other groups to discuss
opportunities for activating downtown
through open street events, programs
and events of all sizes, and renewed
parks and facilities in and around
downtown.

E.8 Expand volunteer programs.
Continue to leverage volunteer
opportunities in McMinnville and
expand, formalize and coordinate
volunteer recruitment along with

new pilot recreation programs, park
clean ups, events, and activities.
Develop a volunteer credit program to
encourage volunteerism and recreation
participation. Work with Linfield University
to develop a student volunteer program
to support recreation programs and
community events. Budget for a
volunteer coordinator to manage/
improve volunteer programs, oversight,
relationships and communications with
partners, volunteers, and City staff.
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Above: Rotary Nature
Preserve
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OPPORTUNITIES

McMinnville residents believe strongly that parks, the
trail network, and variety of facilities and programs
are important to their quality of life. Despite this,
there are unmet needs in the park system. This
chapter presents the findings from the community
engagement process and technical analyses used
to assess community needs for parks and recreation
and identify opportunities for future improvements.
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4 OPPORTUNITIES

McMinnville’s PROS Plan is rooted in
equity and intended to reflect the
current and projected needs of the
community.

ENGAGEMENT COMMON
THEMES

Across all activities, there were several
common engagement themes that
emerged and informed opportunities for
McMinnville’s PROS system.

» Parks and recreation provide a high
quality of life: According to the survey
results, nearly all respondents feel
that parks are important and most
(70%) visit parks regularly. Results
from other outreach activities also
highlighted the importance of parks
and recreation in McMinnville.

» Safe parks and public spaces:
Feeling safe in parks and recreation
activities was a top priority across
community outreach activities. The
top concerns reflect national issues
relating to the presence and/or
perceptions of homelessness, drug
activity, and mental iliness in and
around parks and public spaces.

« Improving Accessibility: Many parks
have ADA accessibility issues and
physical barriers to access park
features for people with disabilities
and missing or narrow pathways.
Meeting ADA standards does not
remove all barriers and should be

considered a minimum that may
not meet the City’s equity and
inclusion goals. Responses from
outreach activities identified a lack
of opportunities for older youth and
children with special needs.

Improved City outreach and
communications: Responses noted

a need to improve information
sharing about what the City offers the
community.

Addressing aging parks and
facilities: Outreach results indicated
a desire for improvements to aging
parks and facilities. In particular,
some play equipment is aging and,
if it doesn’t already, will likely need
replacement within the next 5-10
years.

Improving equity in program
offerings: Overall, respondents
expressed a need for more
community-wide activities to allow
diverse members of the community
to interact and feel connected. Some
comments suggested that there are
currently limited opportunities for
people who speak a language other
than English, or events or programs
catered to a diversity of cultures in
McMinnville.
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» Greater variety of activities,
especially in older neighborhoods:
There is some concern that new
housing and growth areas will
continue to get new, higher quality
parks and facilities while established
neighborhoods will not receive the
same level of investment at existing
parks. High school focus group
students expressed a need for more
than just “grass and concrete”, with
more outdoor activities (facilities) for
teens and more access to nature.

» Connecting to nature: Across all
outreach activities, respondents
expressed a desire to prioritize
access to natural areas and preserve

FIGURE 4-1. COMMUNITY VOICES, SURVEY 2

A trail connecting the
city would enhance the
need of community and
cohesion.

Chapter 4: Opportunities

wildlife habitat, tree canopy, and

the natural environment. There is no
formal public river or creek access in
the system, yet there is potential in
some existing parks for access.

Improved bike and pedestrian
connections to parks and recreation
facilities: Connections throughout
the city and to parks and recreation
facilities is a key need, including
trails, sidewalks, bike facilities, and
access points. Respondents to the
survey indicated that existing trails
are popular, and many use these
facilities for recreation as well as
transportation.

Please create more dog friendly
areas. Not just dog parks, but off

leash sections of current parks
or nature areas that are open to
dogs on leash.

A safe place to live, grow,
learn, and work are the
most important things.

I think we should spend our

money maintaining what we have
to a higher level and not add any
additional parks. Make the ones we
have better and safer and people
will connect to them. Having many
that are only maintained to a
medium level is less valuable.

I have lived in McMinnville my
whole life, there has always
been a lack of entertainment for
youth here. Some much needed
updates I think would be a great
asset for our children, to be able
to have a fun safe place to be
with friends and family.

I love our park
system. It’s time to
“fine tune” it for the
next generation.
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PARK LAND NEEDS

To assess park land needs, the project
team addressed park equity and access
based on findings from community
outreach, as well as mapping of existing
parks and recreation areas and different
demographic data within the city.

PARKLAND LEVEL OF SERVICE

As a minimum numeric based
measurement, the existing level of
service for parks is a measurement

of developed park acreage per total
population. It is expressed as a ratio of
acres to 1,000 residents. The 1999 PROS
Plan established level of service goals
based on guidelines from the National
Recreation and Park Association (NRPA).
Since then, NRPA has recommended
shifting away from guidelines related
to numeric based standards for
community park systems and has more
recently recommended using a variety
of indicators to influence needed parks
and facilities. In particular, the cost to
build, maintain and operate any new
park or facility is one of the most critical
factors that influences how much the
city is able to take on in addition to
existing resource needs.

As a minimum, the existing parkland

level of service should serve as a
benchmark to measure needs when
combined with other factors including
park quantity, quality, and access.
McMinnville currently provides a total
of 10.3 acres of park land and open
space per 1,000 residents based on
2021 population estimates (Table 4-1).
When applying the 20-year population
estimate to the current park acreage,
the future parkland level of service
would be 7.5 acres per 1,000 residents
with no new park development, a
difference of approximately 134 acres.

Growth Management Plan and
Future Growth Areas

The City’'s Growth Management and
Urbanization Plan (MGMUP) used some
assumptions from the PROS Plan but
used a different population estimate
for a UGB designed to accommodate

a population of 44,055 residents by
2023. That growth rate was not realized
and land use planning is now based on
different population forecasts according
to state law, with adoption to occur by
the end of 2023.

Table 4-2 shows the potential
assignments of park land need per
study area based on the MGMUP.
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TABLE 4-1: CITY OF MCMINNVILLE CURRENT & FUTURE PARK LAND LEVEL OF SERVICE
COMPARISON (2021 AND 2041)

2021 2041

Population Population

Parkland LOS | Parkland LOS
Park or Facility Type (acresf1,000) | (acres/1,000)
Neighborhood Parks 16.9 0.5 0.4
Parklettes 2.3 0.1 0.0
Community Parks 163.7 4.7 3.4
Special Use Parks 3.6 0.1 0.1
Linear/Trail Parks 43.8 12 0.9
Natural Areas 123.4 3.6 2.6
Undeveloped 4.2 0.1 0.1
Total 358 10.3 7.5

Source: City of McMinnville; 2021 Population Estimate (Census); 2041 Population Estimate (McMinnville
Housing Needs Assessment, 2019; Population Research Center, PSU, 20]7)

TABLE 4-2: GROWING MCMINNVILLE MINDFULLY; MCMINNVILLE GROWTH MANAGEMENT
AND URBANIZATION PLAN PARK LAND NEEDS

Planning Area

Ridge [Riverside|Redmond Riverside

Park Type South | Hill Road North
Neighborhood

[ ] ([ ] [ ] [ ]
Parks
Community Parks ° °
Greenways/

[ ] [ ] ° [ [

Natural Areas

Source: City of McMinnville Growing McMinnville Mindfully; McMinnville Growth Management and
Urbanization Plan, 2003 — 2023, “Findings”, and Growth Management and Urbanization Plan, 2003-2023.
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PARK ACCESS GAPS

Park distribution and access is another important way to measure park land need.
To ensure equitable park access, the project team analyzed park access within a
%-mile and %.-mile distance from park access points. This is roughly the equivalent
of a 10-minute walk. The analysis also addressed unique demographic and socio-
economic information within the park service area gaps.
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WHY IS EQUITABLE PARK ACCESS
IMPORTANT?

Parks promote healthy,
connected, & resilient
communities.

Parks increase physical activity, reducing the
risk of chronic diseases, obesity, and cancer.

Parks improve mental well-being and
productivity by reducing stress, anxiety, and
depression.

Parks encourage community connectivity by
decreasing social isolation and the
associated risks of dementia, heart disease,
and stroke.

L b

Parks reduce crime rates and encourage
community safety, trust, and capacity.

Parks improve environmental health and
ij climate resilience by providing cleaner air
and water, reducing urban heat, and
Dy protecting against natural hazards and
disasters.

Parks promote economic activity, a high
B I quality of life, and place-based tourism.

Source: MIG, The Health Benefits of Parks and Their Economic Impacts (Urban Institute)
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DEVELOPED
PARKS SERVICE
AREA

Map 4-1shows % and 2 mile service
areas from developed parks. While
much of the city is within a 10-minute
walk from a park, the north central area
of the city is noticeably lacking parks
but does have a consistent grid street
network which allows for more direct
connections. In that area there are
several residential developments and
schools. Elsewhere, a lack of connections
appears to be the limiting factor for
park access where existing parks are
otherwise in proximity. On the northeast
side of the city, the highway serves as

a barrier between neighborhoods and
Wortman Park. The residential areas
south and east of Joe Dancer Park are
separated by the Yamhill River. Airport
Park and Baker Creek North Park are on
the far southeast and northwest corners
of the city but are near a limited street
network. Some of this is in undeveloped
areas where there are opportunities for
increased connectivity as development
occurs. Other walkshed gap areas are
primarily outside of residential areas.
Areas that do not have a 10-minute walk
to a developed park include:

« Central, near Memorial Elementary
and the High School;

«  West, including areas within the
Urban Growth Boundary (UGB)
(planning for urbanization would also
need to account for parks);

« South, near Linfield University and
south of Joe Dancer Park; and

« East, along the eastern end of E
Salmon River Highway, including
areas in the UGB.
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MAP 4-2

ACCESS

TO SPORT
FACILITIES AND
PLAY AREAS

Map 4-2 shows % and % mile service
areas from parks and schools with play
areas and sports fields or sports courts.
When compared to Map 4-1, Map 4-2
shows gaps in other areas of the city
and demonstrates the importance of
partnerships with the McMinnville School
District and Linfield University. Areas that
do not have a 10-minute walk to sports
facilities and play areas include:

« West, aside from the immediate
surroundings of West Hills Park and
Jay Pearson Neighborhood Park;

« Central, east of Downtown; and

« East, along the eastern side of Hwy.
99 and the E Salmon River Highway,
including areas in the UGB.
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EQUITY FINDINGS

The planning process focused on equity, identifying historically underserved
neighborhoods with a greater need for park and recreation services, and ensuring
that underrepresented community members have a voice. The following maps show
areas that lack nearby park access, and areas with a greater concentration of lower
household incomes, higher population density, youth population, and areas with a
greater percentage of people of color using Census block group data (US Census
ACS 2015-2021). In each map, the black hatched areas represent areas of the city
within a 10-minute walk/bike distance (%4-mile to %-mile to a developed park).

FIGURE 4-1. POPULATION DENSITY

Source: MIG, US Census ACS 2015-2021

Areas with higher population density are important to consider as these areas
typically have a greater percentage of housing types without yards or greenspace,
including multi-unit housing or homes on smaller lot sizes. The residential density
map identifies areas with a greater concentration of residents per square mile. The
north central area and southern edge of the city have higher population densities
but lack walkable access to parks. Other areas with a higher population density are
well covered by walkable park access.
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A mix of large community parks, smaller neighborhood parks and even
smaller pocket parks that provide equitable access to nature, rest, and play
for all of McMinnville’s residents and visitors alike.

-Online Survey 1 Respondent, Vision for the PROS system

FIGURE 4-2: AVERAGE HOUSEHOLD INCOME

Source: MIG, US Census ACS 2015-2021

Lower income areas have often less public investment historically and may still have
inequitable park access as a result. The average household income map identifies
neighborhoods with lower incomes and a greater need for affordable or free park
and recreation opportunities. Households in north central and southwestern areas
of McMinnville primarily have low to medium incomes of $36,000 to $63,000. This

is lower than most of the rest of the city. Households on the north, west, and south
edges of the city within park access gaps generally have higher annual income of at
least $81,000 per household.
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FIGURE 4-3: POPULATION OF COLOR

Source: MIG, US Census ACS 2015-2021

Across the U.S,, communities of color have been historically disadvantaged through
segregation, discrimination, environmental justice issues, and lack of public
investment in facilities like parks and recreation. The population of color map shows
areas with a greater percentage of the non-white population where there may be
a greater need to understand different interests, concerns, or values than other
areas of the city. Like the previous maps, the northeast side of the city lacks nearby
developed park access, but this area also has a greater percentage of people of
color. Another area with a higher percentage of people of color is around Linfield
University (to the south) which does have nearby developed parks.
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FIGURE 4-4: POPULATION UNDER 18

Source: MIG, US Census ACS 2015-2021

Parks provide a range of benefits for youth of all ages including support for social
development, access to greenspace, and healthy activity options without needing
to drive a car. The population under 18 map indicates areas of the city that have
children or families. These areas may have a need for a greater variety of options.
The areas of McMinnville with higher youth populations are in the northeast side
of the city, but this likely represents a small number of residences within the area
covered by walkable park access. Other areas with a higher percentage of youth
and without nearby park access include the north central areqa, and western, and
southern edges of the city.
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RECREATION FACILITY NEEDS

To identify recreation facility needs,

the project team incorporated both
statewide and regional trends as well
as community engagement results.
Consideration for McMinnville’s unique
needs, such as the rainy climate, should
continue to inform facility needs.

STATE AND REGIONAL TRENDS

Recreation trends at the national, state
and regional level provide additional
insight on popular activities, challenges,
and potential opportunities to consider
in the City’s park and recreation
system. This section includes relevant
information from Oregon’'s Statewide
Comprehensive Outdoor Recreation
Plan (SCORP) 2019-2023. The SCORP
provides necessary guidance for state
administered grant programs including
the Local Grant, County Opportunity
Grant, and Recreational Trails grant
programs. The SCORP is about statewide
recreation including local recreation
facilities, not just state parks.

The SCORP measures statewide and
county needs based on a survey of
Oregon public recreation providers.
Respondents were asked to rate the
importance of county-level funding

need for a variety of recreation projects
in their jurisdiction. Trails, playgrounds,
and restrooms were the top needs at
both the state and county level (Table
4-3).

The SCORP also includes statewide
survey results for Oregon residents
conducted by the Oregon Parks and
Recreation Department. The survey
asked residents to prioritize investments
in their park and recreation system.

The survey shows top priorities for four
different demographic groups:

SCORP Top Priorities:

* Latino: Nature and wildlife viewing
areas, children’s playgrounds
and play areas made of natural
materials;

e Asian: Security cameras, restrooms;

« Families: Children’s playgrounds
and play areas made of natural
materials, dirt/other soft surface
walking trails and paths; and

« Low Income: Restrooms, dirt/other
soft surface walking trails and paths.
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COMMUNITY ENGAGEMENT RESULTS

The intended use and programming FIGURE 4-5: “WHICH PARKS OR

of McMinnville’'s parks vary based on RECREATION AREAS DO YOU GO TO IN
park type. The City schedules nearly MCMINNVILLE AND WHY?”. TOP RESULTS
all recreation programs in three of FROM SURVEY 1

six larger community parks due to

available amenities such as parking Fun or Play
and restrooms. The City programs most

adult and youth field sports at Joe « City Park, Discovery

Dancer Park, and other events or camps Meadows

are mostly programmed in Discovery

Meadows Park or City Park. Interestingly, @ Sports or Fitness

several of these same parks are also

popular for relaxation, including City + Joe Dancer Park, City
Park and Joe Dancer Park. Figure 4-5 Park

summarizes the most popular parks in

McMinnville by each of the four general . Relaxation

activities from the online survey. )

In addition to these, some of the most » Tice Woods/Rotary

frequently mentioned activities for Nature Preserve

“other” activities included:
0A~0. Programs or Events
« Walking, biking, or hiking

« City Park, Joe Dancer
Park

Playing or walking with dogs
+ Beingin nature

+ Being with families and friends

Working (remotely in parks)

TABLE 4-3: PUBLIC RECREATION PROVIDER NEED, STATE AND REGIONAL COMPARISON
(OREGON SCORP)

Top Statewide Needs Top Yamhill County Needs

1. Children’s playgrounds and play areas

1. Community trail systems .
made of natural materials
2. Restrooms 2 (tie). Community trail system

3. Children'’s playgrounds and play areas

o 2 (tie). Restrooms
built with manufactured structures

Source: Oregon SCORP, 2019-2023
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Community outreach results provided
insights into the community’s desires for
the future of the parks and recreation
system. Results from the online survey
showed that respondents value trails,
passive gathering places, and play
spaces in parks.

When asked about park and recreation
system needs, the most frequently

cited needs are to ensure safety and
cleanliness at parks (Figure 4-6). City
Park and Joe Dancer Park are two of

the most popular parks and need the
most improvements according to the
survey results. Another common need in
McMinnville’s parks was to provide more
things to do.

The project team also compared all
results from the online survey with
results from nine census block groups
which have low household median
incomes, higher rates of poverty, and a
higher proportion of people who identify
as Hispanic, Asian, and

FIGURE 4-6: WHAT WOULD YOU CHANGE
IN EXISTING PARKS IN MCMINNVILLE?
(ONLINE SURVEY 1 RESULTS)

Multi-Race. The comparison found that
there aren’t substantial differences
between the nine census block group
responses and total responses from the
survey. Noticeable differences for these
census block group responses included
slightly lower reported needs for park
cleanup and slightly greater needs for
providing more things to do in parks.

SPORTS FACILITIES

McMinnville has several public sports
courts and fields. This inventory does not
include sport fields and courts that are
associated with schools which are not
always available to the public. According
to survey responses, people most often
use Dancer Park, City Park, and Discovery
Meadows Park for sports and fitness
uses. This is likely due to the presence of
33 (out of 39 total) sports facilities, fields,
and courts in those parks. New pickleball
and basketball courts were the most
prominent sports-related need in the
online survey.

Expanding recreation facilities was one
of the highest priorities from the 1999
PROS Plan. Actions listed in that plan
include adding baseball/softball fields,
outdoor basketball courts, outdoor
volleyball courts, soccer fields, and
tennis courts. Since 1999, the City has
added 15 additional sports facilities.
Table 4-4 provides a summary of
McMinnville's existing facilities with a
comparison to NRPA metrics. When
compared to communities of a similar
size, McMinnville has more rectangular
(soccer, football, etc.) and diamond
fields (softball, baseball, etc.) but fewer
courts (basketball, tennis, etc.). This
suggests a need for additional courts,
including pickleball, which is growing in
popularity according to public outreach.
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TABLE 4-4: CITY OF MCMINNVILLE RECREATION FACILITIES AND NRPA PARK METRICS

: S Difference from Metrics
City of McMinnville L (Number of Facilities)

(2021 AND 2041)

Benchmark
Current . s
Current Residents per (Residents Existing Future
Inventory Facility per facility) (2021) (2041)
Basketball t 4 6
asketball courts : 34,666 7117
(full court) (need) (need)
-5 -2
Rectangular 12 2,889 4,947
fields (surplus) (surplus)
Tennis courts 5 8667 5815 4 6
(outdoor) ' ' (need) (need)
Pickleball 2 1
ckieba 6 5,778 9,257
(outdoor) (surplus) (surplus)
-6 -4
Diamond fields 13 2,667 5,033
(surplus) (surplus)
2 3
Multiuse courts 0 0 14,800
(need) (need)

Source: City of McMinnville and NRPA based on communities with a population of 20,000-50,000; 2021
Population Estimate (Census); 2041 Population Estimate (McMinnville Housing Needs Assessment, 2019;
Population Research Center, PSU, 2017
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PLAY AREAS an existing disc golf course as does
Linfield University. This growing sport

Play opportunities are one of the top .
could potentially use another course

things McMinnville families with children

love about parks. City Park and Discovery in the city.
Meadows are the most popular parks Water access: There is limited
for play in the city. The 1999 PROS plan public access to water bodies in
identified a need for 13 additional McMinnville. Additional water access
playground areas and renovations to is needed to the South Yamhill River,
existing playground areas. Since then, either within existing parks or as
five additional playgrounds have been part of future park or natural area
built in the City. McMinnville now has 15 opportunities.
playgrounds.

* Amphitheater: There is desire for
Renovations are a more pressing need an outdoor performance area or
than most other typical recreational amphitheater to serve as a venue
facilities in a park because most of the for community concerts and other
City’s play equipment will likely need events.
replacement around the same time
and within the next 5-10 years. One + Community gardens: No public
theme that emerged from community community gardens exist in the
engagement was the need for more City. Based on community outreach
splashpads/water play opportunities. results, there is potential need
Community input also identified a need for multiple community gardens
for more physically accessible and throughout McMinnville, especially in
sensory-sensitive play equipment in areas where there is higher density
parks. While McMinnville has multiple housing and smaller lot sizes.

accessible playgrounds, Jay Pearson
Neighborhood Park is the only one
with barrier-free play equipment that
exceeds ADA standards

» Skate park: Two skate parks exist in
McMinnville, including the popular
facility at Joe Dancer Park. While
smaller additional skate features are
needed in future parks, there is also a

OTHER OUTDOOR RECREATION need to improve the existing facilities
FACILITIES at Joe Dancer Park and Discovery
There are several additional facilities Meadows.

that would further support outdoor
recreation and the community’s use and
enjoyment of McMinnville’s parks based
on community survey results.

» Bike parks: There are no off-road
mountain biking facilities or bike
skills parks in the city. There is a
need for additional off-street cycling

« Off-leash dog areas: Riverside Drive opportunities, including a bike skills
Dog Park is a much-loved community course or pump track in existing
amenity, but there is a desire for an community parks, or potentially in
additional dog park by 2041. other sites that link to the on-street

system. This need was especially

+ Disc golf course: Wortman Park has highlighted by youth during outreach.
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MCMINNVILLE PUBLIC FACILITY
EVALUATION

In addition to the community
engagement conducted for this Plan,
park related public outreach was
concurrently collected as part of the
McMinnville Public Facility Evaluation for
the Planning for Equity: Infrastructure

& Investments in McMinnville
Neighborhoods Project. Completed in
June 2023, the Evaluation analyzed if
the city has an equitable approach to
maintenance, planning and prioritizing
projects. Five key infrastructure systems
were reviewed including pedestrian
safety, roadway infrastructure, storm
drainage system, sanitary sewer system
and parks. Public outreach included an

Chapter 4: Opportunities

online survey and tabling events with a
printed version of the online survey map
and corresponding comment cards.

The Evaluation’s park related public
comments largely paralleled the findings
from the PROS Plan’s engagement
activities to date. Common themes
included the need for more public
restrooms, lack of parks and greenspace
in downtown McMinnville, drainage and
flooding issues, lacking amenities in
certain parks, maintenance concerns,
and the desire for additional dog parks,
skate parks, and opportunities for older
youth.
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INDOOR AND SPECIALIZED FACILITY
NEEDS

The City completed a Facilities &
Recreation Plan & Feasibility Study
in January 2020 to analyze the
condition of recreation facilities
and programs in McMinnville and to
make recommendations regarding
improvements, funding, operations,
staffing, and implementation. A
major finding of the Plan was a
recommendation to build a new
community/recreotion/oquotic center.

The COMMUNITY CENTER was

found to be in poor condition with
many repairs needed. It is not ADA
accessible; not well designed for
recreation, sports, fitness and art; not
easy to supervise children; does not
provide hub for community activities;
not enough parking; no outdoor
space for programs and activities.

The AQUATIC CENTER was found

to be in poor condition with many
repairs needed. It is not ADA
accessible; has inadequate locker
rooms/no family changing room;
needs recreation pool amenities; has
security issues; the weight room is
too small; and there is not enough
parking.

The SENIOR CENTER is in better
condition because it is a newer
building and has fewer needed
repairs. It has no fitness or active
recreation space; needs more event
space; has poor access to back
rooms; and is not well used by older
adults and active seniors. The Plan’s
recommendation is to renovate

the Senior Center and support
senior fitness and events in a new
recreation center.
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TRAIL NEEDS

Trails are a high priority throughout
Oregon and trails are a popular amenity
in McMinnville, providing recreational
opportunities and connecting people
across neighborhoods. The 1999

PROS plan identified several new trail
opportunities, identified in Figure 4-5
below.

The Transportation System Plan (TSP)

is more recent, completed in 2010. The
TSP includes planning for bike and
pedestrian routes in McMinnville. This
plan identified “shared-use paths” as a
bikeway also used by pedestrians which
often winds through open space and
connects destinations and a need for a
connected system both on- and off-
street.

At the time of the TSP Plan, there were
only two shared-use path facilities

in McMinnville: “(1) the Southwest
Greenway, which was also designed
and functions as a linear park and

a stormwater detention facility, and
(2) the newly constructed shared use
path, located between West Second
Street and Wallace Road.” The TSP
found that these paths provided good
neighborhood connectivity but did
not provide significant cross-town
connectivity. The TSP also stated that
“(there is not) much opportunity to
expand the shared-use path system,,
except for that portion planned for
extension north of Wallace Road
through the Shadden Claim to Baker
Creek Road.”

This path network has been expanded
since 2010, but new opportunities since
then should continue to be explored
including along waterways, utility
corridors, railroad rights-of-way, and
any newly acquired public lands. Aside
from those opportunities, new paths/
trails can be provided on-street and
within the City’s parks, in particular
Airport Park and Tice Woods - Rotary
Nature Preserve.

FIGURE 4-5: OFF-STREET TRAILS AND IMPLEMENTATION PROGRESS

1999 PROS Plan Recommendation
Completed
Started Progress

Development of linear parks in future neighborhoods
Greenway connector between new neighborhood park
proposed school and Tice property

Yambhill River Greenway trail

Trail connections to Dancer Park/Yambhill River
Greenway along Baker Creek connecting Tice/BPA
Easement

Trail in the Baker Creek greenway

Westside Trail (BPA Easement)

Cozine Creek Greenway trails

Pedestrian bridge from Bend-O-River Neighborhood to
Dancer Park

Trail from Dancer Park to Cozine Creek
Linear park along Cozine Creek in southwest
Barber Property trails

Extend Westvale Linear Park to Hill Rd

Source: 1999 PROS Plan, MIG
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RECREATION PROGRAM NEEDS

The McMinnville Parks and Recreation
Program offers a wide array of year-
round classes, sports, and activities

for people of all ages. McMinnville
Parks and Recreation Department is a
regional provider of recreation services
with approximately 30% of participants
coming from outside the city.

According to the online survey
approximately 80% of respondents

FIGURE 4-6: “"WHAT TYPES OF RECREATION PROGRAMS AND ACTIVITIES WOULD YOU LIKE

participate in McMinnville’s recreation
programs. People who don't or rarely
participate in City of McMinnville
recreation programs cite a lack of
information as the primary reason.
Community engagement results

also identified a lack of interest in the
programs offered as a reason for not
participating. More detail about the
types of programs people would like to
see more of are shown in Figure 4-6.

TO SEE MORE OF OFFERED BY THE CITY OF MCMINNVILLE?” (ONLINE SURVEY 1 RESULTS)
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Above: Chegwyn Farms
Neighborhood Park
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ACTION PLAN

Creating the envisioned future park system requires a
phased approach with incremental improvements over
time. Some projects are low cost and easy to implement,
while others may be more complex or based on future
opportunities. This chapter describes the envisioned park
and trail system, identifies capital projects for the next 20
years, and explores capital and maintenance costs and
funding sources. Using priorities based on community
input, a short-term (five-year) action plan outlines projects
that the City should pursue first and foremost to address
community needs.
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5 ACTION PLAN

Over the next 20 years, the City of
McMinnville will enhance its park
system through new park
development, as well as
maintaining, improving and
enhancing existing sites.

This Plan represents the culmination of

a long-term, community-driven vision
for McMinnville’s park, recreation and
open space system. Moving forward, the
City must prioritize short-term actions
that will advance long-term visionary
projects. Preparation and flexibility will be
necessary throughout implementation
to respond to shifting community,
political and economic interests over the
next 20-years. In the face of this change,
community needs and priorities should
remain at the heart of the Plan’s future
actions and priorities.

FIGURE 5-1: ACTION PLAN PROCESS

To help the City achieve this community
vision, this chapter provides the long-
term planning-level cost estimates for
McMinnville’s envisioned future park and
recreation system. This includes costs for
existing parks and recreation facilities, as
well as proposed sites and greenways.
The summary includes cost assumptions
used to base estimated costs for each
proposed project or improvement.
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20-YEAR CAPITAL
IMPROVEMENT PROJECTS

Projects identified in the capital project
list represent the long-term 20-year
need for parks and recreation in
McMinnville and will require phasing
and funding from a range of different
resources. Inputs utilized to create

the capital project list included staff
interviews, online public surveys and
other community/stakeholder outreach,
and discussions with the DEIAC, Planning
Commission, and City Council (Figure
5-1).

The total cost of developing and
maintaining the system is critical to plan
implementation and the build-out of the
system. Tables 5-1and 5-2 summarize
the general order-of-magnitude costs
to assist in evaluating and prioritizing
projects for future consideration in City
budgeting. Appendix C provides the
complete list of capital project details
and maintenance needs.

Chapter 5: Action Plan

EXISTING PARKS AND FACILITIES

Based on existing conditions, feedback
from the City, and the community-
supported vision, new facilities or
renovations are proposed for nearly
every park in the system. This includes
facilities for sports, play, gathering,
user comfort and safety, and more. A
total of approximately $34,832,850 is
proposed to complete recommended
improvements and new projects to
existing parks and facilities.

Most of this cost is directed to
McMinnville’s four community parks
which were identified as having the
most significant use and related

needs for future improvements.
Additional costs stem from renovations
or improvements to parklettes and
neighborhood parks, and infrastructure
or repair/replacement projects in
Riverside Drive Dog Park (a special use
park), linear/trail parks, and natural
areas.

TABLE 5-1: EXISTING PARKS AND FACILITIES 20-YEAR CAPITAL PROJECT COSTS

Inventory

Total Total Capital
Park or Facility Type Em Costs
Neighborhood Parks 4 18.1 $2,310,000
Parklettes 6 2.3 $3,928,900
Community Parks 4 1637 $22,070,000
Special Use Parks 1 3.6 $435,000
Linear/Trail Parks 13 438 $2,553,200
Natural Areas 16 1234 $3,5635,750
Undeveloped 3 3.0 $0

47 | 357.9 $34,832,850

Source: MIG

*Costs are planning-level estimates in 2023 dollars, not accounting for
inflation. All costs are rounded. Actual costs should be determined through
site planning, maintenance planning and construction documents. Actu-
al costs may be higher or lower depending on site needs, the scale of the
facility, and changing market prices for materials.
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NEW PARKS AND GREENWAYS

For new parks and facilities, the
proposed Capital Improvement

Project list combines findings from

the community outreach process with
an assessment of existing conditions
including future growth areas, park
location, and current park land level

of service. A total of approximately
$80,368,000 would be needed to
expand the park and recreation system
into future growth areas, as well as new
greenway connections linking new and
existing neighborhoods in McMinnville.

The project list identifies seven new
parks sites that align closely with the
recommended locations of the City’s
UGB Framework Plan, and two infill
park sites based on the findings of this
planning effort and community input.
These costs include land acquisition
and development costs and assume
either a 5-acre minimum site for
neighborhood parks where possible
or an approximately 20-acre site

for a community park. New parks

and greenways dre assumed to be
developed in conjunction with or near
the same time as new development.

TABLE 5-2: PROPOSED FUTURE PARKS AND GREENWAYS TOTAL PROPOSED

20-YEAR CAPITAL PROJECT COSTS

Proposed Total Total

Proposed Park or Facility

Type

Proposed Neighborhood 6 999

Parks

Proposed Community 20

Park

Proposed Greenways 9 924
16 141.6

Source: MIG

Capital
Costs

$33,580,000
$26,000,000
16.8 | $20,787,955
16.8 | $80,367,955

*General acreage assumptions provided. Actual acreage may vary.
**General trail mileage assumptions provided. Actual mileage may vary.
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Fox Ridge Road Neighborhood Park:
development of a 5-acre minimum
park to serve existing park service
gaps as well as future development
in this growth area along Fox Ridge
Road in western McMinnville. This
park should be co-located on or
near the future high school site.

The Fox Ridge Area Plan identifies
this park as a key feature of the
Plan, recommending it to include
opportunities for passive and active
recreation that is accessible to all
residents within a 10-minute (or %
mile) walk of their home.

Riverside South Neighborhood Park:
Development of a 5-acre minimum
park to serve existing park service
gaps as well as future development
in this growth area along Riverside
Drive in northeastern McMinnville.

The Riverside South Area Plan
recommends the creation of this park
to serve future residents in the area
that are otherwise separated from
other residential areas and recreation
opportunities.

Southwest Community Park:
Development of an approximately
20-acre park to serve the entire
community, including future
development in the west side of
McMinnville. The Southwest Area Plan
recommends the creation of this
park to accommodate community
park land needs and serve future
residential uses. The recommended
location is near SW Redmond Hill
Road, in the northern portion of the
Plan area. This location allows the
park to be easily accessible to both
existing and future residential areas
in McMinnville.

Chapter 5: Action Plan

Southwest Neighborhood Park:
development of a 5-acre minimum
park to serve future development in
this growth area along SW Hill Road S
in western McMinnville. The Southwest
Area Plan recommends the creation
of this park to ensure future residents
have access to a park within a
10-minute (or % mile) walk of their
home.

Three Mile Lane Neighborhood Park:
Development of a 5-acre minimum
park to serve future development

in this growth area along NE Three
Mile Lane in eastern McMinnville. This
park is in response to community
engagement efforts for the Three

Mile Lane Area Plan that highlighted
the need for additional parks and
open space opportunities adjacent to
existing and future residential areas.
The park will prioritize gathering
spaces that incorporate natural
areas and views as recommended by
the Plan.

Northeast Central Park: Development
of a 5-acre minimum park to serve
existing residents in the Central
McMinnville areq, east of Highway
99W. The park access analysis and
community input revealed that many
residents in Central McMinnville do
not have access to a park with a
mile walk of their home.

Northwest Central Park: Similarly

to the Northeast Central Park,
development of an approximately
half-acre infill park (based on existing
lot sizes) would further increase
equitable park access for existing
residents in the Central McMinnville
areq, west of Highway 99W.
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MAP 5-1

FUTURE PARKS
& RECREATION
SYSTEM

This map represents the envisioned
future parks and recreation system at
full buildout by 2041. Specific sites for
proposed parks and alignments for
proposed trails are not yet determined.
As such, the green dashed circles and
lines represent approximate locations,
which will need further feasibility
assessments. The proposed parks are
not represented by their conceptual
footprint, but rather by their 1/2 or 1/4
mile service areq, so we can see how
these parks would help to fill geographic
gaps in developed park access.

*Future Recreation Center. Outdoor
amenities such as pickleball, other
sports courts and playgrounds are also
anticipated on or near the site.
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There are also nine new off-street
greenways identified in the CIP.

These projects add to the envisioned
pedestrian and bicycle network
identified in the City’s Transportation
System Plan, UGB Framework Plan, 1999
PROS Plan, and other planning studies,
linking with other existing and planned
off-street trails and pathways, new
sidewalks, and bike lanes. Costs assume
development of the greenway trail only
and do not account for land acquisition
costs since the location and alignment
will vary and may include easements.
Some proposed greenways will also

be located within existing city property
including Cozine Creek Greenway.

» Airport Park Greenway: development
of an approximately 1.5-mile
greenway trail connecting Airport
Park with planned uses in the Three
Mile Lane neighborhood and a future
neighborhood park.

+ Cozine to City Park Greenway:
development of an approximately
1.3-mile greenway trail along Cozine
Creek connecting City Park, Carlson
Natural Areq, Tall Oaks Cozine Natural
Areq, and Heather Hollow Park.

» Cozine to Dancer Park Greenway:
development of an approximately
1.2-mile greenway trail along Cozine
Creek connecting City Park west to
Joe Dancer Park.

« Joe Dancer Park/Three Mile Lane
Greenway Connection: development
of an approximately 0.3-mile
greenway trail connecting Joe
Dancer Park with the Three Mile Lane
neighborhood.

Oak Ridge Meadows/Rotary Nature
Preserve Greenway: development of
an approximately 1-mile greenway
trail connecting Oak Ridge Meadows
with Rotary Nature Preserve.

Ridge Trail Greenway: development
of an approximately 3-mile greenway
trail connecting the future Southwest
Greenway to planned uses in the Fox
Ridge Road neighborhood and the
BPA Pathway.

Southwest Greenway: development
of an approximately 5-miles
greenway loop trail in Southwest
McMinnville connecting Cozine
Creek with the future Ridge Trail and
Southwest Community Park.

Three Mile Lane/Evergreen Greenway
Connection: development of an
approximately 1.5-mile greenway

trail connecting the Three Mile Lane
neighborhood with Evergreen.

Yamihill River Greenway:
development of an approximately
2-mile greenway trail connecting Joe
Dancer Park with the future Riverside
South Neighborhood and park.
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COST ASSUMPTIONS

To help prioritize and sequence

projects in annual workplans and
budgets, the PROS Plan includes a cost
assumptions table that can be used

for future cost estimating for other

new projects and inflation. Appendix C
identifies planning-level costs for future
investment decision-making. Capital
costs represent one-time costs to
acquire, develop, build, or renovate park
infrastructure and features. Because
some funding sources are restricted

in the type of expenditure they can
support, it is important to consider
capital costs separately from operations
or maintenance costs.

Cost assumptions are grouped into
three categories for ease of planning-
level budgeting based on the type of
proposed project. Costs are also based
on the assumption that different parks
and facilities have varying expectations
of improvements. Definitions of the
categories are included to the right.

« Build/Add: Reflects an allowance
for the fully-loaded cost for park
acquisition/design/development
or the addition of a new facility or
amenity. In some cases where noted,
the cost represents an allowance to
support the development of one of
a variety of different types of park
elements.

« Renovate/Replace: Reflects an
allowance for a major replacement
or renovation of an existing site or
facility. This cost is based on 85% of
the full “build/add” cost, assuming
that various site elements--such as
the facility footprint, drainage, paths
to the facility, etc.—may not need to
be replaced.

Chapter 5: Action Plan

* Improve Existing: Reflects an
allowance for a minor repair,
enhancement, or expansion of an
existing element or portion of a site.
This cost is based on 50% of the full
“build/add” cost.

MAINTENANCE

In addition to capital costs, the City

of McMinnville must fund the ongoing
costs of sustaining the parks and
recreation system including operations,
maintenance, and programing.
Appendix C presents per-unit costs and
allowances for operations to ensure that
the City is setting aside sufficient dollars
to maintain and activate parks and
facilities. This information can inform
annual work plans.

The CIP provides a summary of average
annual maintenance costs that are
based on the recommended tiered
levels for maintenance. Table 5-3

on the next page shows the annual
maintenance cost for all existing parks
and facilities, including maintenance
costs for all proposed improvements
and additions to these sites from the
20-year capital improvement project
list (Appendix C). Based on these
assumptions, the City would need to
budget an average of approximately
$1,639,000 per year for maintenance
to existing parks and facilities. An
additional average of approximately
$611,000 per year would be needed to
maintain proposed (future) parks and
greenways. This additional amount
should be used as a starting point to
increase the maintenance budget over
time to account for new parks and
greenways as these are added to the
system.
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Costs are based on an increase to the
City’s existing approximate annual
average cost per acre to maintain
developed park land (approximately
$5,000 per acre) and an increase or
decrease in average costs based

on the recommended maintenance
level for each site listed in Appendix C
(including Enhanced, Standard, Basic,
and Undeveloped Land).

SHORT-TERM ACTION PLAN

Completion of all envisioned projects
will take 20 years or longer to complete.
However, there are some projects that
have a greater community need or
priority to take on in the shorter term.
The City asked community members
about their priorities for the future
based on the identified needs, project
types, and areas of the City. Results
from the second community survey
and meetings with the DEIAC, Planning
Commission, and City Council identified

TABLE 5-3: PROPOSED AVERAGE ANNUAL MAINTENANCE COSTS

Estimated Average
Park or Facility Type Annual Maintenance Cost

Neighborhood Parks 181
Parklettes 2.3
Community Parks 163.7
Special Use Sites 3.6
Linear/Trail Parks 438
Natural Areas 123.4
Undeveloped 3
Total for Existing Parks 357.9
Proposed Neighborhood Parks | 29.2
Proposed Community Park 20
Proposed Greenways 924
Estimated Total for Proposed 141.6
Parks

Source: MIG

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN

several key priorities to help focus

improvements.

The results suggest that projects

that promote connections (e.g. trail
and access improvements) are the
most important project type across
McMinnville with community members
ranking it as the highest or second-
highest priority for each of McMinnville's

four geographic areas. Central

McMinnville was the only area of the
city that ranked reinvestment projects
as a higher priority than connections
projects. This difference could be due
to some of the city’s largest, oldest,
and most heavily used community
parks being in Central McMinnville. As
for project priorities by cost, lighting
improvements, safe routes to parks,
loop trails and a new community park
were the top community priorities within
each cost bracket from low to highest
cost. Table 5-4 and Table 5-5 below
summarize the top results by project

$92,000
$14,000
$922,000
$10,000
$168,000
$425,000
$8,000
$1,639,000
$147,000
$13,000
$351,000

$611,000
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cost and location. Appendix D provides a  projects based on gap areas.
complete summary of the online priority

projects survey. The short-term action plan includes 38

projects across 21 parks and natural

The project team used a three-step areas throughout McMinnville. Table 5-6
process to identify the highest priority on the next page summarizes the short-
projects from the 20-year CIP for the term (five-year) action plan.

short-term action plan: Step 1, identify
all top priority projects using categories
shown in Tables 5-4 and 5-5; Step 2,
prioritize projects that meet geographic
priorities; Step 3, prioritize remaining

TABLE 5-4: GENERAL PRIORITIES BY PROJECT COST

m Moderate Cost | High Cost Highest Cost

N New
Lighting Safe Routes to . .
1 Loop Trails Community
Improvements  Parks
Park
Trail Amenities . . Destination
2 . Restrooms Riverfront Trail
and Signage Play Area
Waterwise o .
3 Sport Courts Facility Repairs

Landscaping
Community
Gardens

5 Shade Trees Event Space

4 River Access

Source: Prioritization Survey and DEIAC, Planning Commission, and City Council Meetings

TABLE 5-5: GENERAL PRIORITIES BY LOCATION

Central Western Northern Eastern
Priority | McMinnville McMinnville McMinnville McMinnville
Area Area Area Area
1 Reinvestment Connections Connections Connections
Play and Play and Play and
2 Connections y . Y . Y .
Gathering Gathering Gathering
Play and .
3 . Nature Reinvestment Nature
Gathering

Source: Prioritization Survey and DEIAC, Planning Commission, and City Council Meetings
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TABLE 5-6: PARKS AND RECREATION CAPITAL PROJECTS SHORT-TERM ACTION PLAN

Primary Funding
Cost
Source

Neighborhood Parks
Add accessible paved path to

Northern R
Chegwyn Farm . . connect with Grandhaven $50,000 SDCs
McMinnville
Elementary School
Western Add off-leash dog area $300,000 @ SDCs, Grant, Donation
West Hills Park . .
McMinnville | add restroom $600,000 @ SDCs
Parklettes
Eastern Replace play structure with
Bend-O-River . . P play $595,000 Bond, Grant, Donation
McMinnville | nature playground
Northern
Kingwood L Replace play area and surface $725,000 @ Bond, Grant, Donation
McMinnville
Northern .
North Evans . . Replace play area and surface $725,000 Bond, Grant, Donation
McMinnville
Community Parks
Replace dragon play structure
.p . g play $3,800,00 .
with destination play structure 0 Grant, Donation, Bond
that is barrier free'
New amphitheater for
community events (flood- $325,000 @ SDCs, Donation
) Central friendly)
City Park L
McMinnville | Replace restrooms $510,000 Grant, Bond
Complete ADA improvements
identified in Public Works 5-year $110,000 Bond, Grant, Donation
CIP
Improve efficiency and coverage
P . y 9 $25,000 Bond, Donation
of lighting
Renovate splash pad $350,000 = Grant, Donation
Discovery Western Replace playground $1,232,500 @ Bond, Grant, Donation
Meadows McMinnville | Cover, improve, and renovate .
P $425,000 Bond, Grant, Donation
skatepark
Add restroom (following
Central - $600,000 @ SDCs
Joe Dancer Park o feasibility study)
McMinnville S
Add lighting $50,000 SDCs
Replace west shelter as identified
. . $277,000 Bond, Grant
Wortman Park Northern in Public Works 5-Year CIP
McMinnville qufinding/morkers $17,000 Bond, Grant, Donation
Add lighting $50,000 SDCs
Linear/Trail Parks
West McMinnville
. Western . .
Linear Park/James L Replace play equipment $725,000 @ Bond, Grant, Donation
McMinnville

Addition

' Any future redesign or replacement of the wooden play structure in City Park (the Dragon play
structure) will include community involvement to ensure that its unique history is carried forward
into a future play structure.
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TABLE 5-6: PARKS AND RECREATION CAPITAL PROJECTS SHORT-TERM ACTION PLAN

Primary Funding
Source

Natural Areas
Install accessible pathway along

. Eastern west edge to connect to $150,000 SDCs
Airport Park . . . .
McMinnville | viewpoint
Replace wayfinding sighage $17,000 Grant, Donation, Bond

Add soft surface trail connecting
SW Old Sheridan Rd/SW Baker St.
Add signage for future trail

Western connection

McMinnville | Add small parking lot potentially
via an access or use agreement
Add pedestrian bridge across
Cozine Creek

Western Add signage for future trail

McMinnville | connection

Replace boat launch/fishing pier

$32,000 SDCs
$20,000 SDCs
Barber

$250,000 SDCs
$30,000 SDCs

Heather Hollow $20,000 SDCs

Central
Kiwanis Park . . (and preserve existing Camas $250,000 Bond, Grant, Donation
McMinnville
plants)
Access via property easement or
- property $95,000 SDCs, Partnership
Quarr Western acquisition from church
Y McMinnville | Add bike skills course/pump track = $500,000 SDCs, Grant, Donation
Add soft surface loop trail $46,000 SDCs
Tice Woods - Add lighti i
Northern ighting to parking lot $50,000 SDCs
Rotary Nature . . . .
McMinnville | Add maintenance vehicle access | $10,000 Bond
Preserve
Western Add signage for future trail

Tall Oaks Cozine $20,000 SDCs

McMinnville | connection
Proposed Neighborhood Parks

Northeast Central Northern Land acquisition for new $1,500,000 SDCs
McMinnville | neighborhood park
Northwest Central Northern Land acquisition for new $150,000 SDCs

McMinnville | neighborhood park
Proposed Greenways (development only)
Joe Dancer

Eastern
Park/Three Mile . . Greenway development $245,455 | SDCs
McMinnville
Lane Greenway
Cozine to Dancer Central
. . Greenway development $1,006,364 SDCs
Park Greenway McMinnville

TOTAL: $15,883,318

Source: MIG

Note: Planning level cost assumptions that do not include capital costs for parks currently under
development.

All costs are in 2023 dollars not accounting for inflation.
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SHORT-TERM FUNDING PLAN

There are two primary funding sources that will be needed to implement the
short-term (five-year) priority projects from the 20-year CIP. Most of the funding is
proposed from a future bond measure, with park SDCs providing the second largest
resource. SDC eligibility depends on the project type as listed in the CIP. Generally,
projects that add park and recreation capacity are SDC eligible. The remaining
resources include grants, donations, and other sources. Table 5-7 summarizes the
funding resources and proposed amounts to support priority projects.

TABLE 5-7: SHORT-TERM FUNDING PLAN

Resource Estimated Assumptions
Amount

Park bond $9,463,500 | Assumes a percentage of total parks bond value.

Park SDCs $6,039,818 | Assumes an increase in current rate and includes
commercial development, based on current LOS!'

CGrants $210,000 Assumes the same average annual revenues as

Donations $65,000 seen between 2015 and 2024.

Interest & $105,000

other

Total $15,883,318

Estimated

Resources

Source: MIG and CAI. Amount is based on SDC eligible projects. The total anticipated SDC revenue from
the CIP is greater than the anticipated revenue from eligible projects in the short-term project list. How-
ever, the surplus is not transferable to non-SDC eligible projects in the short-term project list.

PRIORITIZATION CRITERIA

Capitalizing on existing resources and
maximizing efficiencies are not enough
to build and maintain McMinnville’s
future park and recreation system.
Achieving the community’s expectations
of a clean, safe, and welcoming park
system will require substantial funding
beyond the resources the City currently
invests in parks, facilities, and programs.
The planning team relied on feedback
from the project prioritization activities
taking place to help identify the short-
term, 5-year project list.

To assist the City in focusing on future
projects, partnership opportunities,

or community requests, the following
presents a two-step evaluation process
for prioritizing capital projects. Staff
should use this to work collaboratively
with elected and appointed officials
and the community to finalize the
prioritization and completion of park
improvement projects paid for through
available funding.

This evaluation framework may also be
used to sequence capital projects in
annual capital improvement planning
and budgeting. Projects that are aligned
with multiple goals are important.
However, projects that meet multiple
criteria in Step 2 should be implemented
more quickly.

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN

Page 127 of 556



Chapter 5: Action Plan

STEP 1: How well does a proposed project
address the community identified PROS Plan
goals?

* Ensure equitable park access: Does the project serve
underrepresented groups or underserved geographic areas
to balance park access and provide equitable opportunities
for all?

Support community cohesion: Does the project provide
opportunities for social gatherings, empower residents
in decision-making, and build long-term support for the
system by strengthening partnerships?

Provide a welcoming system: Would the project serve to
strengthen McMinnville’s different age groups, incomes, and
backgrounds?

Provide safe and clean parks: Would the project result in an
increase in user safety or provide an overall improvement to the
look and feel of an existing park or facility?

Support diverse recreation opportunities: Does the project

provide something unique to the park system, or add an
improvement that doesn’t exist in a nearby park?

Create and preserve nature: Does the project protect natural
resources, wildlife habitats, and tree canopy while fostering
environmental stewardship and expanded water access,
educational opportunities, and ways to experience nature?

Create an interconnected trail and street system: Does the
project make a key connection or expand the greenway and trail
system to ensure more residents have safe ways to get to parks

and recreation facilities?
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STEP 2: How well does a proposed project
address community values and maximize city
resources?

« Safety and Use: Does the project improve safety or restore/enhance

uses?

Resource Availability: Does the project use or leverage available

resources (staffing, funding, grants, partnerships, equipment)?

Cost Savings: Does the project reduce costs, increase revenues,
increase sustainability, or increase maintenance and operational

efficiencies?

Critical Path: Will the project be a key step towards bringing capital

and needed partners to the table for additional improvements?

Ease of Implementation: Can the project be done quickly and easily
(e.g., advanced planning, feasibility studies, and permitting have been

completed)?

Existing Opportunity: Can the project be implemented using existing

park space or available public space (e.g., property already acquired,

vacant lands, existing rights of way)?

Value: Does the project deliver high value for the cost or resources

needed, relative to other projects?

City Priority: Does the project coincide with or support another City

project or City Council initiative?

Community Priority: Does the project repair or renovate a high-use,

popular park/facility or address top community needs?

Multiple Benefits: Does the project benefit a large number of people
and/or support multiple or flexible uses? Does it further climate action

planning or natural disaster mitigation/awareness?
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IMPLEMENTATION STEPS

The City will need to pursue a multi-step
strategy to fund the short-term project
list, and eventually further prioritize and
implement remaining projects and
future parks and facilities identified in
the CIP. Following updates to the park
system development charge which

will increase at some level above the
current rate, the City should continue
pursuing a strategy to build community
support for future initiatives, notably a
capital bond measure.

1. Building community support: Some
new mechanisms to fund public
improvements will require the will of
voters. It will be important to employ
public input, education, outreach, and
polling before any specific funding
mechanism is attempted. This Plan and
the vision expressed by the community
of McMinnville should be used as the
basis for building support.

2. Leveraging new and existing
partnerships: Partnerships and
agreements between the City and other
local serving agencies and private and
institutional organizations increase the
City's capacity to implement this Plan.
Staff resources and technical expertise
should be dedicated to continue

building and maintaining relationships,
to coordinate with partners and
volunteers, write grant applications, and
cultivate sponsorships and donations to
support the park and recreation system.

3. Using equity as a lens to monitor and
update the Plan: It will be important

to check in with the community and
validate or adjust the Plan for any
major shifts in priorities or project
opportunities, focusing on progress
towards identified gaps in the system.
The five-year period defined by priority
project list presents a good time for this
check-in, with a recommended Plan
update within about ten years. Following
the adoption of this Plan, the City could
develop a work plan. This work plan

can be revisited biannually, ahead of
the budgeting process, to reevaluate
progress and priorities (making use

of the prioritization criteria and other
decision-making tools) and adjust for
new opportunities.

4. Pursuing a variety of funding sources
for long-term implementation: The

City will need increased capital and
operations funding based on the total
cost to implement this Plan. The next
page provides a summary of some of
the most available and suitable options.
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CAPITALFUNDING

General obligation bond: McMinnville
already passed a successful bond
measure following adoption of

the 1999 Plan. These are voter
approved bonds paid off by an
assessment placed on real property.
The money may only be used for
capital improvements. This property
tax is levied for a specified period
(typically 15-20 years) and requires a
simple majority voter approval.

Oregon State Park Grants: The
largest funding source for park and
recreation projects are competitive
grants from Oregon State Parks. Two
of the most popular sources include
the Land and Water Conservation
Fund and Local Government grant
programs.

Community Development Block
Grants (CDBG): These grants

from the Federal Department of
Housing and Urban Development
are available for a wide variety of
projects. Most are used for projects
in lower income areas of the
community because of funding rules.

Private Grants and Foundations:
Private corporations and
foundations provide money for a
wide range of projects, targeted to
the organizations’ mission. Some
foundations do not provide grants to
governments but will often grant to
partner organizations. Private grants
can be difficult to secure because
of the open competition and the
up-front investment in research and
relationship building.

Donations: The donation of labor,
land, or cash by service agencies,
private groups, or individuals is a
popular way to raise small amounts
of money for specific projects.

CITY OF MCMINNVILLE | PARKS, RECREATION AND OPEN SPACE PLAN

Page 131 of 556



OPERATIONS AND MAINTENANCE
FUNDING

Local-option Levy: Decided by voters,
a local-option levy raises funding

for park operations, maintenance,
and restoration through an increase
in property taxes. At the time of
development of this Plan, the City’s
current tax rate is nearly reached the
maximum allowed under state law
(assuming all full permanent rates
are applied). Therefore, a local option
levy is not practically available to aid
in parks operations, maintenance,
restoration, parks related education,
volunteer programs, or other similar
activities without structural changes
to Oregon’s property tax limits.

Service Fees: Parks and recreation
generate some revenue through
charges for services. The City

may consider increasing parks

and recreation facility use fees

to generate additional revenue

to support parks operations and
maintenance. The City could consider
implementing an annual index to
increase parks fees or may adopt an
appropriate increase consistent with

Chapter 5: Action Plan

facility use fees in other surrounding
cities and market rates.

Utility Fee for Parks: A park utility
fee creates dedicated funds to help
offset the cost of park maintenance.
Most City residents pay water and
sewer utility fees. Park utility fees
apply the same concepts to city
parks, and a fee can be assessed to
all businesses and households.

Concession Fees: As the City
develops parks and facilities, the
City may consider forming public-
private partnerships with vendors
to provide services within these
parks, including selling concessions
or renting equipment. The City may
enter into these agreements and
include a concession fee for vendors.
The revenue generated by these
concession fees depends on the
number of concessionaires that the
City works with as well as demand
for these concessions as parks are
developed.
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Appendix A: Park and Recreation Facility Inventory
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o0 o al]l vl o o OJloOlOo]lunl]lonl]lo alwnl]lolao o0 [=¥ =
Chegwyn Farms 39/ 1 1 0.5 7 9 1 1 1 4 3 6 27
Jay Pearson Park 29/ 1 1 0.3 3 6 1 1 1 3 23 |Barrier Free Playground
Thompson Park 23 1 1 0.3 6 7 1 1 2 1 1 4 4 15 |Horseshoe Courts
West Hills Park 7.8 1 0.9 10 3 1 5 4 6 63 |Detention pond
Subtotal 169 3 4 2 0 26 25 | 3 0 a4 0 0 3 0 0 0 9 1 5 | 17 | 10 | 128
Bend-o-River 0.3 1 0.1 3 1 2 7
Greenbriar 0.2 1
Kingwood 0.6 1 0.0 1 1 1
North Evans 0.3 1 0.0 2 1 1 3
Taylor 0.3 1 0.0 1 1 2 3 |Chess/Checkers Tables
Village Mill 0.5
Subtotal 23 0 a4 0 0 6 1 0 0 0 0 0 2 0 0 0 1 0 0 6 0 | 15
City Park 16.2] 1 2 0.8 0.3 10 | 20 1 1 3 2 6 45 1 25 | 76 | 39 |Creek, Fountain, Bridge
Joe Dancer Park 104.7 1 1.0 1.2| 30 6 5 11 | 12 1 1 2 11 | 4 | 42 | 538 | 181 |Wetlands, Soccer Kicking Wall
Discovery Meadows 214 1 1 1.0/ 1.0/ 67 | 26 2 1 4 1 4 1 5 43 6 20 | 82 | 119 |Splash Pad, Wetlands
Wortman Park 215 2 2 2.0 10 | 25 4 1 4 1 3 5 1 26 | 93 8 | Disk Golf, Creek, Bridge
Subtotal 163.7 4 6 4.8 2.5 117 77 | 7 3 16 13 12 | 5 2 6 2 | 10 | 104 | 12 | 113 789 347
Riverside Drive Dog Park 3.6 0.3 2 7 20 | 20
Subtotal 36/ 0 0 03 0 0 2 0 0 0 0 0 0 0 0 0 7 0 0 0 20 | 20
West McMinnville Linear Path
Ash Meadows 13 0.1 1 6 1 6 | Creek
Goucher St. Pathway 1.7 0.4 2 2 11 4 12
James Addition 13 1 0.1 3 1 5 2 9 Creek
Jandina 2.6 0.2 2 1 1 4 1 3
Jandina IlI 2.1 0.1 2 1 7 2 17 |Creek
West McMinnville Linear Park 0.2
Westvale 4.5 0.3 3 1 6 2 11
BPA Path (paved)
BPA Pathway | (2nd Street to Wallace) 2.8 0.6 5 4 20 8 6 25
BPA Pathway Il (Wallace to 23rd) 4.1 0.5 6 7 | 28 7 31 |Bridge
Roma Sitton (23rd to Baker Creek Road) 1.7 0.1 2 1 1 1 9
BPA North (Baker Creek Road to chip path) 1.3
North McMinnville Trail
Baker Creek North - Parcel D 14.9 0.2 04
Oak Ridge Meadows 5.4 0.4
Subtotal 438 0 1 27 08 26 O 0 0 0 0 0 1 0 0 0O 18 87 | 16 | 26 0 | 123

Total Developed 2303 7 15 10 3 175 103 10 3 20 13 12 11 2 3 2 38 192 33 162 799 613
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Appendix A: Park and Recreation Facility Inventory

Developed Natural Area

Airport Park 12.1 1.5 11 6 12 Creek, 3 Bridges, Mushroom House
Kiwanis Park 4.7 0.3 2 2 12 8 |Bridge
Tice Woods - Rotary Nature Preserve 32.8 0.2| 1.0 1 16 7 |Pond, 2 Kiosks, Boardwalks, Bridges
Undeveloped Natural Area
Angela Court 2.3
Ashwood Derby 0.3
Barber 11.8
Bennette Addition 0.2
Carlson 33
Creekside Cozine 3.9
Creekside Meadows 15.3
Crestwood 1.7
Dayton 6.8
Fir Ridge 0.7
Heather Hollow 3.2 6
Quarry 119
Tall Oaks Cozine 12.6

Subtotal 123.4 0 3 13 9 | 40 | 21
Brookview 0.7
Davis Dip 1.6
Jay Pearson Park - east side 1.2 Detention pond
Meadowridge 0.7

Subtotal 4.2

Combined Total 358.0
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ONLINE VALUES AND NEEDS

APPENDIX B
SURVEY SUMMARY
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Online Values and
Needs Survey
Summary

McMinnville PROS
Plan Update

Survey Period: Dec 16, 2022 — Feb 5, 2023
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Purpose

In Summer 2022, the City of McMinnville began updating its Parks, Recreation, and Open Space Plan to identify
community priorities, needs, and recommendations to improve and enhance parks, recreation facilities, trails,
programs, events and related services. As part of the planning process the City launched an online survey and
invited community members to provide input on their values, parks visitation needs, needed improvements,
new park locations, and recreation program usage and desires.

The online survey was available online from December 16, 2022 to February 5, 2023. The survey was
promoted by the City of McMinnville through several channels including social media, email newsletters, on the
project website, and more (see next page).

The findings are from a broad enough sample that they can help the City identify common themes and needs.
All questions were optional. Some questions allowed participants to select two or more answer choices
resulting in total counts greater than the number of respondents and total percentages greater than 100%. This
summary provides results of the survey.

Page 141 of 556




Promotion

The online survey was shared with the community through several methods in both English and Spanish including;:

* Traditional methods:

News Register Ads

Posted signs, flyers or yard signs at
all city facilities (including parks)

Sent direct postcards
Social media platforms
Emails to Parks & Rec patron list

Emails to school district households
through peachjar

Community outreach software
iheartmac

Radio promotion on MCM Channel
11 and KYLC

$400 visa gift card as an incentive
to take the survey

* Promotion through partner and
community groups such as:

Non-profits

Chamber of Commerce, Downtown
Association, Visit McMinnville

School District, higher education,
PTA's

Providers that work with or serve
community members who have a
physical, mental or social disability

Sports clubs and groups

Service clubs

Interest Groups

Churches

Hispanic/Latinx focused businesses
Larger employers

Facebook groups

* Events/Meetings and Canvasing:

Chamber Greeters event

Unidos Resource fairs

High school focus group session
Dia de los Ninos event

Apartment complexes or mobile
home parks

Businesses along 3rd street and
Highway 99
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Online Survey Summary:
Contents

1. WHO 2. VALUES AND
RESPONDED? PARK VISITATION
3. PARK 4. RECREATION
IMPROVEMENTS PROGRAMS

AND NEEDS
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1. WHO RESPONDED?

X
N

2,338 respondents
In 1.5 months

Residents and Students

People who live in all parts of McMinnville (57% of
respondents) and students off all grades/higher
education in McMinnville (6% of respondents).

Employees
25% of respondents work in Downtown, at schools,
eastern McMinnville businesses, and more.

Mostly Adults Representing Families

Most participants live with children, teens/tween,
and older adults (65+).

Mixed Backgrounds, Languages, Abilities

* About 20% of respondents self-identify as non-
White/Caucasian, in alignment with the City as a
whole.

* 31 respondents took the survey in Spanish.

 15% represented someone who has a condition or
disability that influences their participation in or
access to parks and recreation activities.
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How are you connected to McMinnville?

60%
50%
40%
30%
20%
10%

0%

57.1%
24.7%
12.6%
3.9% 1.7%
llive in I work in I go to schoolin | go fo school in | fravel info
McMinnville McMinnville or  McMinnville (12th McMinnville McMinnville to
own a business grade or younger) (Linfield University recreate, shop, or
here or Chemeketa eat
College)

What best describes your gender identitye

19% 4% N=970

Female
2%
S Male

Nonbinary

64% m Prefer not to answer

What is your age?

30% 28.7%

N=1,265

25%

1 18.1%
20% 16.5%

14.5%
15% &
11.1%

10%

4.8%
5% 26% 2%

0%
Under 18 18-24 25-34 35-44 45-54 55-64 65-74 75+

What age are the people who live in

your home?e N=1.829

50%
42.6%

40%
30% 26.8%

0% 17.8%

12.7%
10%
0%
Young children Tweens/teens  Adults age 18-65 Adults age 65+

(elementary and (middle and high
younger) school)
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What is the highest degree or level of
school you have completede

35% 33%
30%

20%
16%

15% 13%

10%
6%

5% 3%

0%

N=1,091

6%

Which of the following most accurately

describes your race

Alaskan Native

Asian, Asian American, or South
Asian

Black or African American

First Nation/American
Indian/Indigenous

Hispanic, Latino/a, or Chicano/a
Middle Eastern or North African
Pacific Islander

White/European American

| prefer not to answer

| prefer to self-identify

and ethnic identities?
N=1,181

0% 20% 40% 60% 80%

0.3%
2.9%
2.8%
3.4%
10.6%
0.7%
1.6%
69.9%
7.4%

0.5%
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What language(s) do you speak in
your household?

8%

N=1,035

English as primary
language

Other
language(s)

92%

Do you or anyone in your family have a
condition or disability that influences your
participation in or access to parks and
recreation activitiese

% N=968
15%

Yes
No

Prefer not to
answer

82%
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2. VALUES AND PARK VISITATION

Parks are extremely important

Over 95% of people who chose to take the survey rated
parks as important or extremely important.

Parks provide enjoyment

People often visit parks to gather with friends,
family, and community; enjoy the outdoors/nature;
and to play.

Parks contribute to physical health

People often visit parks to be active/exercise and
most like trails for walking/biking.

Parks are a big part of daily life

Over 70% of respondents visit parks weekly or
more frequently.

Why do people go to different parks?

A

/o

A
=l

Fun or Play

City Park, Discovery Meadows

Sports or Fithess

Joe Dancer, City Park

Relaxation

Rotary Nature Preserve at Tice Park

City Park, Joe Dancer
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How important are parks and
open spaces in your life?
Respondents=896

70% 65.4%

60%
50%
40%
30.2%
30%
20%

10%

0%

Why are parks and recreation important to you?

Responses=9,863
0% 5% 10% 15%

Enjoy the outdoors/nature | '
86 active/exercise [ -
R NGRS  pEE
community o
Play 12.2%
Provide homes for wildlife 10.6%
Play sports 9.7%
Relax or get away 9.0%
Walk my dog 7.4%
Learn about nature 7.2%

Pursue another activity | enjoy 3.0%
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In McMinnville or elsewhere, what do you like most in parkse Responses=7,029
0% 5% 10% 15%
Trails for walking and biking IINEIEGEEEEEEEEEEEE 12.1%
Places to sit, picnic, and gather IIIIIEIENGNGEGEGEEGEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEEE (0.2%
Playgrounds and play spaces for children and youth | NG 10.2%
Open grass areas 9.4%
Indoor swimming pools and water play elements 8.8%
Outdoor swimming pools and water play elements 8.7%
Natural places that support wildlife habitat 8.5%
Outdoor spaces for fairs, festivals, and events 7.6%
Competitive spaces such as sports fields and courts 7.1%
Spaces with outdoor fithess equipment 4.9%
Dog parks 41%
Spaces with indoor fitness equipment 3.4%
Indoor spaces for classes, camps, and events 2.6%

Unique places that reflect McMinnville's character, history, and... 2.5%
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How often do you or your family visit parks or

recreational areas in McMinnvillee
Respondents=1,385

60%

50% 48.1%
40%

30%

22.2%

20% 18.8%

0% 8.8%

2.1%

0%
Daily Weekly Monthly A few times a year Yearly or less often
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Which parks or recreational

areas do you go to in
McMinnville and why?
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3. PARK IMPROVEMENTS AND NEEDS

-\ Popular parks need the most improvements

City Park and Joe Dancer Park are two which need
the most improvements and are also most visited.
Wortman Park is less visited but also needs
improvements.

The open-ended comments can tell use more about
what these mean specifically. These are more
important than repairs, beautification, and
programming.

New Parks

Desires for new parks are spread throughout
McMinnville and will need to be prioritized based
on existing park access gaps.
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What parks, trails or open
spaces need new or improved

recreational facilities,

accessibility, or maintenance?

Respondents
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Top Need by Park

FAlKSINaIne glieanieup EIOVIGeENmore ViaKkeauieel FXSINESItat SeAUUIYAT
egllplisiice) efe) Saler dlreronen
Airport Park X
BPA Pathway, Roma Sitton X
Chegwyn Farms X
City Park X
Discovery Meadows X
Goucher Pathway, Jandina, West X X
McMinnville Linear Park
Joe Dancer Park X
North Baker X X
Riverside Drive Dog Park X
Thompson Park X
Tice Park X
Village Mill Park X
West Hills Park X
X

Wortman Park
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Where would you like to

see new parks and open ! -'
spaces in McMinnville?

®
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4. RECREATION PROGRAMS

High participation rates

Over 80% of people who chose to take the survey (or their
families) participate in recreation programs often or occasionally.

Awareness of offerings

Those who rarely or don’t participate cite not knowing about
programs, or not knowing about them in time, as the most
common reason. Most people hear about programs through
the recreation program guide and the City’'s website.

Interest in different/more programs

People would like to see more aquatics programs, adult fithess
classes, and community events.
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RECREATION PROGRAMS

Have you or your family participated in recreation If you don’t (or rarely) participate in City of
programs offered by the City of McMinnville beforee McMinnville recreation programs, whye

Responses=951

Respondents=1,281 0% 5%  10% 15%  20%  25%  30%
447% recreational programs in time
45% | am not interested in the programs I
offered
40% | don't know where o go or what _
36.0% programs are offered
35% | participate in recreational programs
offered by another entity, schoal,...
0% It costs too much
25% | don't feel safe
20% Registering for programs is difficult or
takes too many steps
15% | don't feel comfortable
11.5%
Locations are too far away or | have no
10% 7.8%
© way to get there
5% | don't feel welcome
0% | did not see information in my preferred
Yes, often Yes, occasionally Noft sure Never language
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RECREATION PROGRAMS

What types of recreation programs and activities would you like to see more of offered by

the City of McMinnville? Responses=4,948
0% 2% 4% 6% 8% 10% 12% 14%
Aquatics (open swim, lessons, pool sports, fitness) 11.5%
Adult fitness, sports, and wellness classes 11.2%
Community events 10.2%
Youth sports and classes 9.1%
Arts and culture programming/classes 9.0%
Gardening and/or nature interpretation 7.8%
Senior fitness, sports, and wellness classes 7.1%
Teen programs or classes 6.9%
After school programs 6.7%
Volunteer opportunities 4.9%
Infant/toddler activities or early childhood programs 4.4%
Programs accessible for people with disabilities and/or special needs 4.4%
Childcare 41%
Other 2.7%
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RECREATION PROGRAMS

How do you find out about City of McMinnville recreation programs, events, and activities?

Responses=2,305
0% 5% 10% 15% 20% 25% 30%

City of McMinnville Parks and Recreation Program Guide (mailed...

City of McMinnville Parks and Recreation website |GGG .57
Family members, friends and/or neighbors |GGG 5%

25.9%

City of McMinnville Parks and Recreation social media 9.5%
City of McMinnville social media 6.5%
City of McMinnville Parks and Recreation email newsletters 5.6%
Local print media 5.4%
Schools 48%
City of McMinnville Parks and Recreation staff 4.6%
Online search 4.6%
Community groups 2.4%
Other ways 2.1%
Local non-profits 1.1%

Places of worship 0.7%

MCM-TV 0.6%
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Online Values and
Needs Survey
Summary

McMinnville PROS
Plan Update

survey Period: Dec 16, 2022 - Feb 5, 2023
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APPENDIX C

20+ YEAR CAPITAL PROJECT
& OPERATIONS COSTS
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Appendix C: McMinnville Parks, Recreation and Open Space Plan: 20+ Year Project and Operations Costs

Park Name/
Project Description

Size/Length

Estimated One

Estimated Maintenance| Time 20-Plus-
Ongoing Costs

Project Type**

Improve Existing
% Maintained

(%]
[
g
-
(]
O
C
©
c
(O]
=
1S
O

Average Annual
Maintenance Cost

Year Capital
Costs

Estimated Capital

Chegwyn Farm 3.9 100% 2 $20,000 $50,000
Add accessible paved path to connect with Grandhaven Elementary School 0.1 ° $50,000
Jay Pearson Park 4.1 100% 2 $21,000 $500,000
Develop east side as off-leash dog area ° $500,000
Thompson Park 2.3 100% 2 $12,000 $760,000
Replace restroom ° $510,000
Add outdoor fitness equipment . $250,000
West Hills Park 7.8 100% 2 $39,000 $1,000,000
Add basketball court $100,000
Add off-leash dog area $300,000
Add restroom $600,000
Subtotal 18.1 0.1 $92,000] $ 2,310,000
Bend-o-River 0.3 100% 2 $2,000 $595,000
Replace play structure with nature playground 0.04 . $595,000
Greenbriar 0.2 100% 2 $2,000 $500,000
Park development (fence, small shelter/ benches, small play element, pollinator o $500,000
garden)

Kingwood 0.6 100% 2 $3,000 $731,900
Accessible interior paved paths 0.04 $4,000
Replace play area and surface $725,000
Update irrigation $2,900
North Evans 0.3 100% 2 $2,000 $725,000
Replace play area and surface ° $725,000
Taylor 0.3 100% 2 $2,000 $977,000
Replace play area and surface ° $725,000

McMinnville Parks, Recreation and Open Space Plan

Draft 20-Year Capital Improvement Project List | C1
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Estimated One
Estimated Maintenance| Time 20-Plus-

. . P
Size/Length Project Type Ongoing Costs Year Capital
Costs
(%)

S| w s| _ 8 £

o g © e g < E

& 2 ol 8 € g 8

) w ' s < 5 °

g 8 () L g ) g 1]

< © > = (7] o O ]

Park Name/ S é 2 g € ¢ E £

Project Description = = £ 3 § z § a
Add small neighborhood garden with deer fencing ° $250,000
Add landscape buffer along site boundary of adjacent homes . $2,000
Village Mill 0.5 100% 2 $3,000 $400,000
Park development (small shelter/ benches, small play element) . $400,000
Subtotal 23 0.1 $14,000] $ 3,928,900
City Park 16.2 75% 1 $91,000 $7,955,000
Replace dragon play structure with destination play structure that is barrier free ° $3,800,000
Add public art and historic interpretive elements . $50,000
Add wayfinding signage ) $20,000
New amphitheater for community events (flood-friendly) . $325,000
Replace 3rd Street entrance with gateway, open plaza, and add splash pad ° $2,500,000
Replace restrooms ° $510,000
Resurface upper and lower parking lots ° $250,000
Replace lower (larger) shelter ° $340,000
Complete ADA improvements identified in Public Works 5-year CIP ° $110,000
Complete creek restoration projects identified in Public Works 5-year CIP . $25,000
Improve efficiency and coverage of lighting ° $25,000
Joe Dancer Park 104.7 75% 1 $589,000 $5,253,500
Skatepark improvements and renovation . $250,000
Add shade trees and landscape enhancements . $334,000
Resurface parking lot . $287,000
Add bike skills area/pump track ° $500,000
Improve, enhance, and expand ADA compliant trails throughout park 1.7 . $1,700,000
Fenced off-leash dog area ° $300,000
Add lighting ° $50,000
Add restroom (following feasibility study) ° $600,000
Replace playground ° $1,232,500
McMinnville Parks, Recreation and Open Space Plan Draft 20-Year Capital Improvement Project List | C2
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Estimated One
Estimated Maintenance| Time 20-Plus-

. . P
Sl et Project Type Ongoing Costs Year Capital
Costs
(%)
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) w ' s < 5 °
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Park Name/ 9] e of = S e S

= = = © Y 'm =
Project Description = = e| = z S &
Discovery Meadows 21.4 75% 1 $121,000 $3,207,500
Replace playground ° $1,232,500
Renovate splash pad ° $350,000
Cover, improve, and renovate skatepark ° $425,000
Pickleball courts (4) ° $350,000
Add fenced dog park to south end of park ° $300,000
Add covered basketball court structure (full court) ° $500,000
Resurface basketball courts ° $50,000
Wortman Park 21.5 75% 2 $121,000 $5,654,000
Replace west shelter as identified in Public Works 5-Year CIP ° $277,000
Renovate east shelter for safety and visibility ° $277,000
Fitness area with equipment [ $250,000
Improvements to disc golf course ° $250,000
Replace play area with new accessible play equipment (west) ° $3,230,000
Replace play area east play area with nature play area ° $595,000
Resurface parking lots (east and west) ° $150,000
Wayfinding/markers ° $17,000
Replace restrooms 0.09 ° $510,000
ADA routes to picnic area and repave asphalt with lighting 0.09 . $48,000
Add lighting ° $50,000
Subtotal 163.7 1.9 $922,000] $ 22,070,000
Riverside Drive Dog Park 3.6 50% 3 $10,000 $435,000
Conduct general drainage improvements ° $110,000
Add small gathering space and covered picnic shelter ° $325,000
Subtotal 3.6 0.0 $10,000] S 435,000
West McMinnville Linear Park -
Ash Meadows 1.3 75% 3 $5,000 $13,450
Landscape and Maintenance - irrigation and repairs ° $6,450
McMinnville Parks, Recreation and Open Space Plan Draft 20-Year Capital Improvement Project List | C3

Page 172 of 556



Estimated One
Estimated Maintenance| Time 20-Plus-
Ongoing Costs Year Capital
Costs

Size/Length Project Type**

(%)
8 0 8| _ % =
- = — © O ‘S
Q % T o 2 o @
€| X S| & = o
g | 9 2| 2| 38 k5
- 3 £ I 9 ©
Park Name/ 9] e of = S e S
c o 2 © U ‘o =
Project Description & £ x| =S z > i
Convert portions of lawn to ecolawn or naturescape to reduce mowing ° $7,000
Goucher St. Pathway 1.7 75% 3 $7,000 $17,400
Landscape and Maintenance - irrigation and repairs ° $8,400
Convert portions of lawn to ecolawn or naturescape to reduce mowing ° $9,000
James Addition 1.3 75% 3 $5,000 $738,600
Replace play equipment ° $725,000
Convert portions of lawn to ecolawn or naturescape to reduce mowing ° $7,000
Landscape and Maintenance - irrigation and repairs ° $6,600
Jandina 2.6 75% 3 $10,000 $203,850
Landscape and Maintenance - irrigation and repairs ° $12,850
Convert portions of lawn to ecolawn or naturescape to reduce mowing ° $13,000
Paved trail improvements ° $128,000
Renovate basketball court ° $50,000
Jandina lll 2.1 75% 3 $8,000 $21,500
Landscape and Maintenance - irrigation and repairs ° $10,500
Convert portions of lawn to ecolawn or naturescape to reduce mowing ° $11,000
West McMinnville Linear Park 0.2 75% 3 $1,000 $1,850
Landscape and Maintenance - irrigation and repairs ° $850
Convert portions of lawn to ecolawn or naturescape to reduce mowing ° $1,000
Westvale 4.5 75% 3 $17,000 $45,550
Landscape and Maintenance - irrigation and repairs ° $22,550
Convert portions of lawn to ecolawn or naturescape to reduce mowing ° $23,000
BPA Path (paved)
BPA Pathway I (2nd Street to Wallace) 2.8 75% 3 $11,000 $266,500
Landscape and Maintenance - irrigation and repairs ° $2,500
Fitness equipment along trail ° $250,000
Convert portions of lawn to ecolawn or naturescape to reduce mowing ° $14,000
BPA Pathway Il (Wallace to 23rd) 4.1 75% 3 $16,000 $23,500
Landscape and Maintenance - irrigation and repairs ° $2,500
Convert portions of lawn to ecolawn or naturescape to reduce mowing ° $21,000
McMinnville Parks, Recreation and Open Space Plan Draft 20-Year Capital Improvement Project List | C4

Page 173 of 556



Park Name/
Project Description

Size/Length

Project Type**

Renovate/Replace
Improve Existing

% Maintained

Maintenance Tiers

Estimated One
Estimated Maintenance| Time 20-Plus-
Ongoing Costs

Average Annual
Maintenance Cost

Year Capital
Costs

Estimated Capital

Roma Sitton (23rd to Baker Creek Road) 1.7 75% 3 $7,000 $11,500
Landscape and Maintenance - irrigation and repairs ° $2,500
Convert portions of lawn to ecolawn or naturescape to reduce mowing ° $9,000
BPA North (Baker Creek Road to chip path) 1.3 50% 2 $4,000 $1,102,500
Landscape and Maintenance - irrigation and repairs ° $2,500
Add small gathering space and covered picnic shelter ° $400,000
Add play area ° $700,000
North McMinnville Trail

Baker Creek North-Parcel D 14.9 75% 3 $56,000 $77,500
Beautification - landscaping and maintenance ° $2,500
Convert portions of lawn to ecolawn or naturescape to reduce mowing ° $75,000
Oak Ridge Meadows 5.4 75% 3 $21,000 $29,500
Beautification - landscaping and maintenance ° $2,500
Convert portions of lawn to ecolawn or naturescape to reduce mowing ° $27,000
Subtotal 43.8 0.0 $168,000| S 2,553,200

Subtotal Developed

$1,206,000 $

31,297,100

Developed Natural Area

Airport Park 121 50% 3 $31,000 $709,500
Install accessible pathway along west edge to connect to view point 0.2 . $150,000
Replace wayfinding signage ° $17,000
Add accessible picnic area ° $400,000
Replace bridges (3) ° $90,000
Remove and replace aging picnic tables ° $42,500
Resurface parking lot ° $10,000
Kiwanis Park 4.7 0.3 25% 3 $6,000 $313,250
Replace boat launch/fishing pier (and preserve existing Camas plants) ° $250,000
Replace pedestrian bridge . $30,000
Replace irrigation ° $23,250
Repave path (acreage and cost included with Joe Dancer Park) . S0

McMinnville Parks, Recreation and Open Space Plan

Draft 20-Year Capital Improvement Project List | C5
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Estimated One
Estimated Maintenance| Time 20-Plus-

. . o
Sl et Project Type Ongoing Costs Year Capital
Costs
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Resurface parking lot $10,000
Tice Woods - Rotary Nature Preserve 32.8 25% 3 $41,000 $800,000
Add lighting to parking lot ° $50,000
Replace wood bridge and boardwalk as identified in Public Works 5-year CIP . $40,000
Add maintenance vehicle access ° $10,000
Add small nature playground ° $700,000
Undeveloped Natural Area
Angela Court 23 4 $6,000 SO
Ashwood Derby 0.3 3 $2,000 SO
Barber 11.8 3 $59,000 $332,000
Add soft surface trail connecting SW Old Sheridan Rd/SW Baker St. 0.2 ° $32,000
Add signage for future trail connection ° $20,000
Add small parking lot potentially via an access or use agreement ° $250,000
Add pedestrian bridge across Cozine Creek ° $30,000
Bennette Addition 0.2 4 $1,000 SO
Carlson 33 3 $17,000 SO
Creekside Cozine 3.9 3 $20,000 SO
Creekside Meadows 15.3 3 $77,000 SO
Crestwood 1.7 4 $5,000 SO
Dayton 6.8 4 $17,000 S0
Fir Ridge 0.7 4 $2,000 S0
Heather Hollow 3.2 25% 3 $17,000 $20,000
Add signage for future trail connection . $20,000
Quarry 11.9 3 $60,000 $1,341,000
Access via property easement or acquisition from church 0.3 0.1 ° $95,000
Add nature playground ° $700,000
Add soft surface loop trail 0.3 ° $46,000
Add bike skills course/pump track ° $500,000
Tall Oaks Cozine 12.6 3 $64,000 $20,000
McMinnville Parks, Recreation and Open Space Plan Draft 20-Year Capital Improvement Project List | C6
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Estimated One
Estimated Maintenance| Time 20-Plus-
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Size/Length Project Type Ongoing Costs Year Capital
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Add signage for future trail connection ° $20,000
Subtotal 123.4 1.0 S 425,000 | S 3,535,750
Brookview 0.7 4 $2,000 SO
Davis Dip 1.6 4 $4,000 S0
Meadowridge 0.7 4 $2,000 SO
Subtotal 3.0 0.0 $8,000| $ -
Total Existing Parks J $1,639,000 34,832,850
Fox Ridge Park 8.7 ° 100% 2 $44,000 $10,005,000
Land acquisition ° $2,610,000
Park development ° $7,395,000
Riverside South Park 5.0 ° 100% 2 $25,000 $5,750,000
Land acquisition ° $1,500,000
Park development ° $4,250,000
Southwest Park 5.0 ° 100% 2 $25,000 $5,750,000
Land acquisition ° $1,500,000
Park development ° $4,250,000
Three Mile Lane Park 5.0 ° 100% 2 $25,000 $5,750,000
Land acquisition ° $1,500,000
Park development ° $4,250,000
Northeast Central Park 5.0 ° 100% 2 $25,000 $5,750,000
Land acquisition ° $1,500,000
Park development ° $4,250,000
Northwest Central Park 0.50 ° 100% 2 $3,000 $575,000
Land acquisition ° $150,000
Park development ° $425,000
Subtotal 29.2 0.0 $147,000] $ 33,580,000
McMinnville Parks, Recreation and Open Space Plan Draft 20-Year Capital Improvement Project List | C7
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Estimated One
Estimated Maintenance| Time 20-Plus-

Size/Length Project Type** ) .
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Southwest Community Park 20.0 ° 75% 1 $113,000 $26,000,000
Land acquisition ° $6,000,000
Park development ° $20,000,000
Subtotal 20.0 0.0 $113,000] S 26,000,000
Airport Park Greenway 5.5 1.5 ° 75% 3 $21,000 $1,227,273
Cozine to City Park Greenway 4.7 1.3 ° 75% 3 $18,000 $1,063,636
Cozine to Dancer Park Greenway 4.5 1.2 ° 75% 3 $17,000 $1,006,364
Joe Dancer Park/Three Mile Lane Greenway 1.1 0.3 ° 75% 3 $5,000 $245,455
Oak Ridge Meadows/Rotary Nature Preserve Greenway 3.6 1.0 ° 75% 3 $14,000 $818,182
Ridge Trail Greenway 42.1 3.0 ° 75% 3 $158,000 $9,472,500
Southwest Greenway 18.2 5.0 ° 75% 3 $69,000 $4,090,909
Three Mile Lane/Evergreen Greenway 5.5 1.5 ° 75% 3 $21,000 $1,227,273
Yamhill River Greenway 7.3 2.0 ° 75% 3 $28,000 $1,636,364
Subtotal 92.4 16.8 $351,000] S 20,787,955
Total Proposed Parks/Greenway Trails 141.6 16.8 $ 611,000 S 80,367,955

*Costs are planning-level estimates in 2023 dollars, not accounting for inflation. All costs are rounded. Actual costs should be determined through site master planning, maintenance planning and construction documents. Actual
costs may be higher or lower depending on site needs, the scale of the facility, and changing market prices for materials.
**Build/add projects are potentially SDC eligible. Renovate/replace projects are SDC eligible on a case-by-case basis. Improve Existing projects are not SDC eligible.
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Appendix C: Planning Level Capital Cost Estimates and Assumptions

Planning Level Cost*

Renovate/Replace**
Improve Existing**
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PARKLAND AND OPEN LANDS

Parkland Acquisition per acre $300,000 Unimproved land with access to municipal utilities

Open Lands Acquisition per acre $200,000 Unimproved land

Community Park Development per $1,000,000 Fully loaded costs to account for the development of all or a portion of
developed the site. Includes site grading, circulation, utilities, facilities, amenities,
acre and landscaping. (This does not include major facility development, such

as a recreation center or swimming pool.)

Neighborhood Park Development |per $850,000 Fully loaded costs to account for the development of all or a portion of
developed the site. Includes site grading, circulation, utilities, facilities, amenities,
acre and landscaping.

Linear/Trail Park Development per $300,000 Fully loaded costs to account for the development of a portion of the site
developed for trails and related recreation uses. Includes site grading, circulation,
acre utilities, facilities, amenities, and landscaping.

Open Space Development per $500,000 Fully loaded costs to account for the development of all or a portion of
developed the site. Includes site grading, circulation, utilities, facilities, amenities,
acre and landscaping. (This does not include major facility development, such

as a nature center.)
SPORTS FIELDS

Baseball/Softball Field (Grass) each $1,250,000 $1,062,500 $625,000 -Regulation-size diamond turf field designed for baseball, softball, T-ball,
and kickball
-Field lighting
-Amenities such as bleachers, dugouts, concessions, and shade

Multi-purpose Field (Grass) each $850,000 $722,500 $425,000 -Regulation-size rectangular turf field painted for soccer and other sports
-Field lighting
-Amenities such as bleachers, concessions, and shade

Atrtificial Turf Sports Field each $3,000,000 $2,550,000 $1,500,000 Regulation-size field, artificial turf, and amenities such as bleachers,
dugouts, concessions, shade, and lighting

Basketball Court each $100,000 $85,000 $50,000 3/4 of full HS basketball = 75 x 50 (63' x 37.5' plus 6' run-out all sides)
with two goals and surfacing

Pickleball Court per four $350,000 $297,500 $175,000 Four side-by-side pickleball courts (70' x 130') with fencing, nets,
surfacing, and lighting.

Tennis Court per two $400,000 $340,000 $200,000 Two side-by-side tennis courts (120' x 120') with fencing, nets, surfacing,
and lighting

Multi-use Sports Court allowance $350,000 $297,500 $175,000 Full-size courts; lighting where warranted. Actual cost will depend on type

PLAY EQUIPMENT AND AREAS

Draft Cost Assumptions | B8
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Planning Level Cost*

mprove Existing**
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Renovate/Replace**

Playground/Play Equipment each $1,450,000 $1,232,500 $725,000 -Play equipment for ages 2-5 and 5-12 scaled for neighborhood park w/

(Thematic or Traditional) poured-in-place surfacing
-Actual cost will depend on type and size

Inclusive Play Area per acre $3,800,000 $3,230,000 $1,900,000 -New or replaced play area that is universally designed and inclusive to
all children.

Nature Playground (Small) each $700,000 $595,000 $350,000 -Nature play features, topography, landscaping, safety surfacing and
seating

Destination Play Area per acre $3,800,000 $3,230,000 $1,900,000 -Large play areas with unique play elements and multiple play settings
that support imaginative, creative and active play. May include interactive
water play, sand play, and universal play elements. Includes safety
surfacing, seating, and shade

SOCAL GATHERING

Shade Elements each $200,000 $170,000 $100,000 -Seating with shade structures; small shelter, pergola or gazebo; sails
and umbrellas; plantings

Picnic Area - Medium each $400,000 $340,000 $200,000 -Medium group area with shade to support amenities such as barbecues
and food prep areas
-Long tables or mixed table sizes

Picnic Area - Large each $600,000 $510,000 $300,000 -Large group area with shade to support amenities such as barbecues,
sinks, and food prep areas
-Long tables or mixed table sizes

Dog Park/Off-leash Dog Area each $300,000 $255,000 $150,000 -Full size dog park with different fenced areas for small and large dogs,
landscaping, amenities, shelter and utilities

Small Outdoor Event Space each $325,000 $276,250 $162,500 -Plaza, small amphitheater, outdoor stage, pavilion or outdoor
classroom, with utilities and support amenities

TRAILS

Hard-Surfaced Trail per mile $1,000,000 $850,000 $500,000 -Multi-use trails for biking, walking and jogging
-$12 per square foot. Includes allowance for minor grading and drainage
improvements
-Support amenities along trails, such as benches and small shade
features

Soft-Surfaced Trail per mile $160,000 $136,000 $80,000 -Nature trails, jogging trails parallel to multi-use paved trails

OTHER FACILITIES AND ELEMENTS

-$6 per square foot. Includes allowance for minor grading and drainage
improvements

-Support amenities along trails, such as benches and small shade
features

Draft Cost Assumptions | B9
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Nature Based Recreation - allowance per $1,500,000 $1,275,000 $750,000 Elements such as: outdoor classroom or nature interpretation center or
Specialized Facilities each signage
Water-Based Recreation allowance per $250,000 $212,500 $125,000 Elements such as non-motorized boat launch or fishing pier
each
Outdoor Recreation Variety allowance per $500,000 $425,000 $250,000 Elements such as: skate spots, disc golf, small bike skills area/pump
each track, parkour obstacle course, climbing spire, zip line and other unique

play elements, sound garden, self-directed hike/app stations

Comfort Amenities and Art allowance per $50,000 $42,500 $25,000 Elements such as: seating, bottle-filler stations/dog drinking dishes,
each Trash/recycling receptacles, bike racks, docking stations, art (playable,
integrated, stand-alone, and/or temporary displays), information kiosks,
and coworking stations/outdoor work space

Restroom (permanent) each $600,000 $510,000 $300,000 2 unit single-occupant each (24'x12")
Community or Demonstration each $250,000 $212,500 $125,000 Combination of in-ground, raised beds, and accessible planting areas,
Garden with fencing, water, composting/green waste recycling, seating, shade
Natural and Interpretive Elements | allowance for $150,000 $127,500 $75,000 Elements such as: Native plantings, designated natural areas/features,
each bioswales and rain gardens, arboretums, pollinator patches, gardens and
corridors, bird habitat, baths and houses
Fitness Equipment per 5 stations $250,000 $212,500 $125,000 Stations that combine cardio, strength training, or cross training
Signage - Wayfinding and Identity |per site $20,000 $17,000 $10,000 Assumes monument sign, directional signage, and other informational
signage
Ecolawn per acre $6,000 $5,000 $1,500 Ecolawn or similar product to reduce maintenance needs
Irrigation and Landscaping per acre $5,000 Replacement of irrigation and/or landscape maintenance.
Shade tree planting per $5,000 $4,250 $2,500 Shade tree specific from City approved tree list
maintained
acres
Park Lighting allowance $50,000 $42,500 $25,000 Pedestrian scale lighting fixtures
New Trail Pedestrian Bridge allowance $30,000 "forest service style"
each
New Major Pedestrian Bridge allowance $600,000 Prefabricated, 12' wide,100' long = 1,200 sq/ft
each $475 sq/ft (single span bridge)

= $570,000 cost estimate for bridge only
*does not include ROW work, construction costs, engineering, permitting,
or contingencies
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Planning Level Cost*

Feature Assumptions

Renovate/Replace**
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Improve Existing**

*Costs are planning-level estimates in 2023 dollars, not accounting for inflation. All costs are rounded. Actual costs should be determined through site master planning, maintenance planning and construction
documents. Actual costs may be higher or lower depending on site needs, the scale of the facility, and changing market prices for materials.

**Build/add projects are potentially SDC eligible. Renovate/replace projects are SDC eligible on a case-by-case basis. Improve Existing projects are not SDC eligible.
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Appendix C: Planning Level Maintenance Cost Assumptions

Maintenance Tier/Type Unit Cost Estimate*
1. Enhanced per developed acre $7,500
2. Standard per developed acre $5,000
3. Basic per acre $2,500
4. Undeveloped Land (limited per acre $500

public access)

Notes
Enhanced maintenance costs represent a 50% increase of standard
maintenance costs. Enhanced maintenance is needed at highly-
visible, heavily-used sites that include specialized assets. Does not
include major capital projects or asset renewal.
The standard level of maintenance includes routine monitoring,
inspection and care of recreation facilities, natural areas and
landscaping. Costs are calculated for 100% of every acre, reflecting
maintenance needs after sites are developed or improved. These
are estimated based on McMinnville expenditures for average park
maintenance costs. Does not include major capital projects or asset
renewal.

Most natural areas and underdeveloped parks should receive a
basic level of maintenance. The basic level of maintenance includes
routine monitoring, inspection and care of recreation facilities,
natural areas, and landscaping. At a basic level of maintenance, the
City provides routine maintenance for health and safety, but no
specialized care for asset protection. A sub-category for
undeveloped land is part of this maintenance type and would
include limited responsibilities, except for emergency needs.

Undeveloped land maintenance costs are based on sites with limited to no
public access, or little to no natural resources present. Costs represent 10%
of standard maintenance costs.

*Costs are planning-level estimates in 2023 dollars, not accounting for inflation.
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APPENDIX D

ONLINE PRIORITY PROJECTS
SURVEY SUMMARY
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< City of

i MeMinnville  Online Priority Projects

Survey Summary

McMinnville PROS Plan

Survey Period: October 12, 2023 - November 19, 2023
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Purpose

In Summer 2022, the City of McMinnville began updating its Parks, Recreation, and Open Space Plan to
identify community priorities, needs, and recommendations to improve and enhance parks, recreation
facilities, trails, programs, events and related services. As part of the planning process the City launched its
first online survey in Winter 2023 to gather community input about park and recreation needs, locations and
programming. Since then, the City and project team have been analyzing existing parks and programs to
identify key issues and needs, including where parks are, who they serve, and who might be missing out. As
a next step in the planning process, the City launched a second online survey in October 2023 to identify
community priorities and understand where to focus resources and energy first.

The second online survey was available online from October 12, 2023, to November 19, 2023. The
guestionnaire was promoted by the City of McMinnville through several channels including social media,
email newsletters, on the project website, and more (see next page).

The findings are from a broad enough sample that they can help the City identify community priorities. All
questions were optional. Some questions allowed participants to select two or more answer choices resulting
in total counts greater than the number of respondents and total percentages greater than 100%. This
summary provides results of the survey.

2
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Promotion

The online survey was shared with the community through several methods in both English and Spanish including;:

* Traditional methods:

Posted signs, flyers or yard signs at
all city facilities (including parks)

Social media platforms

Paper surveys at the Senior Center
Flyers given to high school students
Emails to Parks & Rec patron list

Community outreach software
iheartmac

$400 visa gift card as an incentive
to take the survey

Worked with partner agencies and
community groups to help spread
the word

»  Giveaways (tote bags and dollar bills):

Parks and Recreation gatherings
such as Soccer Saturday at Joe
Dancer Park

180
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1. WHO RESPONDED?

X
N

1,395 respondents
In 5.5 weeks

Residents, Students and Visitors

People who live in all parts of McMinnville (56% of
respondents), students of all grades/higher
education in McMinnville (4% of respondents), and
visitors (12% of respondents). This is similar to
responses from the first survey.

Employees
27% of respondents work in Downtown, at schools,
eastern McMinnville businesses, and more.

Many Adults Representing Families

Many participants live with children, teens/tween,
and older adults (65+).

Mixed Backgrounds, Languages, Abilities

* About 16% of respondents self-identify as non-
White/Caucasian.

* 60 respondents took the questionnaire in Spanish.

« 12% represented someone who has a condition or

disability that influences their participation in or
access to parks and recreation activities.
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How are you connected to McMinnville?

N=780
60% 56%
50%
40%
20% 12%
10%
3% 1%
0%
[livein I work in | travel into I go to schoolin | go fo schoolin
McMinnville McMinnville or ~ McMinnville to McMinnville (12th McMinnville
own a business recreate, shop, grade or (Linfield University
here or eat younger) or Chemeketa
College)
What best describes your gender identitye
N=588
4% 1%
Female
Male

29%

= Prefer not to
66% answer

= Nonbinary

What is your age?

N=675
40%
31%
30%
20% 18%
15%
1% 11%
10%
6%
3% 4%
0%

Under 18-24 25-34 35-44 45-54 55-64 65-74 75+
18

What age are the people who live in

your home?e N=760
50% 45%
40%
30% 25%
20% 16% 15%
10%
0%
Young Tweens/teens Adults age 18- Adults age 65+
children (middle and 65
(elementary  high school)
and younger) 8
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What is the highest degree or level of Which of the following most accurately
school you have completede describes your race and ethnic identities?

N=725 N=677

0% 10% 20% 30% 40% 50% 60% 70% 80%

40%
35%
white/European American | 757
30%
239 Hispanic, Latino/a, or 10%
’ Chicano/a °
20% 19%
| prefer not to answer 9%
1% . . .
0% Asian, Asian American, or 2%
6% South Asian °
3% 3% . . .
First Nation/American 2%
0% Indian/Indigenous e
Less than High school Currently Associate's Bachelor's  Master's  Professional x .
high school diploma or  pursuing degree degree degree  or Doctoral | prefer fo self |den’r|fy (pleose 1%
GED  Associates degree use the space below)
or
Bachelor's Black or African American @ 1%
degree

Pacific Islander 0%

Middle Eastern or North

African 0%

Alaskan Native 0%

9

Page 193 of 556



What language(s) do you speak in Do you or anyone in your family have @
your household? condition or disability that influences your
participation in or access to parks and

recreation activitiese

N=591 N=591
0% 20% 40% 60% 80% 100%
12%
English as primar
g| P Y 94% No
anguage
Yes
= Prefer not to
answer
Other language(s) 6% v

10
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2. PROJECT PRIORITIES

The survey posed questions about priorities for different types of projects or
improvements to the park and recreation system using four cost categories.

Trail amenities and wayfinding (16% of respondents) and lighting improvements
(16% of respondents) were the top two low cost priority projects in McMinnville.

@ Moderate Cost Projects

"-.‘ Safe routes to parks (22% of respondents) and restrooms (21% of respondents)
CC were the top two moderate cost priority projects in McMinnville.

A 4 High Cost Projects
) A loop trail (18% of respondents) and a riverfront trail (18% of respondents) were
the top two high cost priority projects in McMinnville.

& Highest Cost Projects
>~ A new community park (36% of respondents) was the top highest cost priority

project in McMinnville.

11
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Choose up to four low cost (less than $50,000) project types that ReSPONSEs=967
you think should be the highest priority for McMinnville.

20%

16% 16%

13%
12%
1%
10% 10%
10% 9%
4%
0%
TRAIL AMENITIES LIGHTING SHADE TREES NATURAL WATERSCAPE WILDFIRE RISK COMMUNITY  BIKE SKILLS PARK  INTERPRETIVE
AND IMPROVEMENTS RESOURCE LANDSCAPING MANAGEMENT GARDEN ELEMENTS
WAYFINDING STEWARDSHIP

12

Page 196 of 556



Choose up to three moderate cost ($50,000-$250,000) project RESPONSES=957
types that you think should be the highest priority for McMinnville.

30%

22%

21%
20%

18%

12%

10% 10%

10%
8%

0%
SAFE ROUTES TO PARKS RESTROOM SPORT COURT GATHERING SPACE DOG PARK EXERCISE STATIONS IRRIGATION /
LANDSCAPING

13
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Choose up to two high cost ($250,000-$1,000,000) project types

that you think should be the highest priority for McMinnville.

20%
18%
10%
0%
LOOP TRAIL

18%

RIVERFRONT TRAIL

14%

RIVER ACCESS

14%

EVENT SPACE

14%

FACILITY REPAIRS

8%

INCLUSIVE PLAY
AREA

6%

PEDESTRIAN
BRIDGE

4%

ACCESSIBILITY
IMPROVEMENTS

Responses=937

3%

FLOOD
MITIGATION

14
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Choose one highest cost (greater than $1,000,000) project type Responses=9 14
that you think should be the highest priority for McMinnville.

40%
36%
30%
30%
27%
20%
10%
7%
0%
NEW COMMUNITY PARK DESTINATION PLAY AREA NEW GREENSPACE NEW NEIGHBORHOOD PARK

15
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3. GEOGRAPHIC PRIORITIES

The survey then posed questions about prioritizing the key needs identified by the
community for different parts of the city.

A ‘ Connections
) Connections, such as trails or access improvements, were within the top

two priority project types for all four geographic areas in McMinnville.

Play and Gathering

Play and Gathering, such as play areas, sports facilities, or community
spaces, were also within the top two priority project types for all four
geographic areas in McMinnville.

GE0EAPNICAHOCATION SonnectionsSs N Eayand REINVEStMENt N atlire

Gathenng
Central McMinnville Area X

Western McMinnville Area

Northern McMinnville Area
Eastern McMinnville Area

xX xX X X
xX xX X X

16
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North Yarmhill River b

Where should we focus?
Where would you focus project
categories across the City?

The survey used four general areas of
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In the Central McMinnville Areq, what two project types are the
highest priority?

Responses=667

40%
32%
30% Nc’ b\rElcmcn any i
1ville Are N;
25% 25% Soucher 51 mh'-'w
quanion_! |
R;;Iln\e-ul;rd L0
20% i
17% -J--l
10%
0%
Reinvestment, such as Connections, such as trails ~ Play and Gathering, such Nature, such as natural
infrastructure or access improvements. as play areas, sports area improvements.
repair/replacement or facilities, or community
replacing worn or aging
park assets.

spaces.
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In the Western McMinnville Area, what two project types are the
highest priority?

40%

30%

20%

10%

0%

30%
28%

Connections, such as frails  Play and Gathering, such
or access improvements.

as play areas, sports
facilities, or community
spaces.

22%
20%

Reinvestment, such as
infrastructure
repair/replacement or
replacing worn or aging
park assets.

Nature, such as natural
area improvements.

Responses=647
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In the Northern McMinnville Areq, what two project types are the Responses=675
highest priority?

40%
30% 29% 29%
24%
20% 18%
10%
0%
Connections, such as frails  Play and Gathering, such Reinvestment, such as Nature, such as natural
or access improvements. as play areas, sports infrastructure area improvements.
facilities, or community repair/replacement or
spaces. replacing worn or aging

park assets.
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In the Eastern McMinnville Areq, what two project types are the
highest priority?

40%

30%

20%

10%

0%

31%

Connections, such as trails
or access improvements.

27%

Play and Gathering, such
as play areas, sports
facilities, or community
spaces.

23%

Nature, such as natural
aread improvements.

18%

Reinvestment, such as
infrastructure
repair/replacement or
replacing worn or aging
park assets.

Responses=578
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i
! £ Salman River Highway]

Eastern McMinnville Area

Airpart Fark

£E Banth Bend Rd
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4. ADDITIONAL COMMENTS

The survey also allowed respondents to provide any additional comments or ideas
through an open-ended question. The appendix provides all open-ended comments
received from survey respondents.

Park safety and cleanliness (trash, drug paraphernalia,
restrooms, etc.) is a top priority of write-in respondents.

-‘ A i 4 Accessible Trails and Safe Connections

Additional trails and connections that provide safe and

+ Write-in comments accessible multi-modal access to parks, facilities,
/ from 293 respondents schools, and other key destinations is a top priority.
& Improve Existing Parks and Facilities
[ >~ Prioritizing maintenance, improvements and

additional amenities in existing parks prior to
developing new parks and facilities is a top priority.

22
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Do you have any additional comments or ideas you would like to

share?¢

Responses=293

A word cloud from open-ended survey responses.

year facilities ; b e
covered Jegsh SOCC€T  clean ¢ P
facility spaces better
summer
really  school —
feel
money
space e
good street trees
: care
nature time i)
outdoor
keep
Oround priority work f|e|ds
indoor dogs build
near pump
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Exhibit B

PROPOSED COMPREHENSIVE PLAN AMENDMENTS
VOLUME | - BACKGROUND INFORMATION

PARKS AND RECREATION, OPEN SPACES,
NATURAL AREAS, SCENIC AREAS

McMinnville is blessed with a large number of varied parks and recreation facilities, open spaces,
natural areas, and scenic areas. The provision of these amenities is a product of both public and
private agencies and groups, and the continued protection and provisions of these resources and
facilities is of vital concern to the city. This section of Chapter VIl inventories and identifies the
aforementioned resources and facilities, examines concerns peculiar to each area, and assesses
the adequacy of these resources and facilities when measured against established standards.

The following section of Volume I of the McMinnville Comprehensive Plan and the 1999
Parks, Recreation and Open Space Master Plan will be replaced by the June 2024 Parks,
Recreation and Open Space Plan.
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Exhibit C

PROPOSED COMPREHENSIVE PLAN AMENDMENTS
VOLUME Il - GOALS AND POLICIES

The following amendments are proposed to the McMinnville Comprehensive Plan Policies, as
contained in Volume Il. New text is red font. Text to be deleted is indicated with a strike
through font.

Volume I, Goals and Policies, contains the goal, policy, and proposal statements which shall be
applied to all land use decisions. Goal, policy, and proposal statements each have different
purposes: goal statements are the most general principles; policy statements are directed to
specific areas to further define the goal statements; and proposals are possible courses of
action open to the City which shall be examined to further implement the goal and policy
requirements. Each of these statement types is further defined below:

GOALS: are the broadly-based statements intended to set forth the general principles
on which all future land use decisions will be made. Goals carry the full force of the
authority of the City of McMinnville and are therefore mandated.

POLICIES: are the more precise and limited statements intended to further define the
goals. These statements also carry the full force of the authority of the City of
McMinnville and are therefore mandated.

PROPOSALS: are the possible courses of action available to the City to implement the
goals and policies. These proposals are not mandated; however, examination of the
proposals shall be undertaken in relation to all applicable land use requests.
These recommended amendments include goals, policies and proposals in order to implement
the June 2024 Parks, Recreation and Open Space Plan.

CHAPTER VIl — COMMUNITY FACILITIES

PARKS AND RECREATION

GOAL VIl 3: TO PROVIDE PARKS AND RECREATION FACILITIES, OPEN SPACES,
AND SCENIC NATURAL AREAS FORTHEUSE-AND-ENJOYMENT OF
TO PROVIDE MULTIPLE BENEFITS FOR ALL-CIHIZENS-OF-THE
COMMUNITY AND THE ENVIRONMENT.

Policies:

159.00 The City of McMinnville’s Parks, Recreation, and Open Space Master-Plan
shall serve to identify future public parkland needs of the community..-avaitable

resourcestunding-alternatives,—and-priotity-projects—(Ord. 4796, October 14,
2003)

160.00 The City of McMinnville shall encourage the improvement of existing parks and
recreation facilities as a priority consideration, particularly in public parks with
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161.00

162.00

163.00

163.05

164.00

limited, unsafe, inaccessible, and/or aging park facilities.

The City of McMinnville shall encourage cooperation between public and private
recreation agencies and groups (including higher education providers and
downtown/economic development associations) to provide a full complement of

recreat/onal and /e/sure time act/wt/es—te—sha#eLeaeang—faemﬂes—and—te

The City of McMinnville and School District 40 shall endeavor to jointly cooperate
in the acquisition, development, and maintenance of combined park and school
sites wherever desired, feasible, and mutually agreeable to both parties.

The City of McMinnville shall continue to require land ermeney-ntieu-ofHand;
from new residential-developments for the acquisition and/or development of
parklands, natural areas, and open spaces as identified in the Parks, Recreation
and Open Space Plan except when an existing public park is available and
reachable by safe (defined as meeting city standards for pedestrian sidewalks
and paths) and convenient pedestrian access (half-mile walk) and continue to
ensure the checks and balances of operating costs are met, prior to accepting
land. Where no land is dedicated, money in lieu of land shall be required.

Parks (private and public) in flood zones shall be managed and designed to work
with natural systems maximizing mitigation potential and designed to adapt to

changes in the natura/ systems Ihe—@éyef—MeMnmf#le—sha#—leeate—fbptuﬁe

enwrenmenta#y—sensmve—lands—(Ord 4840 January 11 2006)

The City of McMinnville shall continue to protect aeguire floodplain lands through
the provisions of Chapter 17.53 (Land Division Standards) of the zoning
ordinance and other available means, for future use as natural areas and open

spaces;ahdlor-parks.

The City of McMinnville shall recognize open space and natural areas, in addition
to developed park sites, as necessary elements of the urban area.

The City of McMinnville shall encourage the retention of open space and scenic
areas throughout the community, especially at the entrances to the City.
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168.00

170.05

170.06

170.07

170.08

170.09

170.10

170.11

170.12

Distinctive natural features and areas shall be protected, retained-wherever
possible, in future urban-park and open space developments. Habitat and natural
resources should be preserved and incorporated into park design including
appropriate public access, transition zones, educational programming, and
interpretive signage.

Drainage ways in the City shall be preserved, where possible, for natural areas
and open spaces and to provide natural storm run-offs.

For purposes of projecting future public park and open space needs, the
standards as contained in the adopted McMinnville Parks, Recreation, and Open
Space Master-Plan shall be used. (Ord. 4796, October 14, 2003)

The City shall encourage the siting of parks and public spaces in or adjacent to
neighborhood activity centers. (Ord. 5098, December 8, 2020)

The City of McMinnville shall strive to provide access to public and private
green space and natural areas within a 72 mile radius of most residents.

The City of McMinnville shall prioritize safe and accessible routes to public
parks through interdepartmental coordination and the implementation of
crossings, sidewalks, bike infrastructure, and signage within Y2 mile of parks
and to access facilities within parks.

The City of McMinnville shall identify barriers to safe and convenient park
access for pedestrians and bicyclists as busy streets, railways, topography, and
waterways that do not have controlled crossings, when reviewing accessibility
and proximity standards.

The City of McMinnville shall promote safety and security for all users of
publicly owned and maintained parks and facilities through a range of design
and management strategies.

The City of McMinnville shall provide adequate maintenance and operations of
public parks and recreation facilities by following best practices in maintenance,
sustainability, and conservation.

The City of McMinnville shall support community cohesion through provision of

public parks and recreation facilities that enable social gathering and interaction
between residents.
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170.13

170.14

170.156

170.16

170.17

170.18

The City of McMinnville should plan for the location of parks in the proximity of
under-represented, under-served neighborhoods and/or high-density
developments.

The City of McMinnville shall require green space easements (for trails and
natural areas) adjacent to riparian corridors, wetlands, or high-value natural
resource areas as part of the development project. for all new developments
that include or are adjacent to riparian corridors, wetlands, or high-value natural
resource areas.

For properties annexing into the City, the City of McMinnville shall ensure that
they include adequate land for parks and green space to serve the new
development that will occur after annexation. The parks and green spaces may
be either public or private. In addition, the City of McMinnville shall seek
opportunities to acquire and/or preserve areas with environmental, cultural, and
historical significance.

The City of McMinnville shall protect sensitive lands by requiring adequate
development buffers and setbacks, as well as development overlays that
promote conservation of natural resources and identify natural hazards, soil
conditions, vegetation and tree canopy, cultural and historical resources,
wetlands and steep slopes.

The City shall strive to preserve and protect scenic views including ridgelines
and hills.

Notwithstanding the identification of land in the PROS Plan as appropriate for
acquisition by the City as publicly owned parkland, the Parks and Recreation
Director has the authority to not acquire such land if the acquisition of such land
will not meet the needs and interests of the City, based on the analysis of the
standards and analysis of the PROS Plan.

Proposals:

28.00

29.00

The City of McMinnville should evaluate whether or not to update its parks
master plan every five years, and following any major UGB amendment. (Ord.
5098, December 8, 2020; Ord. 4796, October 14, 2003)

The City of McMinnville should explore and implement area planning in areas of
the UGB that are not already planned to identify future park and trail sites
consistent with the levels of service, maintenance standards and other elements
in the Parks Recreatlon and Open Space Plan. sheuld—eentmue—te—men#er—the
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30.00 Deleted as per Ord. 4796, October 14, 2003.
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Exhibit D

MINDFULLY

McMinnville Growth Management and
Urbanization Plan, 2003 — 2023

City of McMinnville
FRAMEWORK PLAN AND

AREA PLANNING
Appendix G
December, 2020
Amended . 2025
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INTRODUCTION:

Note: This Framework Plan was amended by Ordinance No. on , 2025 to
support the June 2024 Parks, Recreation and Open Space Plan (PROS Plan). This
amendment reduced the overall needed park land in the UGB expansion areas from 254
acres to 127 acres. All amendments are represented by strike through font for deletions
and red font for new additions.

The McMinnville Growth Management and Urbanization Plan (MGMUP) includes areas where the
UGB will be expanded to accommodate future growth of the City of McMinnville. Over time, all
land in the UGB is expected to be developed for urban uses or for amenities like schools, parks,
and public facilities that serve urban uses. In order to allow for the transition from rural to urban
land uses in a manner that is consistent with the MGMUP, and more specifically, with the City’s
overall land supply needs identified in Appendix B of the MGMUP and the PROS Plan, June 2024,
the City will implement a three-step planning process for those lands that are included in the UGB
expansion areas.

This implementation and planning process includes the following steps, listed in the order in which
they must be completed:

e Framework Plan
e Area Plan
e Master Plan

The order in which the planning process occurs is critical, because each step in the process builds
upon the previous step and provides guidance for the future step. The ultimate result of the
implementation and planning process is the development of the UGB in a manner that is
consistent with the MGMUP and consistent with the land development and urban design concepts
that the McMinnville community has embraced. The planning process will also provide future
opportunities for the City to demonstrate how it will achieve the overall need for the variety of
housing types and land uses as described in Appendix B of the MGMUP and the PROS Plan
Update, June 2024.

The purpose of Appendix G is to further describe the Framework Plan and Area Planning
processes, and how those will be used to apply the land needs identified in the MGMUP to the
UGB expansion areas. Appendix G includes a description and summary of the MGMUP
Framework Plan. Appendix G also includes a description and summary of the Area Planning and
Master Planning processes. Finally, Appendix G includes guidance for the City to consider when
initiating and completing Area Plans for the UGB expansion areas. This guidance is based on
the identified land use needs in Appendix B of the MGMUP and the PROS Plan, June 2024. The
guidance is intended to be conceptual and further refined through the Area and Master Planning
process. However, guidance is provided for how identified land needs may be distributed
between and within UGB expansion areas to fulfill those identified land needs in Appendix B of
the MGMUP and the PROS Plan, June 2024.

Potential opportunities for land uses are also identified in this guidance for further consideration
during the Area Planning process.

Appendix G: Framework Plan and Area Planning December 8, 2020 (Amended ___, 2025) Page G-2
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Framework Plan

The McMinnville Framework Plan identifies a general urban land use concept for lands that are
included in the UGB expansion areas. The Framework Plan also identifies potential opportunity
areas where certain land uses or urban forms may be desirable or feasible based on land
characteristics and the existing built environment. Different types of land uses are shown in the
Framework Plan in amounts that are roughly proportional to the acreage needed for these uses
in the MGMUP (Appendix B) and the PROS Plan, June 2024. In addition, the Framework Plan
identifies potential locations for major street corridors, neighborhood commercial nodes, and other
land uses identified as needed in the MGMUP in a way that achieves a well-balanced land use
distribution and development pattern. However, the potential locations shown in the Framework
Plan are not binding. Further Area Planning and Master Planning will more specifically identify
the locations and sizes of particular land needs after further consideration of an area’s
characteristics and relationship to surrounding urban uses (whether existing or planned in other
UGB expansion areas).

Figure 1 — MGMUP Framework Plan
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(2025 Amendments replaces Figure 1 with Map Below)
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The McMinnville Framework Plan is included in the MGMUP. Therefore, the first step in the
implementation process is complete with the adoption of the MGMUP. However, while the
Framework Plan is included in the MGMUP and is referenced in it, the Framework Plan is not
formally adopted with the MGMUP and is not binding on land owners, developers, or the City.
The Framework Plan is intended to be conceptual in nature, and serve as an advisory plan that
informs and provides guidance for more detailed Area Planning and Master Planning that will be
required for lands that are annexed into the City.

If, at the time of this more detailed Area or Master Planning, there is a desire to modify the
development concepts shown in the Framework Plan, an analysis must be completed that
demonstrates how the land needs, housing densities, and commercial uses depicted in the
Framework Plan for a particular area can be accommodated elsewhere, and still do so in a way
that is consistent with the MGMUP and its intended development pattern and principles.

The MGMUP also includes an updated Comprehensive Plan Map for the City of McMinnville,
which provides Comprehensive Plan designations for all lands included in UGB expansion areas.
Land brought into the UGB is initially assigned an Urban Holding (UH) Comprehensive Plan
designation, unless it is specifically identified for only Industrial or Commercial land uses (this
applies only in specific areas that were included in the UGB based on their suitability for only
industrial or commercial use). Lands with the UH comprehensive plan designation will retain their
underlying, rural County zoning or may be placed in an Urban Holding zone.
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Figure 2 — MGMUP Comprehensive Plan Map
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Area Planning and Master Planning

Area Planning:

Following the adoption of the MGMUP, the City will complete Area Plans for lands that are
included in the UGB expansion areas. The Area Plans will 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 Framework Plan and
the needed land types identified in the MGMUP.

Area Plans must embody the development principles of the MGMUP and other City land use
policies and standards. The MGMUP provides guidance for the planning and development of
fully integrated, mixed-use, pedestrian-oriented neighborhoods. Therefore, Area Plans will be
developed to be consistent with the guidelines and characteristics of the Traditional Neighborhood
model described in Chapter VIl of the MGMUP. This will include 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 and also support surrounding residential
development, as described in Chapter VIl of the MGMUP. In addition, Area Plans will be
consistent with the City’s adopted Great Neighborhood Principles.

As described in Comprehensive Plan Policy 187.10, the Great Neighborhood Principles are
intended to “...guide the land use patterns, design, and development of the places that
McMinnville citizens live, work, and play. The Great Neighborhood Principles will ensure that all
developed places include characteristics and elements that create a livable, egalitarian, healthy,
social, inclusive, safe, and vibrant neighborhood with enduring value, whether that place is a
completely new development or a redevelopment or infill project within an existing built area.” The
Great Neighborhood Principles are provided in Comprehensive Plan Policy 187.50.

Area Planning Process:

An Area Plan must be adopted for any land within the UH comprehensive plan designation prior
to annexation, rezoning, or development. Area Planning will be initiated and completed by the
City, and adopted by the City Council as a guiding land use document. The adoption of the Area
Plan is not a land use decision process, and does not result in any changes to comprehensive
plan designations or zoning.

If the City has not yet adopted an Area Plan for lands within UGB expansion areas that are
designated as UH lands, property owners may initiate the Area Planning process. The initiation
of the Area Planning process will require the submittal of a land use application for the adoption
of an Area Plan. The Area Planning process may be initiated by property owners for land areas
of 100 acres or more.

Master Planning:

Following the adoption of an Area Plan, individual property owners or developers must complete
a Master Planning process to allow for annexation and development to occur in UGB expansion
areas. The Master Planning process will require a more detailed analysis of the land in question
and the proposed uses to ensure consistency with the planned and desired growth of the city.

Appendix G: Framework Plan and Area Planning December 8, 2020 (Amended ___, 2025) Page G-6
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The uses included in a Master Plan must be consistent with the land uses identified in the adopted
Area Plan that is applicable to the land in question.

Master Planning Process:

Prior to the City Council’s approval of an annexation agreement to allow land within the UGB to
be annexed into the city limits, property owners must complete a Concept Master Plan to identify
how the land will be developed in accordance with the Framework Plan and applicable Area Plan.

After completion of an annexation agreement, a final Master Plan must be approved prior to the
development of any land that is greater than 10 acres in size. Applications for Master Plans
require approval by the City Council and required notices to state agencies and affected property
owners. This land use review process will provide an opportunity for public involvement and
community support for the Master Plan’s urban development concepts. The Master Planning
process will also result in comprehensive plan and zoning amendments that convert lands from
the UH comprehensive plan designation to urban comprehensive plan map designations and
urban zoning districts.

A review process for Master Plans is proposed to be included in the McMinnville Zoning Code.
The review process further describes Master Plan submittal requirements and review criteria.

Lands less than 10 acres in size may be annexed and developed without the adoption of a Master
Plan. This can occur when the lands are designated for residential use in the applicable Area
Plan. Urban comprehensive plan map designations and urban zoning districts shall be requested
for the lands prior to development, 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.
The development of the land must also:

¢ Be consistent with the uses identified in the Area Plan applicable to the land in question;
¢ Meet the City’s adopted Great Neighborhood Principles;

¢ Include a local street plan that complies with the applicable Area Plan, the McMinnville
TSP, and other local street spacing and connectivity requirements; and

e Be consistent with all other required policies and standards of the City’s land use planning
approval processes.
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UGB Expansion Area Planning Process

McMinnville Framework

Plan —_— Initiated by City
Initiated by City
Area Plan or Property
l Owners
Concept Master Plan —_— Developed by
Property
l Owners
Annexation Agreement —* City Council
Decision

!

Property 10+ Acres

T

If Yes: Master Plan If No: Master Plan
Required Not Required
Quasi-Judicial
— LandUse <+———»
Process

Development Consistent
with Master Plan and
other applicable Zoning
Processes (subdivision,
etc.)

Development Consistent
with Area Plan and other
applicable Zoning
Processes (subdivision,
etc.)
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Area Plan Guidance and Considerations

Area Plans will 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 Framework Plan and the needed land types identified in the MGMUP.
An Area Plan must also incorporate and address the adopted Great Neighborhood Principles.
This section will provide conceptual guidance for the City Council to consider during the
development of Area Plans for lands identified in the MGMUP as UGB expansion areas.

Summary of Needed Land Types to be Accommodated in Area Plans:

As stated above, the land uses identified in an Area Plan must be consistent with the needed land
types identified in the MGMUP. More specifically, Appendix B and Appendix C (Urbanization
Report) of the MGMUP identify the detailed land needs that must be accommodated within the
UGB expansion areas. Those land needs are summarized below.

Appendix B summarizes housing, employment and livability land needs as follows:

Table 1: Total additional housing, employment and livability acres needed in the
McMinnville UGB, 2003-2023 after land-use efficiencies are applied. (MGMUP)

Category of Land Need Needed Gross Buildable Acres
New Housing 392.90
Parks 254.00
Schools 96.00
Private Schools 1.50
Religious 47.60
Government 0.90
Semi-Public Services 22.50
Infrastructure 2.60
Commercial 106.00
Total 924.00
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(2025 Amendments replaces Table 1 with Table 1 Below)

Table 1: Total additional housing, employment and livability acres needed in the
McMinnville UGB, 2003-2023 after land-use efficiencies and the June 2024 PROS Plan are
applied.

Category of Land Need Needed Gross Buildable Acres
New Housing 392.90
Parks 254.00-127.00
Schools 96.00
Private Schools 1.50
Religious 47.60
Government 0.90
Semi-Public Services 22.50
Infrastructure 2.60
Commercial 106.00
Total 924.00-797.00

Appendix B provides further definition of the land needs for some of the specific land use types
that are planned to be accommodated within the residential land category:

HOUSING:

Table 11 (Appendix B): Type of Residential Acreage Needed in the UGB.

Zone Needed Gross Buildable
Acreage
R1 104.10
R2 236.80
R3 78.90
R4 80.40
R5 36.70
TOTAL 536.90

Source: EcoNorthwest, 2003
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SCHOOL NEEDS:

No adjustments were made for land needed for schools. The McMinnville Residential Land Needs
Analysis presented the following conclusion with respect to land needed for schools:

“With the exception of the one future middle-school site, the District owns no other
undeveloped land within the current UGB. Therefore, 96 acres (48 Elementary School
acres, 16 Middle School acres, and 32 High-School acres) of additional, vacant
residential buildable land is needed to accommodate projected year 2020 District
needs.”

SUMMARY OF LAND NEEDS:

In summary, the land needs that need to be accommodated through the Area Planning process
are as follows:

e Residential Land: 818.10 acres
o 36.7 acres for R-5 High Density zoning

o 127 254 acres for parks
= 18.70 8844 acres for Neighborhood Parks
= 20.00 58-84 acres for Community Parks (reduced from 118.84 acres due
to increased Joe Dancer Park)
= 87.90 106.81 acres for Greenways/Greenspaces/Natural Areas

o 43 acres for schools
= Reduction from 96 acres to account for High School site in northwest
McMinnville that was included in UGB (42 Acres)
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» Reduction to remove Cottonwood Elementary School site (11 Acres)

o Remaining housing lands to remain in residential classifications that result in the
target density of 5.7 dwelling units per acre and provide other uses identified for
inclusion in residential category (religious, government, semi-public, etc.)

o Commercial Land: 39.3 acres
o Reduction from 106.00 acres to account for:
* One UGB expansion area (NA-EV-E) that is identified on the proposed
Comprehensive Plan Map as Commercial, and is 26.7 acres in size
= Commercial rezone of 40 acres of industrial land within existing UGB

Area Plan Prioritization:

The Area Planning process will be more critical in certain UGB expansion areas. Therefore, the
City will prioritize the completion of Area Plans in expansion areas that are larger, require more
coordinated development of public infrastructure and services, and are more likely to develop or
redevelop in the near term. The potential prioritization of the completion of Area Plans may be
as follows:

1) Southwest Area — Potentially with subareas:

a. West Hills South, Southwest 2, and West of Old Sheridan Road (potentially also
include Redmond Hill Road)

b. Southwest 06 and Old Sheridan Road

Fox Ridge Road, NW-EX1b-R3, and High School Site

Riverside South

Redmond Hill Road (potentially include with the Southwest Area Plan)

Booth Bend Road

Riverside North

SLgLer
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Potential Assignment of Land Need: (the park land in this table was amended in , 2025
per the June 2024 PROS Plan)

Land Need Southwest | Fox Riverside | Redmond | Booth | Riverside
Ridge | South Hill Road | Bend | North
Road Road
Residential
R-5 | 36
acres
Parks
Neighborhood | 18.70 Delete
Park | 8814
acres
Community Park | 20.00 Delete
58.84
acres

Greenways/Natural | 87.90
Areas | 106.81

acres
Schools 43
acres
Commercial 39.3
acres
Industrial Surplus

Specific land needs and opportunities to consider in the development of each of these Area Plans
are provided below.

Southwest Area Plan:

The Southwest area includes some of the larger and more contiguous areas of vacant land to be
included in the McMinnville UGB. The area requires coordinated planning of infrastructure to
ensure provision of services to areas in the western portion of the UGB expansion area. This
area is also adjacent to existing built-out areas of the existing UGB, so coordination of street
networks and neighborhood continuity will be important to consider in the development of an Area
Plan. For these reasons, it is suggested that one Area Plan be completed for all of the UGB
expansion areas in the Southwest area. There could be a potential to complete smaller Area
Plans, potentially using Hill Road as the separation point with the areas west of Hill Road included
in one Area Plan (West Hills South, Southwest 2, and West of Old Sheridan Road) and the areas
east of Hill Road (Southwest 06 and Old Sheridan Road) included in another Area Plan.
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Southwest Area as shown in MGMUP Framework Plan:
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The overall Southwest Area will primarily provide land for housing. However, to incorporate
elements of the Traditional Neighborhood and to accommodate commercial land need identified
in the MGMUP, the Southwest area should include two (2) Neighborhood Activity Centers (NACs),
one in the northwest portion along a westerly extension of Fellows Street and one in the
southeastern portion along a new maijor street that could provide a connection between Hill Road
and OIld Sheridan Road. Each NAC may be approximately 40 to 80 acres in size with
approximately 5-10 acres of neighborhood serving commercial and approximately 5 to 10 acres
of office space. Each NAC should also include approximately 15 acres of high density residential
development (R-5 zone). There should be about 2.0 acres of public plazas/parks in each NAC
and the remaining land in the NAC should be medium and lower density housing as appropriate
to achieve the overall targeted density of 5.7 dwelling units per acre. Additional areas may be
suitable for high density residential development (R-5 zone) where potentially adjacent to future
identified park locations, or along appropriate street corridors that may support future transit
service.

To further provide services to support this residential area and to accommodate the park land
need identified in the June 2024 PROS Plan MGMUR, the Southwest Area should incorporate
one two neighborhood parks of a minimum of 5-40 acres in size. The neighborhood parks should
be placed to ensure that future residents have access to a park within a 10-minute (or 2 mile)
walk of their home every-residence-is-within-a- 4. mile-of-a-neighborhood-park, as described in the
City of McMinnville June 2024 Parks, Recreation, and Open Space Master-Plan. The Southwest
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Area should also incorporate one ertwe community parks to accommodate the community park
land need identified in the June 2024 Parks, Recreation and Open Space Plan MGMUP. The
Southwest Area also has the opportunity for the development of greenway linear parks along the
Cozine Creek per the greenway land need identified in the June 2024 Parks, Recreation and
Open Space Plan MGMURPR. A bike and pedestrian trail system could also be considered that
connects the NACs and other major amenities (parks, schools, etc.) whose exact locations are
yet to be determined. There may also be an opportunity for greenway or trail connectivity to the
north through the Redmond Hill Road and West Hills areas, potentially in the form of a ridgeline
greenway/greenspace at higher elevations that could also preserve existing tree stands that
currently provide wildlife habitat.

Future school sites should also be identified within the Southwest Area Plan. As an area that will
accommodate a significant amount of the planned residential growth in the expanded UGB,
additional school sites may be necessary in this area. Further coordination should occur with the
McMinnville School District on the identification of future school sites, but the Southwest area
could accommodate the approximately 43 acres of additional school land need identified in the
MGMUP.

Fox Ridge Road Area Plan:

The Fox Ridge Road Area Plan should include the three study areas in this area due to their close
proximity and future relationship between uses. These areas include the Fox Ridge Road study
area (included in the UGB during MGMUP Phase I), the NW-EX1b-R3 study area, and the future
High School site owned by the McMinnville School District (included in the UGB through previous
UGB expansion).

Fox Ridge Road Area as shown in MGMUP Framework Plan:
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2025 Amendments replace the above image with the image below:
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The Fox Ridge Road Area Plan will primarily be housing. However the Fox Ridge Road Area
Plan will include a significant land use within the site that is owned by the McMinnville School
District and identified for the development of a future high school. The high school site will be
within the northern portion of the Fox Ridge Road Area Plan. The Fox Ridge Road Area Plan
should also provide an opportunity for a partial or half of a Neighborhood Activity Center (NAC)
along the area’s Hill Road frontage between the Wallace Road roundabout and the intersection
of Fox Ridge Road. This modified and reduced NAC should be approximately 5 — 10 acres, with
approximately 1 - 2 acres of neighborhood serving commercial and office development,
approximately 2 acres of high density residential development (R-5), and approximately 2 - 5
acres of medium density residential housing. The remainder of the residential land within Fox
Ridge Road Area Plan will likely be suitable for lower density residential housing, where the lands
begin to exhibit steeper slopes within the southern and western portions of the Fox Ridge Road
area.

To further provide services to support this residential area and to accommodate the park land
need identified in the June 2024 Parks, Recreation and Open Space Plan MGMUR, the Fox Ridge
Road Area Plan should incorporate one neighborhood park of a 5-acre minimum size to serve
existing park service gaps as well as future development in this growth area along Fox Ridge
Road in western McMinnville. This park should be co-located on or near the future high school
site. It should include opportunities for passive and active recreation that is accessible to all

reS|dents with a 10- mlnute (or V2 mlle) walk of thelr home appmaemately%-é—ael:es—m—mze—'lihe

The Fox Ridge Road Area also includes a several natural and geographic features that prowde
an excellent opportunity for a natural resource eemmunity—park. Natural greenspaces or
greenways should be considered that could connect the Fox Ridge Road Area to the West Hills
and Redmond Hill Road area, potentially in the form or a ridgeline greenway/greenspace. A
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greenway/greenspace could also serve to preserve the tree stands in the Fox Ridge Road and
West Hills areas that currently provide habitat for protected avian species.

Connectivity and coordination with the development of the high school site will be important in the
Fox Ridge Road Area Plan. Land uses should anticipate the development of this major
community feature, and land uses should transition appropriately to surrounding areas. Any trail
networks considered should incorporate connectivity to the high school site. Bike and pedestrian
connectivity should also be considered in the Area Plan, with consideration of connecting to the
existing trails and linear parks (BPA and Westside trail systems) that are located just east within
the existing UGB and may be able to be linked via Wallace Road.

Riverside South Area Plan:

The Riverside South Area Plan should include the entire area east of the existing UGB.

Riverside South as shown in MGMUP Framework Plan:

Il Neighborhood park site
| in RSS area not yet identified

B

Greenway opportunity:
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]

The Riverside South area will primarily be housing. As an exception area and based on the
existing development pattern, it is assumed that the Riverside South area will likely accommodate
only lower to medium density housing to meet identified needs for that type of residential land.
However, to provide for some of the amenities of a Traditional Neighborhood and to accommodate
the park land need identified in the June 2024 Parks, Recreation and Open Space Plan MGMUP,
a neighborhood park of a minimum of 5 acres approximately—10—13-acres-in-size-should be
included in the Riverside South Area Plan. This neighborhood park should serve future residents
in the area that are otherwise separated from other residential areas and recreation opportunities.
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There may also be an opportunity for a greenway/greenspace trail along the southern and eastern
boundaries of the Riverside South Area, along the Yamhill River floodplain. Connectivity will be
important for the Riverside South Area due to its current isolation. New street networks should
be established, building off of the main existing street in Riverside Drive, to provide a
neighborhood grid street pattern and enhance connectivity within the area. Bike and pedestrian
connectivity should also be considered to provide opportunities for connections to the existing
UGB, potentially through a trail corridor that connects the Riverside South area to Joe Dancer
Park.

Redmond Hill Road Area Plan:

The Redmond Hill Road Area Plan should include the entire Redmond Hill Road area west of,
and surrounded by, the existing UGB. This area could be considered and included in the
Southwest Area Plan, if determined to be timely and appropriate through more detailed Area
Planning processes.

Redmond Hill Road as shown in MGMUP Framework Plan:
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The Redmond Hill Road area will primarily be housing. As an exception area and based on the
existing development pattern, it is assumed that the Redmond Hill Road area will likely
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accommodate only lower to medium density housing to meet identified needs for that type of
residential land. Due to its elevation, existing development pattern, and proximity to other existing
parks, the Redmond Hill Road area may not be suitable for an additional neighborhood park.
However, to provide for some of the amenities of a Traditional Neighborhood and to accommodate
the park land need identified in the June 2024 Parks, Recreation and Open Space Plan MGMUR,
there may be an opportunity for a greenway/greenspace park to provide connectivity between the
Southwest Area to the south and the West Hills and existing UGB to the north. This
greenway/greenspace could potentially be in the form of a ridgeline trail that provides for
overlooks that highlight views of the adjacent farmland and city.

Booth Bend Road Area Plan:

The Booth Bend Road Area Plan should include the entire area east of, and across, Highway 18
from the existing UGB.

Booth Bend Road as shown in MGMUP Framework Plan:
I I'_ SR = . 'ﬁ

Neighborhood park site
! in BB area not yet identified
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2025 Amendments replace the above image with the image below:

The Booth Bend Road area will primarily be housing. As an exception area and based on the
existing development pattern, it is assumed that the Booth Bend Road Area will likely
accommodate onIy lower to medlum density housing to meet identified needs for that type of

Connect|V|ty to other areas of the existing UGB will be |mportant in the Booth Bend Road Area
Plan, with all connectivity being provided currently by the Booth Bend Road bridge that crosses
Highway 18. Bike and pedestrian connectivity should be considered to provide safer connectivity
from the Booth Bend Road Area to the existing UGB and amenities in close proximity to the area.

Riverside North Area Plan:

The Riverside North Area Plan should include the entire area designated as Industrial along
Riverside Drive on the proposed Comprehensive Plan Map.
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Riverside North as shown in MGMUP Framework Plan:

—=_ ™

1 Neighborhood park site
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North area is adjacent to the Yamhlll Rlver roodealn along its eastern and southern boundaries,
which could present an opportunity for a small greenway/greenspace ftrail. This
greenway/greenspace may primarily serve industrial workers in the immediate area due to the
Riverside North areas separation from other UGB areas. Connectivity should be considered in
the Riverside North Area Plan, with the primary connectivity occurring along Riverside Drive,
which currently travels through the area. Additional street networks may be minor due to the size
of the Riverside North area, but could build off of Riverside Drive to provide additional connectivity
to future industrial development.
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RESOLUTION NO. 2024-38 Attachment 2

A Resolution adopting the Parks, Recreation and Open Space Plan.

RECITALS:

Whereas, the 1999 Parks, Recreation and Open Space Master Plan (PROS
Plan) had a 20 year planning horizon; and

Whereas, the City Council kicked off the process to update the 1999 plan on
June, 22, 2022 to develop an updated, modern, financially sustainable parks system
grounded in equity; and

Whereas, the City’s Strategic Plan, Mac-Town 2032 ensures equity and
inclusion as a guiding framework for city plans and services; and

Whereas, the City’s Diversity, Equity and Inclusion Advisory Committee
(DEIAC) served as the Project Advisory Committee for the 2022 PROS plan project;
and,

Whereas, the intent of this plan is to be the City’s guiding document for
acquisition, development, maintenance and programming of city owned parks,
recreation facilities and open spaces; and,

Whereas, this project had broad reaching community engagement including
participation by thousands of McMinnville community members; and

Whereas, on April 11, 2024, the DEIAC recommended City Council adopt the
PROS plan update.
NOW, THEREFORE, BE IT RESOLVED BY THE COMMON COUNCIL OF THE
CITY OF McMINNVILLE, OREGON, as follows:
1. The Council adopts the McMinnville Parks, Recreation and Open Space
Plan (PROS Plan), which is attached as Exhibit A, and incorporated by
reference. This PROS Plan replaces and supersedes any previous PROS
Plan currently in use for all purposes except land use.
2. The Council directs staff to begin preparing the Comprehensive Plan
Amendments related to the PROS Plan for future Council consideration.
3. Nothing in this resolution is or shall be construed as a final decision by
the Council that concerns the adoption, amendment or application of
statewide planning goals, a comprehensive plan provision, or a land use
regulation.
4. This resolution is effective upon adoption.

Adopted by the Common Council of the City of McMinnville at a regular meeting
held the 25th day of June, 2024 by the following votes:

Ayes: Chenoweth, Geary, Peralta, Payne, Garvin

Nays:
Approved this 25th day of June 2024.

MAYOR

Approved as to forpss Attest:

J A= : Clawda C

L = g LNAVOS
City Attornéy— / City Recorder

EXHIBITS:
A. Final Draft Parks, Recreation, and Open Space Plan

Resolution No. 2024-38
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Attachment 3
ORDINANCE NO. 5142

AN ORDINANCE ADOPTING THE FOX RIDGE ROAD AREA PLAN AND ITS
APPENDICES AS A SUPPLEMENTAL DOCUMENT TO THE MCMINNVILLE

COMPREHENSIVE PLAN.

RECITALS:

WHEREAS, in 2022, the City of McMinnville initiated work on the Fox Ridge
Road Area Plan, contracted with a consultant, appointed a Project Advisory
Committee, and established a public engagement program; and

WHEREAS, on November 29, 2023, after following the public engagement
program and planning process described in more detail in the Fox Ridge Road Area
Plan, the Project Advisory Committee made a recommendation on the Fox Ridge
Road Area Plan; and

WHEREAS, on December 1, 2023, the City of McMinnville submitted “Notice
of Proposed Amendment” to the Oregon Department of Land Conservation and
Development to initiate the Post Acknowledgement Plan Amendment process; and

WHEREAS, on January 4, 2024, the Planning Commission held a duly noticed
public hearing and voted to recommend adoption of the Fox Ridge Road Area Plan
as a supplemental document to the McMinnville Comprehensive Plan; and

WHEREAS, on February 27, 2024, the City Council considered the Fox Ridge
Road Area Plan and the recommendation of the Planning Commission, and
deliberated about the Fox Ridge Road Area Plan and the Planning Commission
recommendation.

NOW, THEREFORE, THE COMMON COUNCIL FOR THE CITY OF
MCMINNVILLE ORDAINS AS FOLLOWS:

1. The Fox Ridge Road Area Plan and Appendices are adopted as a
supplemental document to the McMinnville Comprehensive Plan as
provided in Exhibit A; and

2. The Council adopts the Decision Document with the Findings of Fact and
Conclusionary Findings as provided in Exhibit B; and

3. This Ordinance will take effect 30 days after passage by the City Council.

Passed by the McMinnville City Council this 27th day of February, 2024 by
the following votes:

Ayes: Menke, Peralta, Chenoweth, Garvin, Geary

Nays:

Ordinance No. 5142
Effective Date: March 28, 2024 (30 days after council date)
Page 1 of 2
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EXECUTIVE SUMMARY

The Fox Ridge Road Area Plan is intended to recognize the unique attributes of the Fox Ridge Road Area and
guide future development through a vision and plan for a cohesive neighborhood within the study area.
The Area Plan is a guiding land use document adopted as a supplement to the Comprehensive Plan.

The plan is organized into the following chapters:

Part 1. Introduction. This chapter summarizes the framework, basis, and requirements for conducting the
area plan. This includes a summary of the area planning process and background information on the area.

Plan Purpose and Requirements. Comprehensive Plan Policies 187.60.00 — 187.90.40 outline the
planning process UGB expansion areas, with the three successive steps of a Framework Plan, Area
Planning, and Master Planning. This planning process guides the transition from unincorporated
rural lands through annexation and urban development. Further detail is provided in the
McMinnville Growth Management and Urbanization Plan (MGMUP) and the Zoning Ordinance.

The land uses in the Area Plan must be consistent with the Framework Plan and the identified land
need for the UGB expansion area. Area Plans more specifically identify land uses, their locations,
and their relationship to public facilities, natural resources, and existing urban uses.

Part 2. Existing Conditions. This chapter includes data that informs the planning of the Fox Ridge Road area.
It includes a summary of plans, policies, and regulations applicable to the area plan; a summary of existing
physical features, attributes, and assets in, or affecting, the planning area; information regarding public
facilities and services; and synthesis and analysis of this data to provide context regarding potential issues,
and opportunities and constraints that informed development of the area plan. This information was
supplemented with information obtained through the community engagement work described in Part 3.

Traffic analysis and market analysis are provided in Part 3. While these assess and analyze existing
conditions, they also address future forecast conditions that inform the plan, and also provide guidance
used to evaluate the plan and identify potential issues associated with the different alternatives.

Part 3. Community Engagement and Plan Development. This chapter summarizes the community
engagement process and plan development. The project is guided by a Project Advisory Committee
appointed by City Council. At key stages of the project, information was shared with the community and
input was obtained to identify issues, develop goals and polices, develop and evaluate alternatives, and
select and refine a preferred alternative. Work sessions were also conducted with the Planning Commission
and City Council, including a joint work session with the School Board. The results of those broader outreach
efforts were part of an iterative process with the Project Advisory Committee obtaining input and guidance
at key decision-making points in the process.

Part 4. Fox Ridge Road Area Plan. This chapter presents the final plan that was developed through the
community engagement and plan development process.

The Plan Narrative. The plan narrative provides context for the plan and provides additional
information to help understand the Vision, Goals, and Policies and the Area Plan Map, their
relationship, and the context of the Area Plan to other planning documents and efforts.
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The Vision, Goals, and Policies. The goals and policies were developed based on input received
through the public process. These goals and policies refine and apply the Goals and Policies of the
Comprehensive Plan and its supporting documents, to address the unique geographic area and
characteristics of the Fox Ridge Road area. This Chapter includes goals and policies for the Fox Ridge
Road area in the context of the Great Neighborhood Principles adopted as Polices 187.10-187.50
of the Comprehensive Plan.

This component of the plan addresses the vision for the area, relationships between land uses as
part of a cohesive neighborhood, and Urban Design objectives to be achieved through the Area
Plan and future Master Plans and development.

The Area Plan Map. The Area Plan Map addresses the Framework Plan in detail, more specifically
identifying land uses, their locations, and their relationship to public facilities, natural resources,
and existing urban uses. In addition to the map, the elements and attributes of the map and their
relationships are also discussed in this chapter.

Part 5. Implementation. The plan will predominantly be implemented by following existing adopted
procedures and standards. As individual property owners within the area choose to seek annexation to the
City and development of their properties, they will follow the adopted procedures in Title 16 of the
McMinnville Municipal Code and Chapter 17.10 of the Zoning Ordinance as applicable.

That process specifies the process for a property owner to apply for annexation, enter into an annexation
agreement, prepare a master plan for the property, which is consistent with the area plan, obtain land use
approvals for proposed development, and complete the annexation process.

Development will need to meet adopted City standards for development and land divisions, so it isn’t
necessary to create an entirely new set of development standards for the area, but unique issues applicable
to the Fox Ridge Road area are identified in this plan that provide special guidelines and standards desired
for the Fox Ridge Road area.

In addition, the implementation element identifies issues that may need to be addressed and coordinated
through broader planning processes, such as the updates to the Transportation System Plan, and public
facility plans.

Appendices. The appendices provide more detailed information regarding the information provided in the

chapters of the plan. They are referenced at key points in this plan. They include more detailed existing
conditions information, technical information, and summaries of the public engagement activities.
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FOX RIDGE ROAD AREA PLAN
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Part 1: Introduction

Purpose

The purpose of this Area Plan is to guide and support the annexation and future urbanization of the Fox
Ridge Road Area. As specified in the McMinnville’s Comprehensive Plan and Framework Plan, the Fox Ridge
Road Area Plan will provide a mix of residential, commercial, and civic or institutional uses while
emphasizing parks, trails, and connectivity for a well-designed and connected neighborhood consistent with
the Traditional Neighborhood model and Great Neighborhood Principles.

Planning Process

The Fox Ridge Road area planning process began in December 2022 with the establishment of the Project
Advisory Committee (PAC) and the development of a plan for public engagement. The City advertised the
opportunity to serve on the PAC, and the PAC was then appointed by the City Council. The process has since
been guided by the Project Advisory Committee, with 14 members of the public, a City Council Liaison, and
two Planning Commission Liaisons. The Project Advisory Committee includes a variety of interested parties
which also includes representatives from the Fox Ridge Road area including residents, property owners,
developers, and local neighboring residents. In addition to the Project Advisory Committee, key
stakeholders were interviewed including the potential developer of the Neighborhood Activity Center,
representatives from various public utilities, the Oregon Department of Fish and Wildlife, and the
McMinnville School District.

The area planning process also included a variety of community engagement and outreach activities to
gather feedback. These opportunities for community members to provide their input included public
participation at Project Advisory Committee meetings, in-person community design workshops, and an
online survey. The City of McMinnville promoted these engagement opportunities through social media
and newspaper ads, on the City website, and a City outreach booth, and provided updates for further
involvement at each of these meetings. The City has worked closely with key stakeholders, property owners,
local service providers, and the community to continuously gather valuable feedback through the area
planning process.
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Background

In 2020, the City of McMinnville adopted the McMinnville Growth Management and Urbanization Plan
(MGMUP) on December 8™ as part of the Comprehensive Plan and amended its urban growth boundary
(UGB). The MGMUP amended McMinnville’s UGB by 924 gross buildable acres, with most of this acreage
placed into an Urban Holding (UH) comprehensive plan designation. All land within a UH comprehensive
plan designation must undergo an area planning process prior to annexation into the city limits, rezoning,
or urban development. The City of McMinnville has committed to investing and processing one area plan
each year. The first area plan initiated by the City is the Fox Ridge Road Area Plan. The Fox Ridge Road Area
is known as the area around Fox Ridge Road, and includes the potential future high school site owned by
the McMinnville School District (see Figure 2). Collectively, the Fox Ridge Road study area is comprised of
approximately 230 acres.

Figure 1. Study Area Context

The Fox Ridge Road Area Plan is expected to be primarily zoned for housing. However, the Area Plan includes
a significant land use within the site that is owned by the McMinnville School District, located within the
northern portion of the study area. This school district site is currently identified for the development of a
future high school. The area planning process accounts for the connectivity and coordination with the future
development of the high school site. Per the MGMUP Framework Plan, the Fox Ridge Road Area Plan will
also provide an opportunity for a small Neighborhood Activity Center (NAC) along the area’s NW Hill Road
frontage between the Wallace Road roundabout and the intersection of Fox Ridge Road. This partial NAC
aims to provide neighborhood serving commercial and office development, high-density residential
development, and medium-density residential housing. The remaining residential land of the Fox Ridge
Road study area is suitable for low-density residential housing, specifically within the southern and western
portions where the topography exhibits steeper slopes. In order to support this newly developed residential
area and provide further services, the Fox Ridge Road Area Plan will incorporate one neighborhood park
located within a % mile distance from all residences in the study area. The plan will also include a natural
resource park to preserve existing natural features, along with a greenway system for bike and pedestrian
connectivity throughout the study area and with connectivity of the Fox Ridge Road area to other areas.
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Part 2: Existing Conditions

Regulatory Context and Planning Framework

The Fox Ridge Road Area Plan will be adopted as a supplement to the McMinnville Comprehensive Plan
and adopted by the City Council as a guiding land use document. The Area Plan document, along with the
final land use concept, embodies the development principles of the Comprehensive Plan, including the
MGMUP, MGMUP Framework Plan, McMinnville Comprehensive Plan Goals and Policies, and other
applicable City land use policies and standards. The MGMUP provides guidance for the planning and
development of fully integrated, mixed-use, pedestrian-oriented neighborhoods. The final land use concept
will help guide future development patterns and is expected to be consistent with the:

1) McMinnville Growth Management and Urbanization Plan: The guidelines of the Traditional
Neighborhood model, as described in the McMinnville Growth Management and Urbanization Plan.

2) MGMUP Framework Plan: Neighborhood Activity Centers (NACs) to meet neighborhood commercial
land needs as identified in the MGMUP Framework Plan, supports surrounding residential
development, and provides opportunities for open space, parks, and trails.

3) McMinnville Comprehensive Plan: Including the City’s adopted Great Neighborhood Principles, as
described in Comprehensive Plan Policies 187.10 through 187.50.

4) Parks, Recreation and Open Space Master Plan: The City’s Parks and Recreation vision and facility
guidelines.

Figure 2. Fox Ridge Road Area Map
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McMinnville Growth Management and Urbanization Plan
Traditional Neighborhood Model Guidelines

As highlighted in the MGMUP, McMinnville’s plan for urbanization is modeled around the planning and
development of a “traditional neighborhood,” designed to be fully integrated, mixed-use, and pedestrian
oriented. This type of development includes narrower streets that emphasize pedestrian orientation and
scale, highly connected street patterns with small blocks or grids, streets lined with trees and sidewalks on
both sides, and diverse housing types and lot sizes that are intermixed throughout the neighborhood. Uses
and housing types are mixed and in close proximity to one another, with public spaces such as neighborhood
parks or plazas serving as focal points for community interaction. As an essential feature, the McMinnville
model for a traditional neighborhood calls for a neighborhood activity center at the heart of the
neighborhood to provide opportunities for social interactions, structure to surrounding land uses, and
neighborhood identity. The concept of a traditional neighborhood aims to minimize traffic congestion,
suburban sprawl, infrastructure costs, and environmental degradation.

To be consistent with the MGMUP, the Fox Ridge Road Area Plan follows the guidelines set forth for the
development of a traditional neighborhood model. Key considerations for the study area include mixed-use
planning that integrates diverse commercial and residential developments, pedestrian oriented and
connected streets, and public green spaces as social gathering opportunities. A neighborhood activity
center is expected be a focal point of the study area. The McMinnville Zoning Ordinance defines a
Neighborhood Activity Center as, “a physically and aesthetically unified area, that serves as the center of a
larger surrounding neighborhood, where all elements and land uses are designed to function as an
integrated whole (rather than as a series of unconnected, unrelated developments). Neighborhood Activity
Centers consist of a Focus Area with commercial, institutional, office uses, and other mixed-use activities
needed to support a specified geographic area. These centers also may include a Support Area with high-
and medium-density residential uses that supports the non-residential uses in the center”

MGMUP Framework Plan
Neighborhood Activity Centers (NACs)

The MGMUP emphasizes Neighborhood Activity Centers as the most critical element of the City’s growth
management and land use plan. Surrounding the neighborhood activity center are residential uses with the
highest-density housing developments that progressively decrease in density outward from the activity
center. According to the MGMUP Framework Plan, the Neighborhood Activity Center should:

0 provide local context with the ability to foster the development of a traditional neighborhood;

0 have the ability to accommodate higher intensity development and be strategically located based on
the proximity to vacant buildable land;

0 be located at major street intersections with their service areas extending to a group of neighborhoods
ranging from a one to three-mile radius.

Focus Area of the activity center should contain facilities necessary for day-to-day activity (such as personal
services, grocery and convenience shopping, schools, places of worship, limited office space, public plazas
or parks) and ideally be located within close proximity to one another in the focus area so that all essential
services for the subarea are easily accessible in a single stop.

Support Areas that surround the activity center’s focus area should contain the neighborhood’s high- to
medium-density housing options and enables the highest concentration of population to easily access the
focus area within walking distance (reducing the number of automotive trips for daily needs or services and
allows for a single transit stop to serve the shops, services, and adjacent higher-density housing in the area).
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Figure 3. MGMUP Framework Plan Map

Shown in the MGMUP Framework Plan, the Fox Ridge Road Area Plan provides an opportunity for a partial
Neighborhood Activity Center. The modified and reduced activity center will be approximately 5 —10 acres,
with approximately 1 — 2 acres of commercial and office development to serve the neighborhood,
approximately 2 acres of high-density residential development (R-5), and approximately 2 — 5 acres of
medium density residential housing. This mixed-use center is proposed to be located along the study area’s
NW Hill Road frontage between the Wallace Road roundabout and the intersection of Fox Ridge Road (see
Figure 3). The remaining residential land of the Fox Ridge Road study area is suitable for lower density
residential housing, specifically within the southern and western portions where the topography exhibits
steeper slopes. The Fox Ridge Road Area Plan will incorporate one neighborhood park of approximately 3 —
5 acres in size located within a % mile from all residences in the study area. The plan will also include a
natural resource park to preserve existing natural features, along with a greenway system for bike and
pedestrian connectivity throughout the study area. The location, uses, and accessibility of the
neighborhood activity center ensures the Area Plan’s consistency with the City’s adopted Great
Neighborhood Principles described in the MGMUP Comprehensive Plan.

McMinnville Comprehensive Plan
Great Neighborhood Principles

Adopted in 2019, the Great Neighborhood Principles are described by Comprehensive Plan Policy 187.10
as a means to guide the land use patterns, design, and development of the places that McMinnville citizens
live, work, and play. These principles ensure the livability, accessibility, safety and beauty of all new
development or redevelopment. In order for the Fox Ridge Road Area Plan to be consistent with these
principles, Comprehensive Plan Policy 187.50 describes specific directions on how to achieve each principle
as it refers to design, location and orientation of these necessary neighborhood resources. By following the
model of a traditional neighborhood and planning around the centralization of a partial neighborhood
activity center, the overall development of the area plan will likely achieve each individual principle.

(Please refer to Part 3: Community Engagement for the list of Great Neighborhood Principles.)
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Parks, Recreation, and Open Space Master Plan

The City of McMinnville created and published its Parks, Recreation, and Open Space Master Plan in 1999
to meet the parks and recreational needs of the community, while ensuring natural resources crucial to the
character of the City are protected and enhanced. The Park and Recreation Department holds a central role
in shaping the changing character of the City, as recreational opportunities continue to build community
and help encourage residents to achieve active, healthy lifestyles. As with the Parks Master Plan, the Fox
Ridge Road Area Plan must plan for the City’s population growth and increasing diversity. The Fox Ridge
Road study area has its own existing unique natural features and opportunities for new parks and recreation
services. The Fox Ridge Road Area Plan addresses the minimum Level of Service Standards of the Parks
Master Plan as well as the minimum requirements in the MGMUP Framework Plan. The City is in the process
of updating the Parks, Recreation, and Open Space Master Plan, and the work is proceeding in coordination
among planning efforts, including the Fox Ridge Road Area Plan.

Local Context

The Fox Ridge Road study area is located west of NW Hill Road surrounding Fox Ridge Road and consists of
approximately 230 acres, with about 30 existing parcels ranging in size from less than an acre to over 40
acres. The study area is characterized by its moderate to steeply sloping terrain, dense stands of mature
trees, and the expansive views of the surrounding lands. The study area primarily consists of land zoned for
agricultural and rural-residential use, with rural residential single detached homes that are situated to take
advantage of the scenic views. There are several committed lands within the study area including the school
district site, the water reservoir property owned by McMinnville Water and Light, and the Masonic
Cemetery. Directly southwest of the study area is the Hillcrest Master Plan residential development, and
about 0.5-mile north along Baker Creek Road is a new construction mixed-use development project with
144 residential units and 30,000 square feet of additional commercial space.

Figure 4. Existing Conditions and Context
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Land Use and Zoning

Due to the existing topography of the study area, the large parcels along Fox Ridge Road are most suited for
larger low-density residential properties, while the eastern portions of the study area are flatter and more
suitable for potential mixed-use and medium- to high-density residential development. A 42-acre site on
the north side of the study area is owned by the McMinnville School District and is currently identified for
the potential development of a future high school. Per the Framework Plan, the partial Neighborhood
Activity Center should be strategically located near the intersection of Fox Ridge Road and Hill Road to
provide services and amenities to the diverse residential developments proposed within the study area.

The Fox Ridge Road study area is currently designated with the Urban Holding (UH) Comprehensive Plan
map designation, except for the School District Property. Until properties are annexed into the City, they
retain their current County rural zoning designations and the applicable County zoning and land use
regulation continue to apply to these properties. The surrounding land uses include low-density residential
(R-1 and R-2) zoning directly south and east of the study area, and additional medium-density, multiple-
dwelling residential (R-4) zoning southeast of Fox Ridge Road. To the west and north of the study area are
county zoned exclusive farmland (EF-80). The school district site is within City limits and is currently zoned
R-4 PD (Planned Development), which permits public schools conditionally. The Planned Development
ordinance applicable to the properties specifies its use for a school.

Figure 5. Zoning Map
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Natural Features

Topography And Geotechnical Conditions

The City made initial findings describing the topography of the Fox Ridge Road study area within the
MGMUP Phase 1 Expansion Land Study Areas of the Urbanization Report. Specifically, the majority of the
study area consists of gradual to steeply sloping land, with some areas to the west exceeding a 15 percent
slope. The lowest point of the study area is located in the southeast corner and sits at 287 feet above sea
level (ASL), gradually increasing to the steepest slopes located in the west side of the study area and topping
out at over 400 feet of elevation ASL.

Hazards and Natural Features

There are no floodplains identified within the study area. However, recent mapping conducted by the City
of McMinnville to identify natural hazards and natural features in conjunction with Statewide Planning Goals
5 (Natural Resources) and Goal 7 (Natural Hazards) identified hazardous areas based on topographical
conditions, significant tree groves, and scenic viewpoints along ridgelines to the north and south of Fox
Ridge Road. The City is in the public hearing process for consideration of a proposed Natural Hazards
Inventory and Management Program. This includes proposed overlay zones for Natural Hazard Mitigation
(NH-M) Zones and Natural Hazard Protection (NH-P) Zones, which have been identified in the overlay map
below. Areas identified with natural hazards have development constraints that will need to be considered
along with the development standards of the underlying base zone. The conservation of natural
greenspaces and greenways will serve to protect the dense stands of mature trees and provide habitat for
protected avian species.

Figure 6. Natural Hazards Overlay.
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Habitat Conservation and Wildlife

The Fox Ridge Road study area includes several existing natural and geographic features that provide an
excellent opportunity to conserve and limit impacts from urbanization on the habitat and wildlife. Natural
greenspaces or greenways will be considered to connect the Fox Ridge Road Area to the West Hills and
Redmond Hill Road areas. This greenway/greenspace could also minimize impacts to the significant tree
stands in the Fox Ridge Road and West Hills areas that currently provide habitat for protected avian species,
such as the Western Bluebird, White-Breasted Nuthatch (Slender-Billed), and Oliver-Sided Flycatcher.

Other Natural/Limiting Features

Rock Quarry Pond

Large gravel quarry filled with water, centrally located within the study area near the base of Fox Ridge Road
and adjacent to the location for the Neighborhood Activity Center. Currently serves as stormwater drainage
and retention, providing supplemental irrigation to properties outside of the study area.

Masonic Cemetery
Occupies nearly 70 percent of the southern boundary of the study area. Must be protected in place and
buffered from potential surrounding uses.

McMinnville Water and Light
Owns a large property near the center of the study area that houses four above-ground water reservoirs.

Infrastructure and Services

Transportation

Fox Ridge Road itself is a paved, county road with no sidewalks, curb, or gutter. The road extends westward
from NW Hill Road providing the only current means of public vehicular access into the study area. Fox
Ridge Road generally travels along the ridgeline that cuts east-west through the study area’s midsection.
Additional access to individual parcels within the study area is provided by long and narrow private
driveways. The right-of-way dimension for Fox Ridge Road measures 40-feet in width and includes a
constructed paved surface that averages 25-feet in width with gravel shoulders on either side. The road will
require improvements as the area urbanizes to meet City design standards. To meet today’s urban standard,
an additional 10-feet of right-of-way width, removal and reconstruction of the existing subgrade,
construction of a paved travel surface at a minimum 26-feet in width, as well as 5-foot wide sidewalks on
both sides of the street, curbs and gutters would be required.

Pedestrian and Bicycle Connections

Bike and pedestrian connectivity are integral to the Fox Ridge Road Area Plan, with consideration of
connecting to the existing trails and linear parks (BPA and Westside trail systems) that are located just east
within the existing Urban Growth Boundary (UGB). The existing trail system may potentially be linked via
Wallace Road to the study area. There are currently no bike or pedestrian facilities along Fox Ridge Road.
Hill Road was improved to its current configuration, completed in 2018. There are existing bike lanes along
both sides of Hill Road and sidewalks along both sides where abutting lands are within the UGB. Creating
safe and accessible bike lanes and pedestrian routes within the study area will require further evaluation
of traffic calming design along NW Hill Road and improvements along Fox Ridge Road.

Transit

The City will also be coordinating with Yambhill County Transit as part of the outreach for the Fox Ridge Road
Area Plan in order to better understand the potential for future public transit services to connect Baker
Creek Road, Hill Road, and 2nd Street. Yambhill County Transit updated their transit plan in 2018, with future
short- to long-term service expansions discussed within the region. The transit plan indicates that,
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“McMinnville’s R-3 residential zoning district allows nearly 12 units per acre and the R-4 residential district
allows for higher-density developments (over 20 units per acre), which could support transit service that is
more frequent than today; however, current residential density in the city is relatively low, even in areas
currently zoned for medium- or higher-density housing.” The plan identifies potential future service along
Hill Road which could ultimately benefit the Fox Ridge Road study area. Higher densities and other plan
elements would potentially increase the demand for these services sooner than later.

Utilities (Water, Sewer, Stormwater, And Other)

Water

The study area’s primary source of domestic water is currently individual and private wells. The McMinnville
Water and Light “Water System Master Plan” states that this area is located above the current water service
area and cannot be provided public water without constructing an upper level system. This would require
the acquisition of land in order to build a new reservoir (southwest of this study area at an elevation of
some 510 feet), construction of two reservoirs, a pump station, and transmission lines connecting the
existing reservoirs with the planned reservoirs and pump station. Properties located within Water Service
Zone 1 (shown in Figure 7) are currently served with public water.

Figure 7. Water Service Zone Map

Sewer

Due to the topography of the study area, sanitary sewer effluent would gravity flow in two directions: to
the north into the Michelbook drainage basin; and, to the south into the Cozine drainage basin, requiring
additional trunk line extensions beyond what would otherwise be required. According to the City of
McMinnville Engineering Department, there are downstream capacity limitations to both the Michelbook
and Cozine drainage basins. Capacity limitations will be evaluated as the Wastewater Master Plan is
updated in the future.
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Stormwater

There are currently no existing storm pipes within the study area. However, existing storm pipes run
throughout the neighborhoods both south and east of the Fox Ridge Road area that may be connected to
any new storm pipes extended as part of the area plan. Within the Fox Ridge Road area is the North Cozine
and Baker Creek Basin, as well as the West Cozine Creek Basin to the south. There is also a large gravel
borrow pit that is now filled with water located in the eastern portion of the study area. Prior to any new
development, the City will likely require the construction of water quality treatment and detention facilities
prior to being discharged into the public stormwater line.

Electric

The study area is currently served by McMinnville Water and Light. There are existing feeders on North Hill
Road that would have to be upgraded to accommodate the additional projected load from new
developments. The Fox Ridge Road Area is already serviced, however, future coordination with municipal
utilities will be coordinated at the time of development of individual properties.

Community Facilities

Resource Facility Address Location
Newby Elementary School 1125 NW 24 St 1 mile — East
Schools Duniway Middle School 575 NW Michelbook Ln 1 mile — East
Memorial Elementary School 501 NW 14% st 1.5 miles — East
McMinnville High School 615 NE 15% St 2 miles — East
Hicher Education Linfield University 900 SE Baker St 2 miles — SE
& Chemeketa Community College 288 NE Norton Ln 3.5 miles — SE
Jay Pearson )
Neighborhood Park 2120 NW Yohn Ranch Dr 0.6 miles — NE
. ) Runs north/south
W B |
Parks Pezzti:in g::eeni:ad NW Baker Creek Rd to 0.5 miles — East
Y SW 21 st
Runs east/west
McMinnville Linear Park S. Agee St to 0.6 miles — SE
SW Westvale St
Oregon Whole Health 349 SE Baker St 1.6 miles — SE
Hospitals Physicians Medical Center 2435 NE Cumulus Ave 3.3 miles — SE
Willamette Valley Medical Center | 2700 SE Stratus Ave 3.3 miles — SE
McMinnville Police Department 121 SE Adams St 1.6 miles — SE
Police Stations Yambhill County th .
Sheriff's Office 535 NE 5" St #143 1.8 miles — SE
Fire Station McMinnville Fire Department 175 E 15t St 1.6 miles — SE
Playground Scotty’s Playhouse 700 NW Hill Rd 0.1 mile — East
Indoor Playground
The M t Hillsid
¢ Vianor & Fsice 900 NW Hill Rd 0.1 mile - East
Retirement Community
The Village at Hillside 440 Hillside Pkwy 0.3 mile — SE
Assisted Living Facility
Senior Care TraFlltlons at Hillside . 300 Hillside Pkwy 0.3 mile — SE
Retirement Community
Vineyard Heights 345 SW Hill Rd 0.5 mile — South
Assisted Living Facility
McMinnville Memory Care 320 SW HillRd S 0.5 mile — South
Cemetery Masonic Cemetery NW Cemetery Rd 0 miles
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The proximity of these community facilities further informs the area planning process, providing context to
existing facilities, amenities, services, and opportunities for new connections. By understanding the distance
of existing parks and playgrounds, the plan can prioritize pedestrian connectivity to these areas to link newly
proposed parks and trails to the existing system of these facilities. Nearby resources, such as senior care
facilities and schools, can be accounted for when considering new land uses and so on.

Key Findings

Land Use and Zoning

The Fox Ridge Road Area Plan is expected to be adopted in reference to the MGMUP to ensure the
study area complies with the goals and objectives established through the area planning process

A significant land use within the area will be the 42-acre site owned by McMinnville School District that
is slated for the potential development of a future high school.

The plan will include a Neighborhood Activity Center that allows for small scale commercial and office
development, NAC park/plaza, and high-density residential development within the center.

The Neighborhood Activity Center should be strategically located to provide services and amenities to
the diverse residential developments proposed within the study area.

A neighborhood park is to be located within % mile of all residences within the neighborhood.

Natural Features

Topographically, the majority of the study area consists of gradual to steeply sloping land that may affect
the constructable residential densities and related utilites.

A majority of the area’s soils are of moderate to poor permeability which limits the types of stormwater
facilities that can be utilized in support of future urban development.

The area plan will need to plan for a useable open green space network that includes greenways and
trails throughout the area to improve the walkability and accessibility of the study area.

Two ridges running parallel to Fox Ridge Road, one on the north side and one to the south, further
divide the properties along Fox Ridge Road from flatter areas at the northeast corner of the study area
and land immediately to the south.

Recent mapping conducted by the City of McMinnville to identify natural hazards and natural features
in conjunction with Statewide Planning Goals 5 and 7 identified significant tree groves at the western
edge of the study area, and scenic viewpoints along ridgelines to the north and south of Fox Ridge Road.
It will be important to conserve natural greenspaces and greenways that may also serve to protect the
dense stands of mature trees that provide habitat for protected avian species.

Relatively flat properties at the northeast corner of the study area and at the base of Fox Ridge Road,
near its intersection with NW Hill Road, are less impacted by slopes and closer to existing utilities.

A large remainder of land within the Fox Ridge Road Area Plan is most suitable for lower density
residential housing development due to steep slopes.

Preliminary mapping of potential NH-P and NH-M overlay zones indicate that development may be
limited by natural hazards on the middle portion of Fox Ridge Road, above the cemetery and tree farm
properties at the base of the hill, and below the westernmost edge of the study area. In combination
with other development constraints (parcelization, serviceability), new residential development along
the higher portions of Fox Ridge Road may take place later than other portions of the area, or at a lower
intensity. These areas could be evaluated in conjunction with identified natural features and habitat
areas for possible designation of open space areas and/or transfer of development rights.

City of McMinnville | Fox Ridge Road Area Plan Page 18 of 44

Page 265 of 556



Infrastructure and Services

If a different street standard is applied to Fox Ridge Road, future development would require road
frontage improvements to meet City standards, including improvements to the right-of-way, remove
and reconstruction of the existing subgrade, construction of paved travel surfaces, as well as 5-foot
minimum sidewalks along both sides of the street, curbs and gutters.

Connectivity and coordination with the development of the high school site, adjacent to the proposed
mixed-use concept plan development, will be critical to the area plan.

Bike and pedetrian connectivity should occur between the Fox Ridge Road area and existing trails and
linear parks throughout McMinnville.

Coordination with Yamhill County Transit should occur to provide public transit services, especially in
conjunction with the proposed partial Neighborhood Activity Center location.

Wallace Road Extension

The three-legged roundabout at the intersection of NW Hill Road and Wallace Road provides an
opportunity to extend Wallace Road westward for access to the location of the Neighborhood Activity
Center and the McMinnville School District property.

A Wallace Road extension would provide access for the future high school site and the Neighborhood
Activity Center on TL 700. Due to these adjacent uses, the Wallace Road extension will likely be the
most used street in the study area, by all modes of travel, making the design and alignment of the road
particularly important.

Regulatory Context and Planning Framework

The Area Plan will be adopted as a supplement to the McMinnville Comprehensive Plan, and act guide
for future urbanization of the land located within the Fox Ridge Road Area Plan.
The Area Plan will reflect the principles of the MGMUP, MGMUP Framework Plan, McMinnville
Comprehensive Plan and other applicable City land use policies and standards including:

o The guidelines of the Traditional Neighborhood model

o Standards for a partial Neighborhood Activity Center

o The adopted Great Neighborhood Principles (Comprehensive Plan Policies 187.50)
The MGMUP Framework plan identifies potential planned uses such as a partial or half Neighborhood
Activity Center (5 — 10 acres) with commerical and office development (1 — 2 acres), medium-density
residential development (2 — 5 acres) and high-density residential development (2 acres) located at the
perimeter of the Neighborhood Activity Center. This will also include a Neighborhood Park located
within a %-mile distance from all residences in the study area, and a natural resource park.

School District Property

McMinnville School District owns a 42-acre site at the northern edge of the study area, intended for a
future high school. The site is a parallelogram, extending only about 700 feet in depth from the
anticipated future extension of Wallace Road.

The future high school site occupies a significant portion of the flat land at the northeast corner of the
study area that is most easily accessed and serviced by existing utilities. Depending on the size of the
high school, utility needs may vary. The timeline for development is uncertain.

The district has not adopted specific programming or plans for a high school at this time, pedestrian,
bicycle, and vehicular connectivity to the school will need to anticipate the future layout of the site.
The shape of the property may pose challenges for configuring a high school, depending on the eventual
programming intended for the facility.
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Other Permanently Occupied Sites

e Two of the larger properties within the southern portion of the study area are occupied by uses that
have been committed to specific uses that make them unlikely to redevelop at any time in the future:

o The Masonic Cemetery occupies a 21-acre site, occupying nearly 70 percent of the southern
boundary of the study area.

o McMinnville Water and Light owns 13-acres near the center of the study area, along Fox Ridge
Road, that houses four above-ground water reservoirs.

e These sites do not directly impact the development potential of neighboring properties but could
interrupt the continuity of annexation and utility extensions, as property is urbanized from the existing
City limits at the base of the hill. Annexations contiguous to City limits could occur relative to the City
limits to the east or the south.

Rock Quarry Pond

e Alarge gravel quarry, now filled with water, is centrally located within the study area, near the base of
Fox Ridge Road and adjacent to the approximate location suggested in the Framework Plan for the
Neighborhood Activity Center. The gravel pit currently stores runoff from uphill lands and provides
supplemental irrigation to properties outside of the study area.

e The pond created on the gravel pit site could provide a feature to a future park site or amenity for
development in the vicinity.

e A park site or public park at the gravel pit site would occupy a possible connection point between the
higher ground along Fox Ridge Road and potential future locations for a high school and
Neighborhood Activity Center. However, the pond itself is not visible from either of these lower
elevation sites.

e The pond currently plays a role in stormwater drainage and retention, and changes in configuration may
have impacts in and around the site.

Opportunities and Constraints

The key findings listed above have helped inform the “Opportunities and Constraints Diagram” presented
and utilized at Community Design Workshop #1 and has also been referenced in several Project Advisory
Committee meetings to provide context (see Figure 8). This diagram summarizes the opportunities for
various land uses, development patterns, building relationships, open spaces, and connections, as well as
any key constraints that would need to be overcome in order to realize those opportunities.

Opportunities

e Potential gateways to the study area have been identified at the Hill Rd/Wallace Rd intersection and
the Hill Rd/Fox Ridge Road intersection.

New street connections identified connect the Fox Ridge Road study area to the Hillcrest Master Plan
development, to the location of the Neighborhood Activity Center, through the School District site, and
to both NW Hill Road and Wallace Road.

Landmarks include the existing Rock Quarry Pond for preservation as a key community feature.

Areas of significant tree groves have been identified for tree canopy preservation.

e Scenic viewpoints are shown that take advantage of the steep topography of the study area.

Constraints

e Committed lands include the School District site, Masonic Cemetery, and McMinnville Reservaoirs.
e Steep slopes surpassing 25%+ will severely limit development due to topographical constraints.

e An existing easement from the Rock Quarry Pond runs through the proposed NAC site.
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Figure 8. Opportunities and Constraints Diagram
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Part 3: Community Engagement and Plan Development

Methods of Engagement and Community Input

In addition to conducting a document review and evaluation of existing conditions for the study area, the
area planning process included several methods of community engagement for input and feedback to
develop the goals and policies of the Fox Ridge Road Area Plan. Community engagement involved remote
interviews with stakeholders, an online survey, design workshops, and public comments at Project Advisory
Committee meetings and work sessions with Planning Commission and City Council. These opportunities
for engagement were promoted through social media and newspaper ads, on the City website, and a City
outreach booth, and updates for further involvement were provided at each of these meetings.

Stakeholder Interviews

Interviews with key stakeholders were conducted early in the area planning process to gather insight on the
study area and receive initial comments on existing conditions, community features, and any current or
future development plans. These interviews included private property owners, developers, and
representatives from the McMinnville School District, McMinnville Water and Light, and the Oregon
Department of Fish and Wildlife. These interviews provided future considerations to be accounted for
within the area plan, stakeholders expectations for future development, expected services needed to
support future development within the area plan boundary, connections to committed land uses, and the
future planning of sensitive areas.

Online Survey

To receive a wide range of input from the Fox Ridge
Road neighborhood and surrounding community, an
online survey was available for one month between
March 10 to April 10, 2023. The survey questions
aimed to gauge the familiarity of respondents to the
Fox Ridge Road area, and what the community’s vision
for the future of the Area Plan appeared to be. A total
of 147 responses were submitted, many of which
emphasized park, trails, and open space, preserving
some aspect of the existing rural landscape, and helped
identify key assets such as the Rock Quarry Pond,
Masonic Cemetery, and scenic views of the area. There
were diverse responses regarding housing density and
affordability. Please see Appendix A for the summary of
the survey results and responses.

Community Design Workshops

A total of two community design workshops were held to engage stakeholders, City staff, and citizens in
interactive design sessions around the potential development scenarios for the Fox Ridge Road area. The
intent of these workshops was to collaboratively develop a framework for future growth. The first workshop
focused on gathering input to develop three distinct development scenarios for the area, with the
consideration of land use, urban design, connectivity, access, infrastructure, and stakeholder concerns. The
second workshop focused on parks, trails, and connectivity, and explored design concepts for the parks and
trails, as well as the bike and pedestrian connections between these spaces. Please see Appendix B for
summaries from both community design workshops.
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Project Advisory Committee Meetings

The Fox Ridge Road Project Advisory Committee (PAC) was formed at the beginning of the area planning
process and has held six meetings over the course of one year starting on December 1, 2022. These
meetings reviewed project goals, findings of analyses and reports that were developed, outcomes of the
community design workshops and online survey, and the development scenarios that were created as a
result of those workshops. Committee members provided their input on these items and helped refine the
resulting land use concepts to create a preferred land use concept plan. The Project Advisory Committee
also identified key goals for the community and provided valuable feedback on the goals and policies that
were created based on public engagement, stakeholder concerns, and the regulatory context and planning
framework required to be met by the area plan. The area planning process has been guided by the Project
Advisory Committee, representing the interests of the community, and creating the final vision for the Fox
Ridge Road Area Plan.

Plan Development and Alternatives

As a result of the community engagement efforts, three land use concept “alternatives” were developed
that each highlighted different priorities and elements required within the plan. Ultimately, each alternative
was evaluated against the regulatory framework for the Fox Ridge Road Area Plan to identify the plan
highlights and deficiencies. The alternatives, along with their findings, were presented to the PAC for review
and feedback to create one preferred land use concept that accurately captured regulatory and planning
requirements, as well as the vision of the community. Input from the community that influenced the
development of the preferred land use alternative also informed creation of goals and policies for the plan,
which captured the following comments and concerns:

e The desire for parks, trails, and open spaces throughout the planning area.

e The preservation of scenic views with opportunities for viewpoints along proposed trails.
Conserving community features such as the rock quarry pond, masonic cemetery, and tree farms.
Ensuring neighborhood-serving retail in new commercial areas.

Consideration of development impacts on nature, wildlife, and mature tree stands.

Potential traffic impacts with new development and higher density.

e Concerns regarding design and aesthetics of new developments.

e Providing pedestrian and bicycle pathways for walkability, access, and safety.

The draft preferred land use concept was presented to the Planning Commission and City Council at a joint
work session held on October 18, 2023, for discussion. Input received from the work session helped further
refine the concept for the final Area Plan Map (see Figure 9).
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Market Analysis

A market and development analysis was conducted that focused on identifying the most feasible
development types for commercial and higher density residential land in the Neighborhood Activity Center.
The report provides market overviews, generates reliable assumptions with respect to achievable pricing
and absorption, and outlines feasible uses, scale, and development forms within the Neighborhood Activity
Center. The residential analysis provided focuses on high-density uses and evaluates the rental and
ownership housing separately. The analysis indicates that there is adequate market support for rental
apartments, rental townhomes, ownership townhomes, and commercial space in the Fox Ridge Road
Neighborhood Activity Center. The analysis also provides further detail on the development types that
would be feasible in this area, the potential for mixed-use projects, as well as the location for commercial
and high-density residential uses. The full market analysis is included in Appendix E.

High-Density Residential

Demand for rental housing increased notably during the last decade. With a reduced supply of single-
dwelling rentals, markets saw strong gain in apartment demand over this period of time. According to the
market analysis, McMinnville has not seen the same increase in apartment construction as most other parts
of the region. With limited new supply, apartment properties in McMinnville have seen a decline in vacancy
rates over the past 10 years, and the current low vacancy rates indicate considerable pent-up demand. One
of the factors that has likely sustained strong occupancy in McMinnville is relatively affordable rent levels,
which may also have deterred new development. Based on the analysis, rental apartments are
recommended closest to the commercial section, which is consistent with the MGMUP. Rental housing
tends to benefit more from that proximity, and the location will provide access to further amenities such as
nearby park/green space and access to neighborhood-serving commercial retail.

Commercial Space

Based on the analysis, commercial activity in the NAC will depend on good exposure to auto traffic and will
therefore need a location on the major Hill Road intersections, either at Wallace Road or Fox Ridge Road.
Assuming the future development of the School District site the Wallace Road intersection provides the
strongest exposure, positioning the commercial components to capture demand from residents east of NW
Hill Road in addition to Fox Ridge Road Area residents.

Transportation and Traffic Impact Analysis

An existing and future analysis of traffic conditions was conducted with 20-year forecasting for future
growth assumptions. Intersection traffic operations were analyzed for the weekday AM and PM peak hours
under the existing conditions and future 2041 conditions to evaluate if the study area intersections meet
the desired performance levels of the City. The analysis includes a future 20-year no-build and build analysis
and identifies the transportation infrastructure needs for the Fox Ridge Read study area based on the
Preferred Land Use Concept. The full traffic study is included in Appendix E.

Based on these land use assumptions, two intersections are estimated to fail to meet the City's vehicle
operating standard in 2041. The suggested mitigation measures include:

e NW Hill Road at Fox Ridge Road: Install a single-lane roundabout or traffic signal.

e NW Hill Road at 2" Street: Install a single-lane roundabout or traffic signal.
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Bicycle, Pedestrian, and Transit Needs

Conditions for bicyclists, pedestrians, and transit needs were considered within the traffic analysis for the
study area. NW Hill Road between Baker Creek Road and 2" Street had recently been reconstructed with
on-street bike lanes, gutter, curb, sidewalks, and a center turn lane/raised median since the McMinnville
Transportation Systems Plan (TSP) was adopted in 2010. There are still gaps in the sidewalk along the west
side of the road that is anticipated to be filled in as annexation and development occurs. The segment of
NW Hill Road between 2™ Street and Alexandria Street does not have any sidewalks, curb, gutter, or on-
street bike lanes. Although, there are existing wide paved shoulders for bikes within this segment. There are
no local transit routes that stop or travel along NW Hill Road. The City is working with Yamhill County Transit
to eventually extend services to residential and commercial locations along NW Hill Road as the Fox Ridge
Road Area develops. As the Neighborhood Activity Center develops and additional medium-density and
high-density residential units are developed, demand for public transportation will increase.

Priority TSP Projects

The City is also working on updating their TSP which will maintain standards for pedestrian and bike facilities
and identify where improvements shall be made throughout the City and including within the Fox Ridge
Road Area. In their current McMinnville TSP (2010), the priority vehicle, pedestrian, and bike projects that
are applicable to the Fox Ridge Road study area include the following:

e Compete Streets Update — NW Hill Road South (between 2" Street and Alexandria Street) includes
addition of pedestrian sidewalks and on-street bicycle lanes.

e Installation of a roundabout or traffic signal at NW Hill Road and 2" Street. Based on the recent
traffic analysis performed, a single-lane roundabout was evaluated at this location but was found
to require dedicated southbound and westbound right turn lanes to operate adequately, which
would also require more right-of-way than a traffic signal with dedicated left turn lanes. Although
a single-lane roundabout was evaluated to function at this intersection, a signalized improvement
could be equally as effective in managing traffic.

Implications for the Area Plan

The Fox Ridge Road Area Plan anticipates the future urbanization and development of the study area where
existing low-density residential neighborhoods are gradually redeveloped with infill projects that comply
with the MGMUP Framework Plan. This includes higher density housing developments, neighborhood
serving commercial retail, parks, trails, pedestrian connections, and street improvements. As the plan is
realized, new developments will require additional services and improved infrastructure to support growth
within the study area. The Fox Ridge Road Area Plan provides specific direction on the land use and design
for future development within the study area as properties are annexed and developed.
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Part 4. Fox Ridge Road Area Plan

This chapter presents the final plan and land use concepts that will guide future development and planning
decisions within the Fox Ridge Road Area. This Area Plan has been created by the community through design
workshops, online survey responses, Project Advisory Committee meetings, and public work sessions. This
process of community engagement helped develop the initial land use concept alternatives and form the
goals and policies for the Area Plan. The initial draft land use concepts were ultimately refined by the City’s
Project Management Team, Planning Commission and City Council through the area planning process. The
Fox Ridge Road Area Plan’s final preferred land use concept achieves the community’s vision and goals while
fulfilling the City’s model for traditional neighborhoods and the Great Neighborhood Principles.

The Plan Narrative

Land Use and Design

The Fox Ridge Road Area Plan’s developed land uses are mapped in the Area Plan Map (see Figure 9) and
includes all elements designated within the Framework Plan. The Neighborhood Activity Center is located
along NW Hill Road at the Wallace Road intersection with commercial mixed-use and a park plaza at the
core of the activity center. High-density and medium-density residential land uses are located directly
adjacent to the neighborhood-serving commercial uses and surrounds the park plaza, and low-density
residential land uses are located outside of the activity center where topography exhibits steeper slopes. A
neighborhood park has been identified south of Fox Ridge Road and is located within a %-mile distance from
all residences within the Area Plan. Key community features have been identified including the Rock Quarry
Pond, School District site, and the McMinnville Reservoir property. The remaining land to the west and the
ridgeline areas along the northern boundary of the study area are allocated as a Natural Resource Park,
which will also serve to protect existing natural resources and take advantage of the area’s scenic
viewpoints. Greenways and secondary trails connect the entire study area to adjacent neighborhoods, and
potential street connections have been identified throughout the Area Plan.

The Fox Ridge Road Area Plan considers local design considerations that build on the Great Neighborhood
Principles and their related plan policies. These include:

e Protection of the Rock Quarry Pond and Masonic Cemetery as community features.

Coordination with the School District site and the Neighborhood Activity Center.

Creating walkable and neighborhood-serving mixed-use commercial development.

e Connecting the proposed park systems for accessibility to all residents in the area.

e Emphasizing pedestrian and bicycle safety and access through frontage road improvements,
greenways, and trail systems.

Key features of the Area Plan include:

o Mixed-Use Commercial. Within the focus area of the Neighborhood Activity Center, mixed-use
commercial land use has been designated to provide flexibility in future development. This area
may be developed with ground floor commercial uses and residential units or office space above
ground. The location of the mixed-use commercial land use is intended for neighborhood serving
retail development to provide goods and services to the residents of the Fox Ridge Road Area.

o Higher Density Residential. Designation of medium-density and high-density residential units
maximizes opportunities for new housing development and allows for a variety of diverse housing
options. The location of these higher density residential land uses is directly adjacent to the
designated mixed-use commercial area, creating walkable and accessible neighborhoods.
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o Neighborhood Park. The neighborhood park provides opportunities for active and passive
recreation that is accessible to all residents in the study area. The neighborhood park is centrally
located within %-mile distance from all residences and exceeds the minimum target acreage.

e Natural Resource Park. A natural resource park has been identified at the west end of the study
area, and along the northern boundary following the existing ridgeline. The designation of these
lands as a natural resource park preserves the existing natural features while providing
opportunities for both active and passive recreation. The natural resource park includes large open
green spaces as well as proposed trails along the northern ridgeline that take advantage of the
scenic viewpoints of the study area.

o Greenway and Trail System. ldentified greenways connect NW Hill Road through the study area
via Fox Ridge Road. The greenway system provides an alternative transportation system for walking
as well as bikes, scooters, strollers, and electric accessibility vehicles by safe routes connecting
residential areas to the Neighborhood Activity Center and the School District site. This trail system
also includes secondary trails that create a “looped” and well-connected pedestrian network.

e Natural Feature Preservation. The study area contains several stands of mature trees that provide
habitat for protected avian species, the Rock Quarry Pond that stores runoff water used for off-site
irrigation, and many opportunities for scenic vistas along the northern ridgeline. These areas of
existing natural features are preserved as designated park land, greenways, or trails.

e Street Connections. Potential street connections connect the study area to the surrounding
neighborhoods and their existing street systems.

Neighborhood Activity Center

The MGMUP Framework Plan calls for a partial Neighborhood Activity Center along the area’s Hill Road
frontage between the Wallace Road roundabout and the intersection of Fox Ridge Road. The proposed NAC
is located within the northeast corner of the study area, west of NW Hill Road. The plan highlights a distinct
Focus Area of the NAC, where mixed-use commercial and a park/plaza has been located. Surrounding this
area is the Support Area, where high-density residential exists and decreases in density moving away from
the focus area.

Focus Area

Mixed-Use Commercial

The location of the NAC focus area is well-positioned for mixed-use commercial development, specifically
for neighborhood-serving retail. The location of the mixed-use commercial land use benefits from its
accessible distance from existing and proposed residential areas, proximity to the future High School Site,
and adjacency to NW Hill Road which provides exposure and direct access. The mixed-use commercial is
anticipated to provide for ground floor retail services with additional upper floor residential housing or
professional office use. The land use designation as a mixed-use allows for flexibility in future development,
depending on market conditions and feasibility. This may be high-density housing with ground floor
commercial, or smaller-scale commercial with second-story offices. Commercial uses will provide essential
services for the neighborhood in one convenient location that is accessible in a single stop.

Park/Plaza

Centered within the NAC focus area, the park/plaza location provides a central location for community
gathering and recreation. The park/plaza may include open green space with pedestrian sidewalks, a gazebo
or gathering space, park benches for seating, water fountains, and other facilities that encourage ease of
use. With its central location and open space, temporary uses may be encouraged within the park/plaza
such as organized events, farmers markets, art fairs, cultural performances, or other recreational clubs or
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activities. The park/plaza is a critical element to organize the neighborhood around both passive and active
recreational opportunities, connecting the NAC with the surrounding support area.

Support Area

Residential Land Uses

High-Density Residential (HDR)

1/8-mile radius from focus area.

Surrounding the activity center are support areas that include the highest-density housing within the
neighborhood. The Framework Plan calls out a target of 2 acres minimum for high-density residential area.
As desired by the community, the HDR allocated within the Area Plan exceeds the Framework Plan target
with a total of 4.4 acres designated for future high-density residential development. All HDR areas are
located just outside of the focus area, surrounding the southern boundary of the NAC park/plaza north of
Fox Ridge Road. This location provides direct access from HDR areas to neighborhood-serving commercial
areas, the NAC park/plaza, and the high school site. Configuring all HDR north of Fox Ridge Road eliminates
the need for street crossing to access the focus area and creates cohesive design opportunities for future
development. Areas designated as High-Density Residential will be classified under the R-5 High-Density,
Multiple-Dwelling Zone.

Medium-Density Residential (MDR)

1/4-mile radius from focus area.

Progressively decreasing in density outwards, the medium-density residential areas are also located within
the support area. The Framework Plan identifies a target of 2 to 5 acres for medium-density residential area.
The Area Plan maximizes density with 10.6 acres of designated land uses for future medium-density
residential development. These MDR areas are located north of the focus area (adjacent to the School
District site) and south of Fox Ridge Road across from the designated HDR. Areas designated as Medium-
Density Residential will be classified under the R-3 Medium-Density or R-4 Medium, High-Density Zones.

Low-Density Residential (LDR)

As identified in the MGMUP, the Fox Ridge Road study area is one of the few areas planned for R-1 density.
Low-density residential land uses outside of the NAC are designated in the following areas: where street
facilities are limited to collectors and local streets, such as Fox Ridge Road which is classified as a local street
within the TSP; where there are development limitations due to topography, soil characteristics, or drainage;
and within areas that have a limited capacity for development in terms of facilities and services such as
sewer, water, drainage, schools, police, and fire. As described in the existing conditions section of this plan,
much of the Fox Ridge Road study area exhibits topographic constraints, natural hazard areas, and existing
limitations to capacity such as sewer and water services. These constrained areas have been identified for
low-density residential development. Areas designated as Low-Density Residential will be classified under
either the R-1 or R-2 Low-Density Zones.

Connectivity
The focus area and support areas are connected by proposed street connections and pedestrian greenways.

The greenways are a system of primary trails that connect the NAC to the rest of the study area, creating
safe and accessible means of pedestrian and bicycle travel without having to rely on automobiles. Secondary
trails create additional connections between greenways and other key features such as the various parks
designated throughout the study area and all of the low-density residential designated west of the activity
center. These connections emphasize walkability, scale, and safety within the activity center and ensure that
residents throughout the Fox Ridge Road Area have direct access to the activity center.
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Types of Land Uses

The market analysis prepared for the Fox Ridge Road study area provides suggestions for land uses that may
be feasible for future development. The following are potential uses based on the market analysis and
discussion with the community that fulfill the vision for the Fox Ridge Road Area Plan:

Mixed-Use Commercial

e Neighborhood grocery store or market

e Pharmacy or drug store

e Bakery or coffee shop

e Neighborhood services or retail

e Neighborhood restaurant or pub

e Professional office space

e Upper story housing (commercial on ground floor)

Residential

e High-density housing (R-5 zone)

e  Medium-density housing (R-3 and R-4 zones)
e |ow-density housing (R-1 and R-2 zones)

Public/Institutional

e Neighborhood park or plaza
e Public market

e Daycare facility

e Schools

Land uses that should be avoided include uses that are considered noxious when located next to a
residential neighborhood, large retailers or discount stores, auto-oriented businesses, warehousing,
storage, or heavy manufacturing. These types of uses do not compliment a traditional neighborhood, which
moves away from automobile dependency and relies on neighborhood-oriented retail services that
encourages walkability and human scale design.

Aerial perspective of the Neighborhood Activity Center site looking west of NW Hill Road.

City of McMinnville | Fox Ridge Road Area Plan Page 29 of 44

Page 276 of 556



Parks and Public Facilities

Neighborhood Park

To provide recreational opportunities that support the residential land uses, a neighborhood park has been
designated within the Fox Ridge Road Area that exceeds both the Framework Plan target of 3 to 5 acres and
the Parks Master Plan facility requirements of 5 to 12 acres. The designated neighborhood park is 8.7 acres
total, which also includes a buffer between the Masonic Cemetery along the southern boundary of park.
The buffer acts as a barrier for the Masonic Cemetery from active recreational uses that may occur within
the park such as active sports, large gatherings, or other programmed events. The neighborhood park is
centrally located within a % mile distance from all residences in the study area and contains pedestrian trail
connections that link the park to surrounding uses and areas. A primary greenway provides a direct
connection from the NAC to the neighborhood park via Fox Ridge Road, and secondary trails further connect
the park to adjacent low-density residential areas and other neighborhoods such as the Hillcrest Master
Plan south of the study area. The location of the neighborhood park serves to protect existing natural
resources such as the dense stands of mature significant trees within the designated park area.

Natural Resource Park

The Fox Ridge Road Area is defined by its existing natural and geographic features such as its scenic views
and challenging topography. A natural resource park is included that takes advantage of the topography and
natural resources within the westernmost areas and along the northern boundary. The natural resource
park preserves the natural landscape of these more challenging areas while providing opportunities for
scenic vistas along the northern ridge. The total area for the park is comprised of roughly 29.5 acres, which
is connected to the study area via greenways and secondary trails. The greenway system along Fox Ridge
Road encourages pedestrian travel west through the natural resource park heading north before
transitioning to the secondary trail system that provides additional access along the northern ridge with
demonstrated viewpoints. The natural resource park also further serves to protect the area’s significant tree
groves, which provide habitat to several avian species identified as ‘Species of Concern.

Special Use Park / Rock Quarry Pond

Throughout the community engagement process, the rock quarry pond was consistently identified as a key
feature of the study area. Conveniently located directly east of the NAC abutting the HDR land use, the plan
designates the rock quarry pond as a Special Use Park to be developed as a recreational site or natural
resource with opportunities for pedestrian access. This future improvement may include pedestrian
pathways around the pond with bench seating that takes advantage of the scenic views and opportunities
for wildlife viewing. The rock quarry pond actively provides irrigation off-site as it is continuously filled from
uphill water runoff. Future stormwater master planning and subsequent development surrounding the rock
quarry pond should consider the continuous fill level of the pond. Development of the Special Use Park will
need to design stormwater management to ensure the rock quarry pond remains as a pond.

Primary Trail / Greenway

The greenway system serves to protect the natural resources of the study area and preserve wildlife
habitats. Greenways supports outdoor recreation and may offer trail-oriented features such as benches for
seating, restrooms, bike racks or trash enclosures. These primary trails also provide direction connections
through the study area by providing multi-use pathways for pedestrians and alternative modes of
transportation. A major section of the greenway system is along Fox Ridge Road, which will buffer the
primary multi-use trail from the street for safe and accessible routes of transportation. These greenways
also create buffers between uses, such as between the LDR and MDR that is located within the NAC.
Designated greenways create connectivity between all proposed parks and direct connections from the
School District site, through the NAC, along Fox Ridge Road, and loops back around with secondary trails.
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Secondary Trail

Secondary trails act as connectors to provide a public access route for commuting and trail oriented
recreational activities such as walking or biking. These trails typically include sidewalks and can be designed
as multi-use trails and paths with designated bikeways. Within the Fox Ridge Road Area, some sections of
trails may be developed more naturalistic around sensitive natural resource areas that require preservation.
Secondary trails will help reduce auto-dependency by connecting community facilities and services to
residential neighborhoods. They also serve to provide shorter relief points from the looped trail system for
complete access to all sections throughout the study area.

Infrastructure and Other Utilities

Street Connections

Potential street connections and access points are identified throughout the Area Plan Map. These points
of connection are based on the City’s minimum block length standard and suggests connections where
future developments may consider local street access. Future development will dictate the location of
developable street connections, which will require compliance with the City’s development standards.

Existing Public / Committed Use
McMinnville Reservoirs
McMinnville Water and Light owns the 13-acre property that houses four above-ground water reservoirs.

Masonic Cemetery

Identified as a key community feature, the Masonic Cemetery occupies nearly 70 percent of the southern
boundary with a 21-acre site. The neighborhood park abuts the northern boundary of the cemetery;
however, a natural buffer has been allocated along this boundary between the two land uses.

The Vision, Goals, and Policies

The Fox Ridge Road area is a beautiful naturalistic landscape with rolling hills that reflects the character and
connection of a small-town community. With its breathtaking vistas, historical features, and opportunities
for future neighborhood development, this once sprawling area highlights the goals of McMinnville’s Great
Neighborhood Principles in its envisioned land use, development, design, preservation, and connectivity.
The following are goals for the Fox Ridge Road area that reflect the desires and values of the community
with specific policies provided under each goal to guide development and future planning decisions:

GOAL 1: COHESIVE LAND USE PLAN — Ensure future development reinforces the Framework Plan and Great
Neighborhood Principles with a connected Neighborhood Activity Center.

The plan area contains existing low-density residential development. This plan aims to provide a mix of land
uses that support each other, including a variety of housing development types to support single-dwelling
and multi-dwelling development, and neighborhood serving commercial and office developments.

Policies:

1. New commercial developments should be designed to be at a walkable, human scale and for ease
of use by all ages and abilities.

2. Encourage a diversity of future housing forms, types, and designs that respect the existing character
of the Fox Ridge Road plan area including both single-dwelling and multi-dwelling development.
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3. New developments should promote inclusion and interaction within the right-of-way and public
area.

4. Encourage neighborhood serving, oriented, and scaled commercial uses that is easily accessible to
residents within the Neighborhood Activity Center.

5. Limit the location of any commercially zoned land to the Neighborhood Activity Center.

GOAL 2: OPEN GREEN SPACES — Create well programmed and connected parks, trails, and open spaces that
aim to help preserve and protect existing natural resources and scenic views.

The plan area contains several natural and community resources including the Rock Quarry Pond, Masonic
Cemetery, significant tree groves, and a large natural area along the northern ridge. This also includes scenic
views of natural scenery and landscapes, and scenic resources such as dark night skies that may be impacted
by light pollution and design. This plan aims to preserve, protect, and enhance these identified resources
while promoting both passive and active recreational opportunities that are connected throughout the area.

Policies:
1. The built environment will be designed to provide and protect scenic views from the area.

2. The Rock Quarry Pond should be protected and enhanced as a Special Use Park with public access.
3. The Masonic Cemetery should be protected and respected by future developments.

4. Significant natural and community features should be inventoried and protected to the extent
fullest.

5. locate and acquire areas within the plan area that have been identified as open space for the
development of parks, trail corridors, and open green spaces.

GOAL 3: AESTHETICS AND DESIGN — Encourage well designed and aesthetically pleasing developments that
help meet land use goals while preserving the character of the area.

The plan area contains existing rural residential developments at very low densities with small-town design
characteristics. This plan aims to preserve the small-town character of the area by allowing development for
future growth which reflects, preserves, and supports the existing character of McMinnville. Alternative
proposals to design will be evaluated based on compatibility with the plan area.

Policies:
1. The existing small-town character of the Fox Ridge Road plan area should be considered when
designing residential, commercial, or institutional developments within the plan area.

2. Require future landscaping within the area to include native landscape plantings with seasonal
variation and tree plantings that include deciduous trees to provide shade for the public streets.

3. Adopt design guidelines for the Neighborhood Activity Center that complement the small-town
character of the Fox Ridge Road plan area and the City of McMinnville.

GOAL 4: TRANSPORTATION — Enhance local connectivity and pedestrian accessibility throughout the area.

This plan aims to create a connected transportation and pedestrian network that serves the Fox Ridge Road
plan area and its surrounding neighborhoods, ensuring safe access for residents of all ages and abilities.
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Policies:

1.
2.
3.

The Fox Ridge Road Area will have safe shared pedestrian and bicycle routes for residents.
Planned multi-use paths should be at least 10 to 12 feet wide for utility purposes.

New street connections should connect to the existing local street grid consistent with the Local
Street Connectivity map and comply with the Transportation System Plan standards.

GOAL 5: NATURAL FEATURES AND HAZARD AREAS — Protect wildlife species, significant tree stands, and
hazard areas that have been identified for mitigation or protection.

The plan area contains identified hazard areas for both mitigation and protection, as well as natural
features. This plan is designed with consideration to both natural features and hazard areas. The Area Plan
will be coordinated with future Natural Features and Hazards planning as part of implementation.

Policies:

1. The plan should be coordinated with Natural Hazards and Natural Features Planning.

2. The plans should seek to protect areas of wildlife habitat.

3. The plan should be coordinated with planning for natural hazards to protect life and property from
natural hazards.

4. Plan for the “ridgeline” natural areas to trails for connectivity or passive and active recreational
opportunities.

5. Public improvements and private development should strive to protect existing significant tree

stands and individual mature significant trees.

Great Neighborhood Principles

In April 2019, the City of McMinnville adopted the Great Neighborhood Principles into the City’s
Comprehensive Plan. Their purpose is to guide the land use patterns, design, and development of the places
that McMinnville citizens live, work, and play. These 13 principles are listed below. Under each principle are
specific policies that detail how these principles are expected to be expressed in a site and context-specific
way within the Fox Ridge Road Area Plan:

1. Natural Feature Preservation

Protect the Rock Quarry Pond and Masonic Cemetery.
Protect existing significant tree stands and mature significant trees.
Protect riparian corridors and wildlife species of concern.

2. Scenic Views

Provide viewpoints and protect scenic vistas along the northern ridge of the plan area.
Gathering spaces will be designed to incorporate natural areas and scenic views.
Orient streets and open spaces towards scenic views.

3. Parks and Open Spaces

Protect existing natural resources in open spaces.
Create new gathering spaces within the proposed neighborhood.
Provide a nature-based community park.
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e Provide an open space park plaza within the Neighborhood Activity Center.
e Provide a neighborhood park within % mile of all residences within the neighborhood.

4. Pedestrian Friendly

e Provide a trail system and pedestrian corridors that provide connectivity throughout the plan area
and safe access to the Neighborhood Activity Center.

e Incorporate shade trees along pedestrian corridors.

5. Bike Friendly
e Provide safe routes for residents and cyclists.
e Utilize connected primary greenway system.
6. Connected Streets

e Connect local street systems within Neighborhood Activity Center and School District site.

e Connect to existing local street grid in the Fox Ridge Road plan area.

e Improve Fox Ridge Road and local streets to better serve the plan area.

7. Accessibility
e Design new developments with pedestrian corridors for ease of use by all ages and abilities.
e Create connected and accessible secondary trail loops throughout the plan area.

8. Human Scale Design

e Design based on small-town character—porches, balconies, prioritize outdoor and open spaces.

e Promote inclusion and interaction within the right-of-way.

e Design commercial uses to typical human scale.

e Encourage shorter block lengths within new developments.

e The public and private areas between land uses in the focus area should be intentionally designed
to provide pleasant places for pedestrian and human interaction ensuring vehicular use and parking
lots do not dominate street edges and park and common area interfaces.

9. Mix of Activities
e Design the Neighborhood Activity Center to provide mixed-use developments where feasible.
e Encourage neighborhood serving commercial and institutional uses easily accessible to residents.
10. Urban-Rural Interface
e Preserve small-town character in development and design.
e Consider existing agricultural uses and respect this heritage through careful transitions.
11. Housing for Diverse Incomes and Generations
e Allow for a mix of housing types that serve a variety of household incomes.
12. Housing Variety

e Encourage a diversity of housing forms and types for future housing developments that reflects

the existing character of the plan area.
13. Unique and Integrated Design Elements

e Unique public art, public furnishing, and design elements should be incorporated into public places,
parks, and commercial areas.
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Neighborhood Activity Center — Land Uses
Types of Residential Housing

Mixed-Use Commercial

City of McMinnville | Fox Ridge Road Area Plan Page 35 of 44

Page 282 of 556



Potential Features for Neighborhood Parks

Greenways and Shared Use Paths
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Trails and Natural Areas

Connecting Open Spaces

City of McMinnville | Fox Ridge Road Area Plan Page 37 of 44

Page 284 of 556



Relating Land Uses
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The Area Plan Map

Figure 9. Preferred Land Use Concept.
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Part 5: Implementation

Overview

As required by the area planning chapter of McMinnville’s Municipal Code, the Fox Ridge Road Area Plan
reflects the long-range planning efforts intended to determine land use regulations, transportation and
infrastructure plans, and community goals within the study area. This section responds to policies and
regulations from McMinnville’s Comprehensive Plan, Development Code, Framework Plan, along with area
and site-specific conditions. The following sections summarizes the amendments that will be the primary
implementation measures for the Fox Ridge Road Area Plan.

Land Use

The land use concept plan component of the plan will guide future Master Plans for properties as property
owners pursue annexation and development. The Fox Ridge Road Area Plan includes a partial Neighborhood
Activity Center, with a focus area and support area. Comprehensive Plan policies in Section 187.95 of the
Comprehensive Plan apply to Neighborhood Activity Centers and will need to be addressed.

Water
There are three different water pressure zones with the Fox Ridge Road area, corresponding to different
elevation contour bands.

e Zone l. Zone 1is currently serviceable.

e Zone 2. In the near-term, new pump station facilities will be needed to serve properties in Zone 2
in the Fox Ridge Road area and adjacent properties to the south which are already in City limits,
which will need resolution of funding and allocation of those costs. In the longer-term, Zone 2 is
proposed to be served with a new reservoir to be located west of the study area.

e Zone 3. A portion of the Fox Ridge Road Area located west of the reservoir site is above Zone 2
and would require Zone 3 facilities to serve. This will need to be addressed with the Water
Distribution Plan update. Due to the limited acreage and lack of other UGB properties in Zone 3,
an interim solution may be necessary to service that property, subject to cost feasibility analysis.

Sanitary Sewer

e There are some downstream capacity considerations in the Michelbook basin to the east and the
Cozine basin to the south. The Wastewater Conveyance Plan update will need to consider capacity
improvements in these basins.

e |n conjunction with a requested annexation and development proposal, a property owner may
need to request a model run of the City’s sanitary sewer model and may need to upsize certain
downstream pipe segments prior to or concurrent with development.

e Sanitary sewer facilities are most efficiently provided with gravity flow rather than pump stations.
With the existing topography and top-of-ridge location of Fox Ridge Road, slopes in the areas, and
parcelization, there should be consideration of where sanitary sewer can be extended from higher
elevation areas to and through lower elevation areas to enable gravity sewer. This should generally
be provided in public street right-of way; however, where topography limits street connections,
consideration should also be given to provisions of facilities along public, open space, and/or trail
corridors to provide for gravity sanitary sewer alignment between and connecting to public street
rights-of-way.

Stormwater
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In conjunction with a requested annexation and development proposal, a property owner will be
subject to applicable state drainage law consistent with City policy. Due to soil conditions, new
developments may be required to provide detention to offset new impervious area so the
development doesn’t increase downstream runoff flows.

Forthcoming stormwater planning work may consider opportunities for fewer, larger detention
facilities.

Transportation

The size and location of the study area does not necessitate new collector or arterial streets
through the area. Other than future traffic associated with future use of the School District
property, traffic within the study area will be predominantly local residential traffic.

Within the study area, there are opportunities for good local street connectivity within the larger
properties. Areas that are already parcelized and developed may limit opportunities for internal
street connectivity. There may be limitations on connectivity between some of the higher elevation
areas and lower elevation areas due to topography. However, there may be opportunities for more
direct trail connectivity in those areas where street connections may be infeasible.

Due to the location at the edge of the UGB and the presence of the cemetery, there are limited
opportunities for street connectivity between the Fox Ridge Road Area and adjacent lands.
However, there are opportunities for local street connectivity to City streets to the south, near the
east side at Wintergreen Drive and near the west side at the future extension of the street in the
Hillcrest Planned Development.

The study area intersections are currently operating within the City’s performance standards for
peak hour traffic.

For future year 2041 conditions, the traffic analysis considered not only assumptions for “build-
out” of the Fox Ridge Road study area, but also assumed build-out of other lands added to the UGB
(including the southwest area) and other undeveloped sites in the vicinity including the Baker Creek
North Mixed Use site and the two sites on Hill Road owned by the School District assumed for
future school development.

The forthcoming Transportation System Plan (TSP) update will include analysis of the network
needs including all new UGB areas. Based on the Fox Ridge Road Area Plan traffic analysis, study
area intersections will meet the City’s performance standard in the future year or are already
identified for intersection improvements in the TSP. The one exception is Fox Ridge Road and Hill
Road. The TSP update will need to evaluate if and when intersection improvements will be needed
at this location. Options may range from separating left and right turn lanes off Fox Ridge Road
onto Hill Road or other intersection improvement alternatives.

The Fox Ridge Road Area Plan includes a preference for future improvements to Fox Ridge Road to
be designed to a street standard that would have a separated multi-use path for bicycles and
pedestrians, rather than a typical street section.

Natural Resources and Hazards

In order to preserve and protect natural and community resources within the study area, such as
the Rock Quarry Pond or significant tree groves, Natural Resource planning will need to be
performed that inventories these resources and creates policies for protection.

The City is currently engaged in Natural Hazards planning to identify potential areas that will
require mitigation and protection from natural hazards, such as landslide areas that have been
identified within the Fox Ridge Road study area. Adoption of the Natural Hazards Overlay Zone will
be necessary to determine future development within these hazard areas.
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Comprehensive Plan Amendments

The Fox Ridge Road Area Plan establishes land use, development, and transportation policies that will help
the community realize their vision for future growth and urbanization of the area. The Area Plan will be
adopted as a supplement to the McMinnville’'s Comprehensive Plan to guide future land use and
development decisions, along with transportation and utility improvements. These changes to the
Comprehensive Plan reflect the extensive community engagement process and land use decisions reached.

The proposed amendment to the Comprehensive Plan to include the Fox Ridge Road Area Plan will achieve
the following goals:

e Preserve the natural resources within the planning area by enforcing appropriate development
controls on lands with identified building constraints such as excessive slope or natural hazards.

e Preserve cultural and historical resources that provide positive impacts on the community and
protect local sites that are significant to the City.

e Provide additional commercial land within the City of McMinnville to foster economic growth and
ensure neighborhood-serving retail and services are accessible to the residents of Fox Ridge Road.

e Promote the development of quality, diverse, and affordable housing for all residents.

e Encourage the development of safe and efficient transportation including street improvements,
complete streets, and pedestrian routes that connect the planning area.

e Provide necessary public and private facilities and utilities that help advance urban development.

e Ensure neighborhood parks, greenways, natural resource parks, trails and special use parks are
connected and have minimal impact on environmentally sensitive lands.

e Encourage mixed-use developments within the Neighborhood Activity Center to create vibrant
neighborhoods consistent with the Great Neighborhood Principles.

Comprehensive Plan Map

As a supplement to the Comprehensive Plan, the Fox Ridge Road Area Plan will require a map amendment
that reflects the Area Plan Map (see Figure 9). Based on the vision of the community, the new Area Plan
designates land uses within the Fox Ridge Road study area, currently indicated as Urban Holding (UH) on
the City’s Comprehensive Plan map. In order for the Fox Ridge Road Area to development consistently with
the Area Plan Map, the City must update the Comprehensive Plan Land Use Map to reflect these newly
designated land uses within the study area. This will change the Fox Ridge Road study area from UH to
Residential, Commercial or Mixed Use Urban land uses.

Transportation System Plan

The Area Plan Map proposes potential street connections based on the City’s development standards and
the traffic analysis performed within the study area that anticipates future growth through 2041. In order
to support these future connections, the City of McMinnville will need to update their current 2010
Transportation System Plan (TSP) to capture these improvements. These changes include improvements at
key intersections to support future development within the Fox Ridge Road Area, and sidewalk or frontage
improvements that enhance the safety and accessibility of pedestrian travel. Standards from the current
TSP should be revised to ensure ease of multi-modal transportation. Pedestrian greenways should be
required to have wider lanes for added safety, with added standards for shared use trails.

Utilities
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Facilities for utilities that will encourage or support new development within the Fox Ridge Road Area will
need to be considered and integrated as part of their relevant City master plans. An infrastructure funding
plan should be considered to realize the vision of urbanization within the Study Area.

Policies

The policies developed within the Fox Ridge Road Area Plan act as a supplement to the existing
Comprehensive Plan policies and support the implementation of the Area Plan. These policies are intended
to aid in the implementation of the community vision and goals. Additional policies outline how the
Comprehensive Plan’s Great Neighborhood Principles are expected to be expressed in the future growth
and development of the Fox Ridge Road Area.

Zoning Ordinance Application

The future development of the Fox Ridge Road Area will require zone changes within the study area subject
to the designated land uses shown in the Area Plan Map. Land uses and development in the study area is
regulated by the City’s Zoning Ordinance which governs the permitted uses, density, dimensional
requirements, site design, and permitting requirements for individual zoning districts. As properties annex
into the City, they will be required to rezone into urban zones that fall under their designated
Comprehensive Plan land use and fulfill the goals and policies of the Fox Ridge Road Area Plan.

Master Planning Process
Properties greater than 10 acres in size must undergo a Master Planning process prior to annexation or
development within the City. The Master Plan must comply with the submittal requirements and review
criteria outlined within the City’s Zoning Ordinance. These developments must:
e Be consistent with the Framework Plan, Area Plan, and Comprehensive Plan in terms of land use,
density, transportation systems and networks, and open space;
e Be suitable for the area, considering existing and planned neighborhoods, retail and employment
areas, and natural resource and hazards;
e Beintegrated with existing developed or planned areas;
o Meet the City’s adopted Great Neighborhood Principles.

Development of Properties Less Than 10 Acres
Land less than 10 acres in size may be annexed into the city and rezoned without the adoption of a master
plan, however, are subject to the comprehensive plan map amendment and zone change review processes.
These developments must:
e Be consistent with the uses identified in the area plan;
e Meet the City’s adopted Great Neighborhood Principles;
e Include a local street plan that complies with the Area Plan, the McMinnville TSP, and other local
street block length and connectivity requirements;
e Be consistent with all other required policies and standards of the McMinnville Comprehensive
Plan and Zoning Ordinance.

Neighborhood Activity Center (NAC) Overlay District

The NAC Overlay may be applied to the partial Neighborhood Activity Center, which would require less than
the average acreages for each land use portion listed in the overlay zone because it is only a partial NAC.
The NAC Overlay permits mixed-use developments such as ground floor commercial with above ground
residential or office space. The Neighborhood Activity Center Planned Overlay enables lands designated as
activity centers to develop as integrated, high-quality, mixed-use, pedestrian-oriented neighborhoods.
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Utilizing this district overlay will help minimize traffic congestion, suburban sprawl, infrastructure costs, and
environment degradation. Specifically, the policies and procedures section of the chapter provides
guidelines for Mixed Land Use that promotes easy access among store and services for pedestrians.

Shown on the Area Plan Map, the NAC follows the location guidelines implemented by the overlay chapter.
This includes the following requirements (shown in Figure 9 as radiuses around the focus area):

e Maximum distance that nonresidential uses may radiate outwards from the center — 1/4 mile
e  Maximum distance from the edge of the focus area for HDR within the support area — 1/8 mile
e Maximum distance from the edge of the focus area for MDR within the support area — 1/4 mile

By providing mixed-use developments and meeting the location requirements for high-density and
medium-density housing, the NAC Overlay helps achieve accessible, attractive, and safe development.

Recommended Amendments
Design guidelines for the neighborhood commercial zone.

At the present time, McMinnville has adopted Residential Design Standards for new housing developments
within the City. However, design guidelines for commercial developments have yet to be adopted. After
adopting the Fox Ridge Road Area Plan, the City should work towards developing and implementing
commercial design standards for the Neighborhood Commercial Zone that help achieve the goals and
policies of the Area Plan and the Great Neighborhood Principles.
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MEMORANDUM

City of McMinnville — Fox Ridge Road Area Plan

Date: December 22, 2023

To: Tom Schauer, City of McMinnville

From: Thuy Cao, HHPR

Subject: City of McMinnville Fox Ridge Road Area Plan

Task 1.2: Document Review and Existing Conditions Report

INTRODUCTION AND PURPOSE OF THIS PLAN

This project will adopt an area plan for the Fox Ridge Road Area which is consistent with the Comprehensive
Plan and with the Framework Plan that was adopted in 2020. Appendix G of the MGMUP provides the
Framework Plan and describes the Area Planning process.

PURPOSE OF THIS DOCUMENT

Development of the Fox Ridge Road Area Plan includes consideration of technical issues and community
engagement and input. This document includes a review of data and existing plans, policies, standards,
and regulations that need to be considered in development of the Fox Ridge Road Area Plan. It alsoincludes
a summary of other planning documents that are in the process of being updated. The work with this area
plan will also help inform coordination with those planning efforts. This document review and existing
conditions report will identify issues and parameters that guide development of the plan and inform
community engagement. With the community engagement efforts, valuable information about existing
conditions and neighborhood assets also supplements this report.

This document also includes a discussion of the existing conditions and characteristics of the Fox Ridge
Road Area to be considered in development of the plan. Existing conditions are summarized graphically in
an Existing Conditions Map attached as Exhibit 1. The above information has been analyzed to identify
issues affecting development of the plan. That analysis is summarized in Section 5.0 of this document and
in the Opportunities and Constraints Analysis map attached as Exhibit 2.

There may also be aspects of this work that will help inform coordination with other plans which are in the
process of being updated, including public facility plans, the Parks, Recreation and Open Space Master Plan,
and the Transportation System Plan.

Page 294 of 556



1.0 BACKGROUND

The City of McMinnville adopted the McMinnville Growth Management and Urbanization plan
(MCMUP) in conjunction anamendment to its urban growth boundary (UGB). Between two phases,
the MGMUP amended McMinnville’s UGB by 924 gross buildable acres. The MGMUP was originally
adopted in 2003 and refined in 2005. The original UGB expansion included 1,052 acres. Of this,
259 acres was able to become part of the UGB, and the remainder was challenged on appeal. The
City addressed a remand order in 2013, removing some areas from the UGB that were previously
added to the UGB and approved by DLCD and LCDC in 2005. In 2020, the City added 665 gross
buildable acres to the UGB as Phase 2 of the amendment, which was approved, totaling 924 gross
buildable acres between Phase 1 and 2.

The original 2003 UGB amendment included all of the property currently in the Fox Ridge Road
area and additional contiguous property to the north. A portion of that was subsequently removed
in the 2005 refinement, which resulted in the same boundary of the Fox Ridge Road area as now
exists. Part of that was subsequently removed in 2013 as a result of the appeal and remand, being
added back again with the 2020 UGB amendment.

2003 Original (including NAC) 2005 Revised (including NAC)

2013-2020 2020-Present (including NAC)

Therefore, the boundary in this area is the same in 2020 as it was in 2005, which also included
planning for a portion of a Neighborhood Activity Center (NAC). Much of the public facility planning
was conducted after the 2005 plan was adopted and approved by DCLD and LCDC and before the
2013 amendments in response to the remand. As a result, much of the public facility planning
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which was conducted after the 2005 UGB amendment occurred before the 2013 amendment and
was therefore based on the same boundary for the Fox Ridge Road area boundary that currently
exists following adoption of the 2020 UGB amendment.

Most of the land added to the UGB has been placed into an Urban Holding (UH) comprehensive
plan designation. All land within a UH comprehensive plan designation must undergo an area
planning process prior to annexation into the city limits, rezoning, or development. The City of
McMinnville has committed to investing and processing one area plan each year. The first area plan
initiated by the City is the Fox Ridge Road Area Plan. The Fox Ridge Road Area is known as the area
around Fox Ridge Road, as well as the property of about 42 acres in City limits owned by the School
District for a future high school site (see Framework Plan). Collectively, the Fox Ridge Road study
area is comprised of approximately 230 acres. With the exception of the property owned by the
School District, which is in City limits, the other properties are within the UGB but outside City
limits. Those properties continue to be subject to County zoning and land use regulations until
property owners apply for annexation into City limits.

Fox Ridge Road Area Map

The Area Planning process and Area Plans guide future development as individual property owners
within the UGB seek annexation to the City.
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2.0

PROJECT GOALS

This project will adopt an area plan for the Fox Ridge Road Area which is consistent with the
Comprehensive Plan and with the Framework Plan that was adopted in 2020. Appendix G of the
MGMUP provides the Framework Plan and describes the Area Planning process. The Framework
Plan also provides information regarding the area plans for the different areas in the UGB. It
provides the following information for the Fox Ridge Road Area Plan:

The Fox Ridge Road Area Plan will primarily be housing. However the Fox Ridge Road Area
Plan will include a significant land use within the site that is owned by the McMinnville
School District and identified for the development of a future high school. The high school
site will be within the northern portion of the Fox Ridge Road Area Plan.

The Fox Ridge Road Area Plan should also provide an opportunity for a partial or half of a
Neighborhood Activity Center (NAC) along the area’s Hill Road frontage between the
Wallace Road roundabout and the intersection of Fox Ridge Road. This modified and
reduced NAC should be approximately 5 — 10 acres, with approximately 1 - 2 acres of
neighborhood serving commercial and office development, approximately 2 acres of high
density residential development (R-5), and approximately 2 — 5 acres of medium density
residential housing. The remainder of the residential land within Fox Ridge Road Area Plan
will likely be suitable for lower density residential housing, where the lands begin to exhibit
steeper slopes within the southern and western portions of the Fox Ridge Road area.

To further provide services to support this residential area and to accommodate the park
land need identified in the MGMUP, the Fox Ridge Road Area Plan should incorporate one
neighborhood park of approximately 3 - 5 acres in size. The neighborhood park should be
placed to ensure that every residence is within a % mile of a neighborhood park, and due
to slopes should likely be placed in the northern portion of the area. The Fox Ridge Road
Area also includes several natural and geographic features that provide an excellent
opportunity for a natural resource community park. Natural greenspaces or greenways
should be considered that could connect the Fox Ridge Road Area to the West Hills and
Redmond Hill Road area, potentially in the form or a ridgeline greenway/greenspace. A
greenway/greenspace could also serve to preserve the tree stands in the Fox Ridge Road
and West Hills areas that currently provide habitat for protected avian species.

Connectivity and coordination with the development of the high school site will be
important in the Fox Ridge Road Area Plan. Land uses should anticipate the development
of this major community feature, and land uses should transition appropriately to
surrounding areas. Any trail networks considered should incorporate connectivity to the
high school site. Bike and pedestrian connectivity should also be considered in the Area
Plan, with consideration of connecting to the existing trails and linear parks (BPA and
Westside trail systems) that are located just east within the existing UGB and may be able
to be linked via Wallace Road.

Fox Ridge Road Area Plan Page 6 of 34
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The following illustrative map from the Framework Plan provides a high-level concept of these
provisions:

The Framework Plan also outlines the potential assignment of land needs associated with the UGB
amendment to the different areas, as shown below:

The Parks, Recreation, and Open Space Master Plan is currently in process of being updated.
However, the adopted 1999 Plan defines park types, provided in Table 1, which provides
information regarding typical sizes of different types of parks. Neighborhood Parks are typically 5-
13 acres and Community Parks are typically larger than 12-13 acres.
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Table |

PARK SYSTEM DEFINITIONS

Types of Facility Definition Benefits Size Criteria Includes Does Not Include Site Selection Criteria L Maintenance Level and Standard
mww [Mini-parks, urban plazas, or playlots provide [Provides for the day-to-day 2500 square feet |Mink-parks or playlots may indude passive or low intensity  |Mini-parks would generally not inchude mmummw and the ske should have  [Maintenance standards will vary depending on design
for residents in recreacional needs of residents; to | acre |activities, such as children's play areas, pathways, muki- [high intensity sports facilities, physical are appropriste for its intended  [features. Urban plazas in high density areas should utitze
lareas not adequately served by |provides space for community purpose paved areas, public art, small scale sports facilities, |or off-street parking. mmawuuwm [INRPA Maintenance Mode | - [requent to very frequent
neighborhood parks. such as town centers orjevents: balances high density | seating, picnic areas, community gardens, multipurpose |The parks should be accessible by In low dwmity residential areas, mini-parks
|areas of high density P and | pes space, and landscaping. tradls, and bike lanes or low traffic streets.  [should wrilize NRPA Maintenance Mode il - moderate
B o
Nw oigh parks are the f of  |Provides access to basic recreation |5 to 13 acres gt P bach passv 2 donot Neighborhood parics should be located within a 1/2 mile WMMM—WAM
Park jthe parks and recreation systam, providing  [activities for nearby residents of all recreation opportunities, such as children's play areas, include facikties for farge groups, such as mdmmm-w“hq Mode il -
and soctal gh |informal sports areas, picnic facilives, public art. open turf  |sports tournaments, off street parking. or |p Y parks sites are. functional use of faciitiet and to support
jto nearby residents. When developed to  |identity, |areas, landscaping, commuruty gardens, and pathways. restrooms. Activites that |genarally level. and wtes with appsal are bl sal
|mact neighborhocd recreation needs, school | Security lighting may be provided if needed. result in overuse. noise, parking problems [most desirsble. Locating neighborhood parks next to other
jsites may serve a3 neighborhood parks. and congestion should not be provided. | park system components, such as greenways, increases use
Lt o focased
|ladacent to schools and fire stations whenever possible.
C ity Park parks provide a variety of active |Provides a variety of accessible fa‘u:hmll In addition to those amenities provided at neighborhood [Facitties that co ot meet recrestion The site should have physical for |Cs parks should utikze NRPA Maintenance Mode
v and passive opp! forall P for all age [to |3 acres | parks, community parks may include sports facilites for nmods. memmm--ﬂ-ﬂ i - high level maintenance - in developed portions to
|age groups. These parks are generally larger |groups, provides environmencal [team phay, group picnic armas, skateboard and rollerblade |positive drainage. varying topography, and a variety of in the app of facilities, and|
lin size and serve a wider base of residents  |education opportunities; serves faclicies, natural areas, botanical gardens, amphitheaters, A naturaily aarsctn ch: is highly uwp@k*r In natural areas, NRPA
fthan b parks. C: 2 neads of familes and fastival space, swimming pools, interpretive facilites and “ Land within the flood pha sid genorally be low
mmmnmv opportunities for |community centers. Higher quality children's play areas lconsidered only If facilities are to be located above the 100-  |should be utilized.
|organized group activity 85 well as facilities | community social activities. may be provided to create a family play destination. [year fiood clevation.
for indivichual and family scrividies.

Linear Park [Linear parks may be d along buil or |Of adequate size [Linear parks can inchude paved or soft-surfaced trails 1o lmmw&w |Although natural corridors, such as creoks and rivers are Linmar parks should utkze NRPA Maintenance Mode i -
[natural cormiders to provide opp for|pr i bmmﬂwwmmmm |groups, pi oppe i create buik corridors should be  {high level maintenance - in developed portions to maincain
|trail-ortanted acchvities and nacure-orianted  [opporTunities; |resources and riding, canoeing g Q-Mnmmw srrongly aged. Busk during [the funcional use of facilities, and to
loutdoor recraation. Linear parks may a0 [opportunities for trail-orlented |Active and p fachiities may include smal- | development or redevelopment. such as corridors created in [support public safety. In ratural areas, NRPA Mantenance

and passive lactivities and provides access to  [intended uses.  |scale sports facilites, such as basketball hoops, children’s Mode IV - - should be
[facilities to meet neighborhood needs, basic recreation opportunities for play equipment, off-leash dog areas, seating, public art, raiiroad beds, roadway right-cf-ways, boulevards, udiiity right wwwﬂhmmdmmw
in areas not served Inearby residents of all ages plcnic tables, lighting, communicy gardens, and landscaping, [of- ways and drainage-ways. The munimum cornidor width  [maintain functional use of facifities, to provide fire and
|traditional neighborhood parks. Linesr parks [encourage an active. healthy |should accommoxdate a muit-use trail phus buffer planting | hazard mitigadon, and to support publc safety.
[connect residences to major (lifescyle, reduces (approx. 24 fest).
|destinacions. depondency

WU.M A special use park s a facility for a d| the I nesds of the [Siza shoukd be|F G MWMHW‘F&U—M&MMM The physical site should be appropriate for the intended use. [Mainterance will vary according to facility type. In general,
jor single y. Including preserves historic, sultable for its  [resources. arts faciities, public gardens, nature centers and  [needs. [The site should be accessible by artarial and collector streecs, [high use may require NRPA Maintenance Mode | or Il -
Mwmﬂw&nﬂm Inatural, and cultural resources; use. [amphitheaters. Recreation Faciities: many of these faciities fand by public transportation and the Cltywide wal system. Alhigh malntain use of
lfaciliias. [provides life-long educational imay be located in park facilities, espectally in community lcentral location is preferred. Dependng on the facifity type  [faciities and support pubtc safety.

lopportunities and provides iparks. some single purpose faclies may be freestanding. land adiacent uses, locating special use facilities in parks or
lopportunities for community wide fsuch a5 community centers, senior conters, theaters, golf jadjscent to ocher public faciities may be preferable for
social events. lcourses, sports facilities. and squatic parks. In addition, fincreased safety and security.

jcompatible support facilities, such as seating, interpretive

sigrage. public art and picnic tables should be provided to

[increase function, use and anractiveness.

w, |A greenspace or graenway is an area of F'mwmimﬁamuh Developed features that support outdoor recreation and  [Facilides that do not directly support qualty of the resource is the most imporant INRPA Maintenance Mode IV - moderately low

G [natural quality that protects valuable natural {protects wildiife; contributes to the [adequate to rall-oriented recreation may be provided, such as tralls, outdoor recreation and trail-oriented [daterminant for site selection. In addidon, sites that provide mamtenance - should be utilized to support the natural
resources and provides wildife habitat. ic heakh of the protect the picric areas, banches, Interprative signs, and native should not be included, such as jmedium to high potential for environmental education, [character of the area, to maintain functional use of
also provides opportunities for nature- lcommunity and provides resource. landscaping. Trail-bead amenities, such as small scale jarnamental plants, bvwns, and active Jaesthatics or buffering qualiies, and cutdoor or trail-oriented |facifities, to provide fire and hazard mitigation, and to
|refatod outdoor recreation, such as viewing  lopportunities for eutdoor parking, portable restrooms, bike racks and wash recreation faciktes. jrecreation are preferred. The minimum corridor width is  |support public safecy.
and studying d p in trafl enclosures, may be included. {approximately 100 feet.
|acovities. and tradi-oriented

Trails and Am“mhmﬂdwmhw‘- [Wadth of the trail A vartety of pathways types are needed to accommodate  |Active recreation facilities and faciities  |McMinnville's trail system should be with the dsurfaced tralts shouid wtilize NRPA 1

C T activities, includes d reduces suto-  fand right-of-way |activities. such as walking, running, biking, dogwalking, that do not directly support outdoor [City's Transportation Master Flan to oeate a and [Moda Il - lavel -

bikeways, mult-use tralls and and connects. deperds on its ng. and riding. Trails i d trail ed bicycle systern that connects afl components of the park portions to maintain the appearance and funcrional use of
pachs. community facilities and incended use and muwmm within linear parks and should not be Inchuded, such as systemn and major community destinavons. The trad symtem  [facilities, and to support public safaty. For soit surfaced
inmghborhoods. location. gresnways, or be designed as a part of tha Citywide |ornamental plants, lawns, and active should provide access for peopile with disabiities and ltralls, NRPA Maintenance Mode IV - moderately low
transportation system. Waterways can provide vuil-dke  |recreation facilities. laccommeodate diverse recreational neads. Trail development [maintenance - should be utilized to support the natural
faciities for boating and canoeing. Each typa of trali should is guided by site opportunities and constraints, such as character of the area, to maintain functional use of
be designed to safely accommodate users, and meet |pedastrian access, slope, natural resources, views and Iacilities, to provide fire and hazard mitigation, and to
leecopnized desizn sandards, oublic safery,

Referance: Fark Manterance Standardy, Natonal Recreason and Park Assocation (NRPA), 1936,
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3.0

EXISTING CONDITIONS

3.1

3.2

PROPERTY AND DEVELOPMENT PATTERNS

Among other data collected for UGB areas as part of the MGMUP, data was collected and
analyzed for the buildable land analysis. Properties were classified as part of the analysis.
With a few exceptions, most of the properties with rural-residential zoning have been
divided and developed consistent with the rural residential lot sizes authorized by county
zoning. Other than the School District property, the properties with AF-10 and EF-80
zoning are generally the largest properties in the area which are predominantly vacant, at
approximately 33 acres and 24 acres respectively.

LAND USE AND ZONING

The Fox Ridge Road Area is within McMinnville’s Urban Growth Boundary (UGB). Most of
the areais unincorporated, outside City limits. However, the property owned by the School
District, approximately 42 acres, was previously annexed to the City, and is the only
property within the Fox Ridge Road area already in City limits.

Comprehensive Plan Map. The properties in the area have a Comprehensive Plan Map
designation of Urban Holding (UH), which means the Area Planning/Master Planning
process applies prior to annexation, to address the different land uses planned for the area.
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Zoning Map. The School District property was annexed and was rezoned to R-4 PD in 2005,
applying a Planned Development Overlay to the property (Ordinance 4829). That
ordinance specifies the use of the property is limited to a public high school and ancillary
use, subject to an approved conditional use permit.

The other properties in the Fox Ridge Road area are unincorporated. Therefore, they are
currently subject to the County zoning and county land use regulations which continue to
apply to those properties unless/until they are annexed and rezoned to City zoning.
Therefore, any land use and building permit applications for those properties are
processed by the County prior to annexation.

The predominant county zoning of the area is rural residential (VLDR-2.5) in the central
area, with agricultural zoning (AF-10 and EF-80) of properties near the west end of the Fox
Ridge Road area and south of the School District property. Public and institutional use
zones apply to the McMinnville Water and Light property and the cemetery.

Existing Land Uses. The properties with VLDR-2.5 zoning are predominantly developed with
single-detached homes, with approximately 19 developed homesites, with most situated
to take advantage of the views of McMinnville, the Willamette Valley, and the surrounding
hills and mountains. Most of these residential sites have existing barns, storage buildings,
workshops, or other assorted outbuildings.

Other existing uses in the area include the Masonic Cemetery, McMinnville Water and
Light facilities, the Christmas tree farm, and the quarry.

The MGMUP and Framework Plan, adopted as part of the Comprehensive Plan in 2020,
outline the planned land uses for the Fox Ridge Road area, summarized above in this
document.
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34 NATURAL FEATURES
Data regarding natural features was inventoried as part of the MGMUP planning work. The
City has also initiated work on a “Goal 5” (Natural Resources) per state law.

3.4.1 HABITAT AND NATURAL FEATURES

The Fox Ridge Road Area includes several existing natural and geographic features.
Existing tree groves are shown on the Opportunities and Constraints Diagram. The
area also includes winter, summer, and year-round habitat for three avian species
identified by ODFW as Specifies of Concern: Western Bluebird, White-Breasted
Nuthatch (Slender-Billed), and Oliver-Sided Flycatcher. The quarry pond is also
used by wildlife. There are opportunities to coordinate natural greenspaces or
greenways to connect the Fox Ridge Road Area to the West Hills and Redmond Hill
Road areas. Greenway/greenspace features could also be located to minimize
impacts to the significant tree stands in the Fox Ridge Road and West Hills areas
that currently provide habitat.

3.4.2 HAZARDS

As part of the analysis of study areas conducted for the UGB study areas, the City
inventoried hazards. The predominant hazards in the Fox Ridge Road area are
geologic and wildfire hazards. There is no mapped floodplain within the Fox Ridge
Road area. Following the 2020 UGB amendment, the City initiated planning for
“Goal 5” (Natural Resources) and “Goal 7” (Natural Hazards). The Natural Hazards
Planning work is in the public hearing process. The plan includes proposed
implementation measures that establish two overlay zones based on a composite
hazard rating: a mitigation zone (NH-M) and a protection zone (NH-P). See map
below. Areas within the NH-P overlay would be subject to limitations on further
land division and development. The implementation measures also include a
proposal for transfer of density to allow density/development rights to be
transferred to portions of the property or to other properties outside of the NH-P
overlay area.
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The overlays won’t apply to properties unless/until they annex into City limits.
Properties remain subject to county land use regulations unless/until annexed.

3.43 TOPOGRAPHY
The City made findings describing the topography of areas, including, the Fox Ridge
Road study area, as part of the MGMUP work, including analysis of slopes.
Mapping of moderate (15-25%) and steep (>25%) slopes was conducted. The
steep slopes are shown as part of the information on the attached Opportunities
and Constraints diagram.

3.4.4 LANDSCAPE AND VIEWS

The Fox Ridge Road area is characterized by its moderate to steeply sloping terrain,
dense stands of mature tree groves and the expansive views of the surrounding
lands. The north and northeast portions of this study area are larger parcels that
have historically been agriculture. The area slopes upwards from NW Hill Road to
the west, affording some of the best views of McMinnville within the area. In
addition to encouraging the preservation of the existing landscape to the extent
possible, the Fox Ridge Road Area Plan intends to incorporate one neighborhood
park of approximately 3 —5 acres in size, as well as greenways or trails throughout
the area for both passive and active recreational opportunities within the area.

35 INFRASTRUCTURE AND SERVICES

3.5.1 TRANSPORTATION
Fox Ridge Road itself is a paved, County rural road with no sidewalks, curb or
gutter. The road extends westward from Hill Road providing the only means of
public vehicular access into the study area. Fox Ridge road generally travels along
the ridgeline that cuts east-west through the study area’s midsection. Additional
access to individual parcels within the study area is provided by long and narrow
private driveways and Dawson Lane. The right-of-way dimension for Fox Ridge
Road measures 40-feet in width, and includes a constructed paved surface that
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averages 25-feet in width with narrow gravel shoulders on either side. The road
will require improvements as the area urbanizes to meet City design standards.
The City’s complete street standards provide for curb, gutter sidewalk, and planter
strips on both sides of the street. The standard for a local street specifies 28 feet
paved width within a 50-foot right-of-way. The plan may consider an alternative
section that provides for a separated multi-use path.

Hill Road was recently constructed with curb, gutter, sidewalk, bike lanes and
landscaping. The intersection with Wallace Road was constructed with a
roundabout, designed to accommodate a fourth leg to the west. The intersection
at Hill Road and Fox Ridge Road is currently a through movement on Hill Road with
stop-sign control on Fox Ridge Road. Information regarding the Transportation
System Plan is provided below in the “Planning and Regulatory Framework”
section. Please see information in that section below.

The County adopted an updated transit plan in 2018, and the City subsequently
adopted this as part of the transportation plan. Transit service is not currently
present along Hill Road, but the transit plan identifies future transit service areas.
The City should continue to coordinate with Yambhill County regarding coordination
of transit to serve Hill Road. The plan identifies potential future service along Hill
Road which could ultimately benefit the Fox Ridge Road study area. See the figure
below (Figure 2-11 from the YCTA plan identifying areas that would potentially
benefit from future transit service). The Fox Ridge Road study area is located
between areas 1b and 1c. Higher densities and other plan elements within the area
would potentially increase the demand for these services sooner than later.

The City will also be coordinating with Yambhill County Transit as part of the Fox
Ridge Road Area Plan in order to better understand the potential for future public
transit services to connect Baker Creek Road, Hill Road, and 2" Street. Yambhill
County Transit updated their transit plan in 2018, with future short- to long-term
service expansions discussed within the region. The transit plan indicates that,
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“McMinnville’s R-3 residential zoning district allows nearly 12 units per acre and
the R-4 residential district allows for higher-density developments (over 20 units
per acre), which could support transit service that is more frequent than today;
however, current residential density in the city is relatively low, even in areas
currently zoned for medium- or higher-density housing.”

Connectivity and coordination with the development of the high school site will be
important in the Fox Ridge Road Area Plan. Any trail networks considered will
incorporate connectivity to the future school site. Bike and pedestrian connectivity
will be considered in the Area Plan, with consideration of connecting to the existing
trails and linear parks (BPA and Westside trail systems) that are located just east
within the existing Urban Growth Boundary (UGB). The trail system may potentially
be linked via Wallace Road.

3.5.2 UTILITIES (WATER, SEWER, STORMWATER, AND OTHER)

Because the property is still unincorporated and developed under county land use
regulations, urban services haven’t generally been extended outside of City limits.
Properties within the area are generally served by wells and private on-site septic
systems, and Fox Ridge Road is constructed as a rural road. Because of the MWL
facilities located in this area, there is municipal water infrastructure within this
area which is extended to serve McMinnville with legacy connections to some
nearby properties. Where the Fox Ridge Road area is adjacent to city limits, there
are locations where urban services are present along the street frontage of the
area and/or are already stubbed or planned to be stubbed to the area in public
right-of-way from adjacent developments.

When properties annex to the City, they are rezoned to city zoning and develop to
city standards with developer-installed provision of urban services including
municipal sewer and water, and streets improved to city standards for new
development. The key public facility plans are currently in the process of being
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updated, including water; wastewater; stormwater; transportation; and parks,
recreation, and open space.

Water

McMinnville Water and Light (MWL) is in the process of updating the Water
Distribution Plan. Provision of municipal water service requires a system that
meets domestic needs, provision of water for fire-fighting, and adequate flows and
minimum and maximum water pressures. This requires a system designed with
different water pressure zones based on the elevation range of the area being
served. Nearly all of McMinnville is in Water Pressure Zone 1, and the system is
designed to serve this zone. Serving higher elevation zones requires separate
storage, gravity, and/or pumping facilities for the higher elevation zones.
Properties in the Fox Ridge Road Area include elevations corresponding to
pressures Zones 1, 2, and 3. The corresponding elevations are:

e Zonel: 0’-250’
e Zone 2: 250’-400’
e Zone 3: 400'-538’

These are shown on the map below.

Approximate Water Pressure Zone Boundaries

The Zone 1 properties can be served without the need for a higher level reservoir
or a pump station which will be needed to serve Zones 2 and 3. To date, properties
in Zone 2 and 3 have generally not yet been served with water, with limited
exceptions. (A few homes at the threshold between Zones 1 and 2 were previously
developed using private booster pumps, but that is not an option for serving an
entire service area within a pressure zone). MWL owns a site intended for a future
reservoir to serve Zone 2 west of this area. In the interim, there can be
consideration of how to best phase service to serve smaller/phased developments
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and address the funding of the necessary pump station or reservoir improvements
if there isn’t initially a critical mass or economy of scale sufficient to distribute fixed
costs among new homes to be served in the early development phases or when
properties aren’t contiguous.

Sanitary Sewer

The Sanitary Sewer Conveyance System Mater Plan was adopted in 2008. The City
of McMinnville is currently in the process of updating the plan. The 2008 master
plan addressed future growth within the UGB including the Fox Ridge Road area.
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Gravity flow is more cost-effective than pumping. Due to the site’s topography,
sanitary sewer effluent would gravity flow in two general directions: to the east
into the Michelbook basin; and, to the south into the Cozine basin. There are
opportunities to connect to the existing system where conveyance pipes are
present to the east at Hill Road and to the south at the northerly terminus of the
sewer main in Wintergreen Drive at Cemetery Road. Public sewer mains are
typically installed in public right-of-way, and some of the upper elevation areas
generally slope to the northeast and could gravity flow in that direction if there are
adequate opportunities for public right-of-way connections or possible use of
easements over public lands. Provision of a sewer line in the future street
extension which is part of the Hillcrest Planned Development master plan will also
provide an additional opportunity for connection to the sewer system to the south
near the southwest corner of the Fox Ridge Road area.

The City conducted additional flow monitoring in 2019 and identified potential
downstream capacity limitations that will be addressed in the stormwater master
plan update and could require upsizing of some sections downstream pipe prior
to or concurrent with development in the Fox Ridge Road area above a certain
threshold.

Stormwater

The City is in the process of updating the 2009 stormwater master plan.
Stormwater runoff in the study area is predominantly to natural drainageways and
in part to the quarry pond. Stormwater treatment facilities are present along Hill
Road and stormwater conveyance pipe is present in the adjacent neighborhoods
within city limits abutting the Fox Ridge Road area to the south and east of the
Fox Ridge Road area that may be connected to any new storm pipes extended as
part of the area plan. There is some surface water runoff to the existing quarry
pond. The water rights for the quarry are separately owned from the land. The
water collected in the quarry pond currently provides irrigation water to the golf
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course property and the West Wind development to the north. As part of new
development, stormwater management plans are required.

Electric

There are existing feeders on North Hill Road that would have to be upgraded to
accommodate the additional projected load.

3.5.3 COMMUNITY FACILITIES AND PROXIMITY
Resource Facility Address Location
Newby Elementary 1125 NW 2" St 1 mile — East
School
Duniway Middle School 575 NW Michelbook Ln 1 mile — East
School i
chools Memorial Elementary 501 NW 14t St 15 miles — East
School
MeMinnvile High 615 NE 15 St 2 miles — East
School
Higher Linfield University 900 SE Baker St 2 miles — SE
Education | Chemeketa Community 288 NE Norton Ln 3.5 miles — SE
College
Jay Pearson )
2120 NW Yohn Ranch D . les — NE
Neighborhood Park 0 onn Ranch Br 0.6 miles
. ) Runs north/south
Parks g\elzzt;l::nt:;jvgd NW Baker Creek Rd to 0.5 miles — East
Y SW 27 st
Runs east/west
McMinnville Linear Park S. Agee St to 0.6 miles = SE
SW Westvale St
Oregon Whole Health 349 SE Baker St 1.6 miles — SE
. Physicians Medical 2435 NE Cumulus Ave 3.3 miles — SE
Hospitals Center
Willamette Valley 2700 SE Stratus Ave 3.3 miles — SE
Medical Center
. MeMinnvile Police 121 SE Adams St 1.6 miles - SE
Police Department
Stations Yambhill County th .
Sheriff's Office 535 NE 5" St #143 1.8 miles — SE
Fire Station McMinnville Fire 175 E 15 St 1.6 miles — SE
Department
Playground Scotty’s Playhouse 700 NW Hill Rd 0.1 mile — East
Indoor Playground
The Manor at Hilside 900 NW Hill Rd 0.1 mile — East
Retirement Community
The Village at Hillside I )
. —SE
Assisted Living Facility 440 Hillside Pkwy 0.3 mile—S
Senior Tr.adltlons at H||I5|d§ 300 Hillside Pkwy 0.3 mile — SE
Care Retirement Community
Vineyard Heights 345 SW Hill Rd 0.5 mile — South
Assisted Living Facility
McMinnville Memory 320 SW Hill Rd S 0.5 mile — South
Care
Cemetery Masonic Cemetery NW Cemetery Rd 0 miles
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4.0

REGULATORY CONTEXT AND PLANNING FRAMEWORK

The Fox Ridge Road Area Plan will be adopted as a supplement to the McMinnville Comprehensive
Plan and adopted by the City Council as a guiding land use document. The Area plan must embody
the development principles of the McMinnville Comprehensive Plan, including the MGMUP, the
Framework Plan, and other applicable City land use policies. The MGMUP provides guidance for
the planning and development of fully integrated, mixed-use, pedestrian-oriented neighborhoods.
The Area Plans are expected to be developed consistent with:

1) The guidelines of the Traditional Neighborhood model, as described in the McMinnville Growth
Management and Urbanization Plan.

2) Neighborhood Activity Centers (NACs) to meet neighborhood commercial land needs as
identified in the MGMUP Framework Plan, and support surrounding residential development.

3) The City’s adopted Great Neighborhood Principles, as described in Comprehensive Plan Policies
187.10 through 187.50.

41 MCMINNVILLE GROWTH MANAGEMENT AND URBANIZATION PLAN
Traditional Neighborhood Model Guidelines

As highlighted in the MGMUP, McMinnville’s plan for urbanization is modeled around the
planning and development of a “traditional neighborhood,” designed to be fully
integrated, mixed-use, and pedestrian oriented. This type of development includes
narrower streets that emphasize pedestrian orientation and scale, highly connected street
patterns with small blocks or grids, streets lined with trees and sidewalks on both sides,
and diverse housing types and lot sizes that are intermixed throughout the neighborhood.
Uses and housing types are mixed and in close proximity to one another, with public spaces
such as neighborhood parks or plazas serving as focal points for community interaction. As
an essential feature, the McMinnville model for a traditional neighborhood calls for a
neighborhood activity center at the heart of the neighborhood to provide opportunities
for social interactions, structure to surrounding land uses, and neighborhood identity. The
concept of a traditional neighborhood aims to minimize traffic congestion, suburban
sprawl, infrastructure costs, and environmental degradation.

To be consistent with the MGMUP, the Fox Ridge Road Area Plan will follow the guidelines
set forth for the development of a traditional neighborhood model. As the Area Plan is
conceptually planned and refined, key considerations for the subarea include mixed-use
planning that integrates diverse commercial and residential developments, pedestrian
oriented and connected streets, and public green spaces as social gathering opportunities.
A partial neighborhood activity center is expected be a focal point of the subarea.

4.2 MCMINNVILLE FRAMEWORK PLAN
The Framework Plan is Appendix G of the MGMUP, adopted in 2020 as part of the
Comprehensive Plan.

Neighborhood Activity Centers (NACs)

The MGMUP emphasizes Neighborhood Activity Centers as the most critical element of
the City’s growth management and land use plan. Accordingly, the Framework Plan
identifies general locations for NACs. Surrounding the neighborhood activity center are
residential uses with the highest-density housing developments that progressively
decrease in density outward from the activity center.
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According to the MGMUP:

The location of a neighborhood activity centers should be selected based on their
proximity to vacant buildable land.

Have the ability to accommodate higher intensity development.

Provide local context with the ability to foster the development of a traditional
neighborhood.

Located at major street intersections with their service areas extending to a group
of neighborhoods ranging from a one (1) to three (3) mile radius.

The focus area of a neighborhood activity center should contain facilities necessary
for day-to-day activity (such as personal services, grocery and convenience
shopping, schools, places of worship, limited office space, public plazas or parks)
and ideally located within close proximity to one another in the focus area so that
all essential services for the subarea are easily accessible in a single stop.

The support areas that surround the activity center’s focus area should contain the
neighborhood’s high- to medium-density housing options and enables the highest
concentration of population to easily access the focus area within walking distance
(reducing the number of automotive trips for daily needs or services and allows
for a single transit stop to serve the shops, services, and adjacent higher-density
housing in the subarea).

Shown in the MGMUP Framework Plan, the Fox Ridge Road Area Plan is planned to provide
an opportunity for a partial Neighborhood Activity Center. The development of the
neighborhood activity center allows for a traditional neighborhood that will be livable,
healthy, social, inclusive, safe and vibrant, meeting all the Great Neighborhood Principles
within the Comprehensive Plan.

Fox Ridge Road Area as shown in MGMUP Framework Plan:

As described in the Framework Plan, the partial Neighborhood Activity Center will be
approximately 5 — 10 acres, with approximately 1 — 2 acres of commercial and office
development to serve the neighborhood, approximately 2 acres of high-density residential
development (R-5), and approximately 2 — 5 acres of medium density residential housing.
This mixed-use center is proposed to be located along the area’s Hill Road frontage
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between the Wallace Road roundabout and the intersection of Fox Ridge Road. The
remainder of residential land within the Fox Ridge Road study area is most suitable for
lower density residential housing due to the presence of steep slopes and natural hazards
(i.e., areas subject to landslides). The location, uses, and accessibility of the Neighborhood
Activity Center ensure the study area’s consistency with the City’s adopted Great
Neighborhood Principles described in the MGMUP.

4.3 COMPREHENSIVE PLAN — VOLUME II: GOALS AND POLICIES

Volume Il of the Comprehensive Plan provides goals and policies in nine chapters by topic.
Among the most critical provisions for area planning are the Great Neighborhood
Principles.

Great Neighborhood Principles

Adopted in 2019, the Great Neighborhood Principles are incorporated as policies in the
Urbanization Goal of Volume Il of the Comprehensive Plan as Policy 187.10, described as a
means to guide the land use patterns, design, and development of the places that
McMinnville citizens live, work, and play. These principles ensure the livability,
accessibility, safety and beauty of all new development or redevelopment. The following
are the 13 principles described in the policy:

Natural Feature Preservation
Scenic Views
Parks and Open Spaces
Pedestrian Friendly
Bike Friendly
Connected Streets
Accessibility
Human Scale Design
Mix of Activities
. Urban-Rural Interface
. Housing for Diverse Incomes and Generations
. Housing Variety
. Unique and Integrated Design Elements
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In order for the Fox Ridge Road Area Plan to be consistent with these principles,
Comprehensive Plan Policy 187.50 provides policies on how to achieve each of the listed
principles as it refers to design, location and orientation of these necessary neighborhood
resources. By following the model of a traditional neighborhood and planning around the
centralization of a partial neighborhood activity center, the overall development of the
area plan is intended to achieve each individual principle.

4.4  TRANSPORTATION SYSTEM PLAN AND TRANSPORTATION ISSUES
The City’s Transportation System Plan (TSP) was adopted in 2010. The plan was adopted
prior to the 2013 UGB remand, and therefore the TSP was based on the same boundary
for Fox Ridge Road that exists following the 2020 UGB amendment, and the MGMUP in
place at that time also planned for a Neighborhood Activity Center in this area. See Exhibit
3-1 from the TSP below. At that time, the Comprehensive Plan designation was Residential
(R). It is now Urban Holding (UH).

Fox Ridge Road Area Plan Page 21 of 34
Document Review and Existing Conditions

Page 312 of 556



The Comprehensive Plan and the Transportation System Plan are plans for the UGB overall,
not just the portion within City limits, so the 2010 TSP included planning for the Fox Ridge
Road Area.

Exhibit 2-3 of the TSP, below, shows existing and planned functional classification of
streets. Hill Road is classified as a Minor Arterial. The other streets in the study area are
classified as local streets. These classifications are used to determine issues such as
complete street design standards, access management, etc.

Complete Streets
Development per city standards includes street designs for complete streets for all modes.

Access Management

Because Hill Road is classified as a Minor Arterial, access management policies will likely
limit direct access to Hill Road to the existing public streets at the west leg of the Wallace
Street roundabout and the Fox Ridge Road intersection.
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Connectivity

Transportation policies outline the need for a well-connected street network to serve all
modes of transportation and to provide multiple routes for public safety ingress and
egress. In part, this is achieved by street connectivity standards for land divisions that
specify maximum block length and perimeter standards, limitations on the use of cul-de-
sac and permanent dead-end streets, etc. In addition, the TSP includes a map which
identifies where certain local street connections are critical. See Exhibit 2-1 below. This
shows the approximate location of connection that are needed for local streets, without
showing specific local street alignments. Connectivity for existing and future streets of
higher classifications are shown on Exhibit 2-3, which also indicates general alignments
needed.

Due to topography, existing parcelization, and location of existing land uses such as the
cemetery and McMinnville Water and Light property, there may be some limitations to
achieving street connectivity in some locations. Exhibit 2-1 identifies needs for at least
local street connections from the westerly extension of Wallace Road to the south and
allowing for an extension of Wintergreen Drive from Cemetery Drive north to Fox Ridge
Road. Additional street connectivity to the south is limited by the location of the cemetery
and the westerly extent of the UGB. There may also be limitations for street connectivity
due to topography between the lower elevation northerly properties and the higher
elevation southerly properties further to the west. If topography limits the extent of street
connectivity in that vicinity, there is also the potential to instead provide non-vehicular
connectivity for pedestrian and/or bicycle connections in those locations, as addressed in
Chapter 17.53 of the Zoning Ordinance.
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It is also noted that the Hillcrest Planned Development is located in City limits to the
southwest of the Fox Ridge Road Area. The Planned Development has an approved master
plan which includes a street connection to the Fox Ridge Road area west of the cemetery,
just inside the UGB. See below.
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Traffic

In the TSP, the City has established performance standards for transportation facilities. In
advance of construction of the Hill Road improvements, traffic analysis was conducted in
2016, including evaluation of different intersection designs and traffic control options. The
analysis evaluated the capacity of the roundabouts at Wallace Road and Baker Creek Road
including traffic from projected growth. Table 6, excerpted below, summarizes the results.
With existing traffic and projected growth, the roundabouts were projected to operate at
Level of Service(LOS) A during both the am and pm peak hours.

Fox Ridge Road Area Plan Page 25 of 34
Document Review and Existing Conditions

Page 316 of 556



Additional traffic analysis is also being conducted as part of the scope of work for the Fox
Ridge Road Area Plan.

Public Safety

The City has adopted street standards designed to ensure adequate access for public safety
vehicles including fire trucks. Street standards specify maximum grades. In addition, fire
sprinklers are required for residential and commercial structures accessed from roads with
grade exceeding 12 percent slope.

4.5 TRANSIT PLAN
Yamhill County adopted a new transit plan in 2018: the Yambhill County Transit Area Transit
Development Plan. In 2021, the City of McMinnville adopted this plan as a supplemental
document to the McMinnville Transportation System Plan (TSP) and amended Chapter 7
of the TSP accordingly.
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4.6 MCMINNVILLE MUNICIPAL CODE

Key provisions of the McMinnville Municipal Code include Title 16 which outlines the
process for annexation, and Title 17, which is the Zoning Ordinance. Chapter 17.10 outlines
the master planning process that applies as specified in Title 16. The Zoning Ordinance also
provides the procedures, land use regulations, and standards that apply to rezoning
property from rural zoning to urban zoning and development of property that apply when
property is within City limits.

Title 16: Annexations

The purpose of the annexation of land is to bring a property into city limits where
the city is able to ensure consistency with the McMinnville comprehensive plan
while providing a complete range of public services and public facilities to the
annexed territory. Currently, the Fox Ridge Road area is undergoing the area
planning process required by MMC Chapter 17.10 in order to identify new
comprehensive plan designations that will ultimately be applied to subject
properties at the time of annexation. These new comprehensive plan designations
will identify the future city zoning classifications of properties that will apply in
conjunction with annexation to the city. Prior to development of properties within
the Fox Ridge Road area, annexation must be completed.

Chapter 17.10: Area and Master Planning Process

Urban Holding Overlay District

As part of the City’s UGB expansion areas, the Fox Ridge Road subarea has been
assigned the urban holding (UH) comprehensive plan map designation. The Fox
Ridge Road subarea must undergo area planning to identify appropriate land uses,
their locations, and their relationship to public facilities, natural resources, and
other existing urban uses nearby to remove the urban holding designation. Land
uses should be consistent with the framework plan. The final Fox Ridge Road Area
Plan will be consistent with the Traditional Neighborhood Model, include a
Neighborhood Activity Center, and comply with the Great Neighborhood
Principles to ensure equitable access to a livable, egalitarian, healthy, social,
inclusive, safe and vibrant neighborhood for all of McMinnville’s current and
future citizens. The final area plan will be adopted by the city council and utilized
as a guiding land use document for development within the area. Once adopted,
properties within the urban holding zone may annex and assume developable city
zones as specified in Title 16 and Chapter 17.10. This initial area planning process
has been initiated by the City with the guidance of the Project Advisory Committee
appointed by City Council.

Master Planning Process

Within the Fox Ridge Road area, properties with 10 acres or more are required to
undergo a master planning process prior to or concurrent with annexation. Several
of the properties within the subject area would be subject to the master planning
process due to this requirement. Properties over 10 acres looking to develop must
demonstrate that they are able to extend services to make urbanization of the
area orderly and efficient.
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Chapter 17.11: Residential Design Standards

The City of McMinnville has recently amended Title 17 of the McMinnville City
Code, adopting a new Chapter (17.11) that includes residential design and
development standards. This chapter provides new residential development and
design standards for all housing types in McMinnville’s residential and commercial
zones and reflects the City’s vision for housing and development, including the
Great Neighborhood Principles. All new development in the Fox Ridge Road study
area would be expected to comply with the provisions of Chapter 17.11.

Chapter 17.53: Land Division Standards

In order for annexing properties to urbanize effectively and contiguously with city
standards, developable lots planning to subdivide, partition land, or adjust
property lines must comply with the regulations of Chapter 17.53 which provides
procedures and standards for all land divisions within the city. Partitioning and
subdividing of land, and adjustment of property lines within the Fox Ridge Road
study area must be able to ensure adequate width and arrangement of streets,
coordinate proposed development with plans for utilities and other public
facilities, and provide adequate health, sanitation, safety, services, and recreation
outlined in the goals and policies of the McMinnville comprehensive plan. These
regulations include the following standards for:

e Lot Layout

e  Block Length and Perimeter

e  Street Connectivity Standards
e  Maximum Street Grades

e  Utility provision

e  Fire Access Standards

Chapter 17.57: Landscaping and Chapter 17.58: and Trees

Landscaping, tree coverage, and tree preservation are all integral components of
a complete comprehensive development plan. The purpose of Chapters 17.57 and
17.58 are to both encourage and require the use of landscape elements, tree
planting, and tree preservation within new developments that will enhance,
protect, and promote the economic, ecological and aesthetic environment of
McMinnville.

These chapters address standards for landscaping and street tree planting plans
for new development and land divisions, and they address tree preservation for
development sites. These standards would apply to development upon annexation
of property to the City. The purpose statement of Chapter 17.57 summarizes some
of the key objectives of the standards.

1. Reduce soil erosion and the volume and rate of discharge of storm water runoff.

2. Aid in energy conservation by shading structures from energy losses caused by
weather and wind.

3. Mitigate the loss of natural resources.

4. Provide parking lot landscaping to reduce the harmful effects of heat, noise and
glare associated with motor vehicle use.

5. Create safe, attractively landscaped areas adjacent to public streets.

Fox Ridge Road Area Plan Page 29 of 34
Document Review and Existing Conditions

Page 320 of 556



4.5

6. Require the planting of street trees along the city’s rights-of-way.

7. Provide visual screens and buffers that mitigate the impact of conflicting land
uses to preserve the appearance, character, and value of existing
neighborhoods.

8. Provide shade, and seasonal color.

9. Reduce glare, noise, and heat.

PLAN UPDATES

The above information summarizes key provisions of plans and polices which are adopted
as part of the Comprehensive Plan. As noted above, the City has also initiated updates to
elements of the Comprehensive Plan, including those noted below. The work on this and
other Area Plans will also inform coordination with that work.

e  Natural Hazards Planning (Oregon Land Use Goal 7) several plans and updates
e  Natural Features Planning (Oregon Land Use Goal 5)

e  Parks, Recreation, and Open Space Master Plan Update

e  Public Facility Plan Updates (water, wastewater, stormwater)

e  Transportation Systems Plan (TSP) Update

5.0 FINDINGS AND KEY ISSUES
A summary of study area plan implications, based on the existing conditions, are provided below:

Land Use and Zoning

The Fox Ridge Road Area Plan is expected to be adopted in reference to the MGMUP to ensure
the study area complies with the goals and objectives established through the area planning
process

A significant land use within the area will be the 42-acre site owned by McMinnville School
District that is slated for the potential development of a future high school.

The plan will include a Neighborhood Activity Center that allows for small scale commercial
and office development, NAC park/plaza, and high-density residential development within the
center.

The Neighborhood Activity Center should be strategically located to provide services and
amenities to the diverse residential developments proposed within the study area.

A neighborhood park is to be located within % mile of all residences within the neighborhood.

Natural Features

Topographically, the majority of the study area consists of gradual to steeply sloping land that
may affect the constructable residential densities and related utilites.

A majority of the area’s soils are of moderate to poor permeability which limits the types of
stormwater facilities that can be utilized in support of future urban development.

The area plan will need to plan for a useable open green space network that includes
greenways and trails throughout the area to improve the walkability and accessibility of the
study area.

Two ridges running parallel to Fox Ridge Road, one on the north side and one to the south,
further divide the properties along Fox Ridge Road from flatter areas at the northeast corner
of the study area and land immediately to the south.

Recent mapping conducted by the City of McMinnville to identify natural hazards and natural
features in conjunction with Statewide Planning Goals 5 and 7 identified significant tree groves
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at the western edge of the study area, and scenic viewpoints along ridgelines to the north and
south of Fox Ridge Road. It will be important to conserve natural greenspaces and greenways
that may also serve to protect the dense stands of mature trees that provide habitat for
protected avian species.

o Relatively flat properties at the northeast corner of the study area and at the base of Fox Ridge
Road, near its intersection with NW Hill Road, are less impacted by slopes and closer to existing
utilities.

o Alarge remainder of land within the Fox Ridge Road Area Plan is most suitable for lower density
residential housing development due to steep slopes.

e Preliminary mapping of potential NH-P and NH-M overlay zones indicate that development
may be limited by natural hazards on the middle portion of Fox Ridge Road, above the cemetery
and tree farm properties at the base of the hill, and below the westernmost edge of the study
area. In combination with other development constraints (parcelization, serviceability), new
residential development along the higher portions of Fox Ridge Road may take place later than
other portions of the area, or at a lower intensity. These areas could be evaluated in
conjunction with identified natural features and habitat areas for possible designation of open
space areas and/or transfer of development rights.

Infrastructure and Services

e |f a different street standard is applied to Fox Ridge Road, future development would require
road frontage improvements to meet City standards, including improvements to the right-of-
way, remove and reconstruction of the existing subgrade, construction of paved travel
surfaces, as well as 5-foot minimum sidewalks along both sides of the street, curbs and gutters.

e Connectivity and coordination with the development of the high school site, adjacent to the
proposed mixed-use concept plan development, will be critical to the area plan.

e Bike and pedetrian connectivity should occur between the Fox Ridge Road area and existing
trails and linear parks throughout McMinnville.

e (Coordination with Yamhill County Transit should occur to provide public transit services,
especially in conjunction with the proposed partial Neighborhood Activity Center location.

Wallace Road Extension

e The three-legged roundabout at the intersection of NW Hill Road and Wallace Road provides
an opportunity to extend Wallace Road westward for access to the location of the
Neighborhood Activity Center and the McMinnville School District property.

e A Wallace Road extension would provide access for the future high school site and the
Neighborhood Activity Center on TL 700. Due to these adjacent uses, the Wallace Road
extension will likely be the most used street in the study area, by all modes of travel, making
the design and alignment of the road particularly important.

Regulatory Context and Planning Framework
e The Area Plan will be adopted as a supplement to the McMinnville Comprehensive Plan, and
act guide for future urbanization of the land located within the Fox Ridge Road Area Plan.
e The Area Plan will reflect the principles of the MGMUP, MGMUP Framework Plan, McMinnville
Comprehensive Plan and other applicable City land use policies and standards including:
0 The guidelines of the Traditional Neighborhood model
0 Standards for a partial Neighborhood Activity Center
0 The adopted Great Neighborhood Principles (Comprehensive Plan Policies 187.50)
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e The MGMUP Framework plan identifies potential planned uses such as a partial or half
Neighborhood Activity Center (5 — 10 acres) with commerical and office development (1 — 2
acres), medium-density residential development (2 — 5 acres) and high-density residential
development (2 acres) located at the perimeter of the Neighborhood Activity Center. This will
also include a Neighborhood Park located within a %-mile distance from all residences in the
study area, and a natural resource park.

School District Property

e McMinnville School District owns a 42-acre site at the northern edge of the study area,
intended for a future high school. The site is a parallelogram, extending only about 700 feet in
depth from the anticipated future extension of Wallace Road.

e The future high school site occupies a significant portion of the flat land at the northeast corner
of the study area that is most easily accessed and serviced by existing utilities. Depending on
the size of the high school, utility needs may vary. The timeline for development is uncertain.

e The district has not adopted specific programming or plans for a high school at this time,
pedestrian, bicycle, and vehicular connectivity to the school will need to anticipate the future
layout of the site.

e The shape of the property may pose challenges for configuring a high school, depending on
the eventual programming intended for the facility.

Other Permanently Occupied Sites

e Two of the larger properties within the southern portion of the study area are occupied by uses
that have been committed to specific uses that make them unlikely to redevelop at any time
in the future:

0 The Masonic Cemetery occupies a 21-acre site, occupying nearly 70 percent of the
southern boundary of the study area.

0 McMinnville Water and Light owns 13-acres near the center of the study area, along
Fox Ridge Road, that houses four above-ground water reservoirs.

e These sites do not directly impact the development potential of neighboring properties but
could interrupt the continuity of annexation and utility extensions, as property is urbanized
from the existing City limits at the base of the hill. Annexations contiguous to City limits could
occur relative to the City limits to the east or the south.

Rock Quarry Pond

e Alarge gravel quarry, now filled with water, is centrally located within the study area, near the
base of Fox Ridge Road and adjacent to the approximate location suggested in the Framework
Plan for the Neighborhood Activity Center. The gravel pit currently stores runoff from uphill
lands and provides supplemental irrigation to properties outside of the study area.

e The pond created on the gravel pit site could provide a feature to a future park site or
amenity for development in the vicinity.

e A nparksite or public park at the gravel pit site would occupy a possible connection point
between the higher ground along Fox Ridge Road and potential future locations for a high
school and Neighborhood Activity Center. However, the pond itself is not visible from either
of these lower elevation sites.

e The pond currently plays a role in stormwater drainage and retention, and changes in
configuration may have impacts in and around the site.
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Exhibit 1
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Exhibit 2
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FOX RIDGE ROAD COMMUNITY
SURVEY SUMMARY

City of McMinnville Fox Ridge Road Area Plan

Date: April 13, 2023

To: Tom Schauer, City of McMinnville

From: Chris Green, HHPR

Subject: Fox Ridge Road Community Survey Responses and Summary

QUESTION 1 - How are you familiar with the Fox Ridge Road Area? [146 responses]

QUESTION 2 — What is your relationship to the Fox Ridge Road Area? Select all that apply.
[147 responses]
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QUESTION 3 - Imagine 20 years from now there are new neighborhoods and features in the Fox Ridge
Road Area, as shown on the Framework Plan. What would you like to see? [143 responses]

e Parks/trails/open space

e Housing (wide range of opinions on density/affordability)
e Neighborhood-serving retail

e Preserving views

Many of the responses from residents included reoccurring themes such as the need for additional
community spaces, achieving walkability with appropriate neighborhood retail development and the
need for green open spaces incorporated throughout the area plan with connecting trails and
pedestrian passages. Generally, those who participated in the survey want to see walkable
neighborhoods that eliminate the need for cars, as there is an already existing concern for traffic in the
surrounding area. The wide range of housing opinions included the preservation of low-density housing
to the inclusion higher density, multi-unit housing options that are affordable for residents. Many survey
responses mentioned the location of any medium to high-density housing developments should remain
in or near the proposed Neighborhood Activity Center area at the intersection of Fox Ridge Road and Hill
Road. Several responses also mentioned the need for a grocery store in the area to serve the existing
and any new neighborhood residents and prevent additional traffic impacts. In addition to a grocery
store or neighborhood-serving retail, most responses to this question have mention of parks, open
space, and trails to make the area more walkable and accessible. Many residents of McMinnville walk
within the area, and with observed increases in surrounding traffic, responses appear to prioritize the
walkability of the neighborhood. Recreational opportunities and community spaces were also
mentioned in several responses.

The responses from residents who live in the Fox Ridge Road Area highlighted the preservation of open
space and natural habitats that currently exist or surround the area, especially the scenic views that the
area’s higher elevation is able to afford. More specifically, residents who live in the Fox Ridge Road Area
would like to see careful attention to architectural features and details for any new development, as
there were mixed responses regarding the density of housing for the area. Some examples of specific
features include parkway and landscaping, requiring undergrounded utilities to preserve the scenic
landscape, or the requirement of architectural standards that may break up building planes, add
neighborhood character and preserve the unique features of the area.

Question 4 — As this area transitions from rural to urban uses over time, are there assets or
distinctive features within the area that you think should be conserved and/or incorporated into
the plan? [136 responses]

e Impacts on nature, wildlife and mature tree stands

e Preservation of rural lifestyle, local views

e Conservation of rock quarry, masonic cemetery and tree farms
e Incorporate community parks, green spaces as buffers

Generally, many responses to this question pose a concern for impacts due to urban development.

Many of the responses have the same themes that include the preservation of nature, wildlife, and
the areas rural charm and lifestyle. Distinctive features of the area were notably the existing dense
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tree stands, open rural land, and several responses specifically mention the conservation of the rock
qguarry with potential use as a community park, as well as the existing masonic cemetery. Along the
theme of rural preservation, new commercial development was suggested to be appropriate for the
area in scale and use, such as small-scale or multi-use retail development with attention to
architectural features. Residents also mentioned creating buffers between development of
neighborhoods with green spaces, preserving existing trees that line the area and provide natural
habitat for wildlife. This also includes the incorporation of open green spaces throughout the
majority of the Fox Ridge Road Area Plan.

Question 5 — What else should we know or consider as we move forward with the Fox Ridge Road
Area Plan? [116 responses]

e Traffic impacts

o Walkability and pedestrian/bike paths

e Open green spaces

e Various opinions about housing affordability

e Concerns for new development density, utilities and aesthetics

Moving forward with the Fox Ridge Road Area Plan, residents expressed their concerns for traffic
impacts from new urban development. There is existing concern for traffic near the roundabout on
Hill Road, and the general increase of traffic on Hill Road. Responses specified consideration to traffic
impacts as the plan moves forward, with suggestions on how to mitigate existing and new traffic
conditions. Much of these suggestions also revolve around increasing the walkability of the area
through the inclusion of carefully planned pedestrian and bike paths that connect the existing
features of the Fox Ridge Road area. These connections were also suggested to include
neighborhood green spaces in order to consider connectivity between open space and any new
development. Especially considering the potential future development of the high school site,
residents expressed further concern for traffic impacts and circulation along Hill Road.

There were also many varying opinions about housing affordability, whether or not new units should
be market rate or primarily affordable. Some responses expressed the need for affordable housing
options for residents within the City of McMinnville, while others expressed concerns for density and
a desire to preserve the rural nature of the area. Overall, there is consistent responses regarding the
overall density of new units in their appearance, ensuring that any new development does not
appear to be out of place from the existing neighborhood character. When discussing medium to
high-density developments, considerations to new utilities and their impacts, and overall aesthetics
were noted. The survey responses emphasize community and neighborhood-oriented development
for residents of Fox Ridge Road the surrounding area.
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Memorandum

Date 3/28/2023

Project Name Fox Ridge Road Area Plan

To Chris Green, HHPR

cc Tom Schauer, City of McMinnville

From Margaret Raimann, SERA Design

Subject Fox Ridge Road Area Plan Community Design Workshop #1 Summary

As part of the planning process for the Fox Ridge Road Area Plan, the City of McMinnville hosted a
community design workshop on March 21st, 2023 from 6 to 8 p.m. SERA Design led the workshop with
assistance from the prime consultant on the project, Harper Houf Peterson Righellis Inc. (HHPR).The
purpose of the workshop was to present the findings from the opportunities and constraints analysis and
gather feedback from community members on the preferred development scenarios for the Fox Ridge Road
area. Over 50 people attended and participated in the design workshop, and community members also have
an opportunity to provide input through a survey open through April 10%, 2023. This memorandum
summarizes the workshop event and the key themes that emerged from the community input.

Workshop Summary

The format of the workshop included a 30-minute presentation with an opportunity for questions from
community members. The City of McMinnville and HHPR started the presentation with an introduction to the
project and previous planning efforts that led to the development of the Fox Ridge Road Area Plan. They
provided an overview of the consultant team and the project phases. This event was the first of two
community design workshops with the first focusing on development scenarios and the second focusing on
plans for parks, open space, and connectivity.

SERA Design presented background information that helped to guide community members in the workshop
activity following the presentation. This section of the presentation included an overview of potential
development typologies for the area; land use guidelines provided in the Fox Ridge Road Framework Plan;
an overview of existing conditions in the area; and a draft of an opportunities and constraints area for
consideration in the development scenarios. Prior to starting the small-group workshop activity, community
members were welcomed to ask questions to help clarify the purpose and potential development scenarios.

Following the presentation, City staff and the consultant team facilitated small-group discussions in table
groups with about 8-10 community members at each table. Each table was provided with a map of the Fox
Ridge Road area, precedent imagery with potential development typologies, and tools for drawing and
envisioning the location of land uses for future development. Facilitators asked questions to guide the
discussion including:
e Are there opportunities or constraints we missed in the draft map?
0 What opportunities are you excited about?
0 What other ideas do you have for this area?
e Given the opportunities and constraints where would you like to see the following land use
development typologies?
0 High-density residential
Medium-density residential
Low-density residential
Neighborhood-service commercial / office
Parks / open space

O o0Oo0O0
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After about one hour of small group discussions, the workshop concluded with a representative from each
group sharing a few ideas with all workshop participants. The key themes that emerged from the workshop
activity are summarized in the next section, and images of each map that the groups produced are provided
in Appendix A. Community Design Workshop #1 Notes.

Key Themes

The key themes that emerged from the community design workshop are summarized below. The project
team will use these themes to guide the draft development scenarios and further discussions with the Project
Advisory Committee.

e Offer arange of housing types. The Framework Plan outlines minimum acreages for medium and
high-density housing. Some groups stated they preferred to meet the minimum acreage for these
housing types while other groups proposed exceeding these minimums. One rationale given for
exceeding these limits was to bring a greater variety of housing density to an area of McMinnville
with existing residential densities that are generally lower than other areas of the city.

e Locate medium higher density housing types near eastern boundary of area. Most groups
agreed that the medium and high-density housing types would fit best along Hill Road or other areas
along the eastern boundary of the Fox Ridge Road area, given physical constraints and limited
capacity of Fox Ridge Road.

e Focus on design of new development. Many groups raised concerns about creating well-designed
developments with the new housing proposed for this area. They asked whether certain design
standards could apply to the planning area to ensure this goal is achieved.

e Connect open spaces. This area will include substantial acreage for parks and open space due to
the constraints that may restrict development and overall community need for more areas for
recreation. The workshop participants suggested that the open spaces should also be connected via
greenways and include connections to the existing multimodal network in the City of McMinnville.
Open green spaces were suggested to preserve existing community resources including the
masonic cemetery, rock quarry pond, and key viewpoints. Many groups proposed that the
neighborhood park should be accessible by a range of residents living in all housing types. The
second community workshop will focus on open spaces and will provide another opportunity for the
community to provide input.

e Consider traffic impacts of new development. Many of the concerns related to increased
development along Hill Road focused on increased traffic demand and the existing function of
intersections along Hill Road that boarder the area. A future task of this planning effort will include
analysis of transportation infrastructure and an identification of needs for the preferred development
scenario.

e Provide alternative access and connectivity. Related to the traffic concerns, some groups
suggested alternative access points to reduce demand on Hill Road and Fox Ridge Road.
Community members raised concerns about the existing capacity and condition of Fox Ridge Road
as a narrow right of way with sight distance issues and no shoulders. Future work on this project will
include a more detailed look at these potential connections as well as another opportunity for the
community to provide input on this topic.

Next Steps

The next step in this process is for the SERA team to develop the draft development scenarios based on the
community input provided in the design workshop and the survey (open through April 10%). City staff and the
Project Advisory Committee will provide further input on the development scenarios, leading to a preferred
scenario for the Fox Ridge Road Area Plan. The community will have another opportunity to provide feedback
at the second community design workshop in June 2023.

Fox Ridge Road Area Plan Community Design Workshop #1 Summary Page 2 of 8
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Memorandum

APPENDIX A. COMMUNITY DESIGN WORKSHOP #1 NOTES

This appendix includes images of notes taken on maps for the small-group activity at the March 21, 2023 workshop.
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City of McMinnville
Fox Ridge Road Area Plan

Memorandum

Date: June 14, 2023

To: Tom Schauer, City of McMinnville

From: Chris Green, HHPR

Subject: Community Design Workshop #2 Summary

COMMUNITY DESIGN WORKSHOP #2

On June 6, 2023, City of McMinnville hosted a second Community Design Workshop to gather feedback
on opportunities for potential park sites and connection points in the Fox Ridge Road Area and begin
developing concept plans for future parks, trails, and connections. Planners and landscape architects from
Harper Houf Peterson Righellis Inc. (HHPR) led the workshop with assistance from City staff. Over 30
people attended and participated in the design workshop. Building from the workshop feedback and land
use concepts developed in the first Community Design Workshop (March 21, 2023), the project team will
develop concept plans for future parks, trails, and connection opportunities in the Fox Ridge Road
Planning Area. This memorandum summarizes the workshop event and the key themes that emerged
from the community input.

WORKSHOP FORMAT

The format of the workshop included a 30-minute presentation by HHPR with opportunities for questions
from community members. Workshop attendees were presented with the background of the project, the
project timeline, goals, and the purpose of the workshop. Following the presentation, the consultant team
and City staff facilitated small-group discussions with about 8-10 community members at each table.

Each table was provided with one base map of the draft preliminary land use concept for the Fox Ridge
Road area, one base map of the neighborhood activity center (focused on the neighborhood park site
identified in the preliminary land use concept), and smaller maps for reference of the opportunities and
constraints, existing conditions, and natural hazard overlays of the area. Tools such as markers, trace
paper, and sticky notes were provided for participants to draw and annotate the base maps with
suggestions for future parks, trails, open space and connections within the Fox Ridge Road area.
Facilitators guided the small groups through two exercises with 30 minutes allocated for each exercise.
The first group exercise focused on looking at the neighborhood park centered within the neighborhood
activity center, ensuring that the park was both well-connected and accessible. The second exercise
focused on open space and trail opportunities throughout the overall Fox Ridge Road area based on the
draft preferred land use concept map, including potential features and linear parks. Both exercises sought
out input for suggested amenities and important features to preserve in the area plan.

After discussion, a representative from each small group shared their ideas with all workshop participants

for consideration. The workshop concluded with final questions from the community and a regroup of the
PAC to review the results of the community design workshop.

Page 337 of 556



KEY THEMES

The key themes that emerged from the community design workshop are summarized below. Images of
each annotated map produced by the workshop groups are provided in Appendix A. The project team will
use these themes to guide the park, trails, and open space concepts for the area.

Neighborhood Park

Pedestrian connections. Among all the groups, bike and pedestrian friendly connections were
agreed to be a priority of the neighborhood park. These pathways were discussed as pedestrian
only connections and accessible for all age groups and uses such as bikes, pedestrians, strollers,
and wheelchairs. All groups also mentioned that these connections should connect the proposed
residential units adjacent to the neighborhood park within the neighborhood activity center, as
well as the school district site and Fox Ridge Road area. However, it was also discussed that the
neighborhood park should primarily serve the community within the neighborhood itself.
Community gathering area. Most groups mentioned the need for a community gathering area or
space within the neighborhood park. Ideas that were proposed include a large gazebo, auditorium
built into the topography of the park landscape, or other picnic and barbeque areas for
community members to gather.

Amenities. Each group had their recommendations on different amenities that should or needed
to be provided. Restrooms and potable water stations were considered necessary within the park,
and other recreational amenities were suggested such as smaller sport courts (tennis, basketball,
pickle ball, etc.), casual outdoor games (horseshoe, bocce ball, etc.), large children play areas and
play structures, shade structures, and even a bicycle repair station was proposed for passing
bicyclists. All groups notes that amenities should be accessible to all age groups and provide
diverse uses in activity types.

Tree preservation and shade trees. There are many existing mature trees within the study area,
which each group noted as an important natural feature of the area and should be made as a
priority to preserve as many mature trees as possible. The additional planting of shade trees was
also mentioned as another priority of the neighborhood park. Additional tree planting would not
only provide shade but also a buffer to the surrounding residential uses as well.

Community garden. Several groups mentioned using available open green areas as community
garden space for the neighborhood activity center. Specifically, for residents who may live in
future medium- to high-density residential units that may not have access to private yard space.
Traffic safety/traffic calming on surrounding streets. Among the largest concerns for the
neighborhood park was traffic safety and parking. Many groups voiced their concerns with the
existing traffic issues within the area and expressed that those issues should not be exacerbated
by visitors to the neighborhood park. Several groups expressed that no parking or parking lots
should be proposed for the park and that access to the parks should be primarily through
pedestrian connections.

Other Opportunities for Parks, Trails, Open Space, and Connectivity

Pedestrian connections. Most workshop groups shared that pedestrian and bike friendly
connections are a priority for the Fox Ridge Road area. These proposed trail or pathway
connections should provide safe access to all users and connectivity to both the Fox Ridge Road
area and the surrounding neighborhoods. Groups discussed the concept of a trail or sidewalk
connection along Fox Ridge Road further, and many groups proposed a pedestrian connection
further south, at the north boundary of the Masonic Cemetery rather than along Fox Ridge Road
itself, due to traffic safety concerns along the roadway.
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o Trails and viewpoints. All groups were asked to consider natural trails and open spaces
throughout the project area, with many groups agreeing with the proposed location of trails along
the northern boundary and connecting back to the neighborhood activity center to the east. Many
groups emphasized prioritizing the viewpoints along the trail loop at the northern end where
expansive views of McMinnville can be seen and enjoyed by the community. Amenities such as
trail benches for seating and potable water stations were recommended at these scenic
viewpoints. Some groups also suggested that north to south connections should be considered
throughout the project area, especially for the areas marked for low-density residential north of
Fox Ridge Road in order to connect the trails back to the public street system and provide varying
levels of trail opportunities.

e Park around the Rock Quarry. Each group considered the rock quarry pond for possible
preservation as a notable natural feature, or even for development as a natural park space with
a trail surrounding the pond, with access to the area from both Fox Ridge Road and the bottom
of the slope where the neighborhood activity center is proposed, and some smaller amenities
such as benches for additional seating opportunities. Some groups expressed safety concerns
about topography around the pond, both for accidents around the water and lack of visibility to
allow monitoring from other public spaces.

e Preserve natural topography. Along with the preservation of natural features, the general
topography of the area was discussed and favored for preservation. Ensuring that the land is not
graded in a way that diminishes the natural landscape and that park or open spaces work to
preserve that topographical feature.

o Traffic safety and parking. Again, among the largest concerns for the area was traffic safety and
parking. Many groups voiced their concerns with the existing traffic issues along Hill Road and Fox
Ridge Road, stating that drivers not only exceed the speed limit creating dangerous conditions,
but also the increasing traffic impact of congestion to the area. Many groups emphasized that
pedestrian connections through linear parks and trails should be utilized to encourage access to
the area, rather than parking lots that would only increase existing traffic issues and concerns.
Specifically along Fox Ridge Road, groups agreed that any potential park features at the top of Fox
Ridge Road to the west should be very careful about providing parking, if any, at all.

NEXT STEPS
] Project Advisory Committee (PAC) Meeting #3 — June 21, 2023
] Project Advisory Committee (PAC) Meeting #4 — August 2, 2023
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ANNOTATED BASE MAP NOTES

[Refer to Appendix A]
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MEMORANDUM

City of McMinnville — Fox Ridge Road Area Plan

Date: December 1, 2022

To: Tom Schauer, City of McMinnville

From: Thuy Cao, HHPR

Subject: City of McMinnville Fox Ridge Road Area Plan

PAC Meeting #1 Summary

Agenda Items:

1. Callto Order / Roll Call

Welcome and Introductions

Minutes: None

Establishing the PAC

a. Committee Role and Ground Rules
b. Election of Chair and Vice-Chair

Information Sharing and Action Items: Project Overview

6. Action Items — Discussion and Direction
a. Evaluation criteria — how will success be measured?
b. Public engagement: survey & stakeholder interview
c. Existing conditions
d. Opportunities and constraints

7. Next Steps
a. Tour of planning area
b. Survey and stakeholder interviews: Dec-Jan
c.  Community Design Workshop
d. Next PAC meeting

8. Citizen Comments

9. Task Force Member Comments

10. Adjournment

Next PAC Meeting: May 10, 2023

Hwn

v

Summary:

This was the first Project Advisory Committee (PAC) meeting for the Fox Ridge Road Area Plan. At the
meeting, staff and the consultant provided a PowerPoint presentation that reviewed the project purpose,
the role of the PAC, and set ground rules including expectations for the PAC. A thorough overview of the
project area reviewed the boundary of the Fox Ridge Road study area, the area planning process, and the
MGMUP Framework Plan and it’s applicable requirements. Discussion was then held to develop the
evaluation criteria for the area plan, examine public engagement strategies, and existing conditions
including applicable plans and policies; natural features and hazards; and opportunities and constraints.
This information and discussion provided the PAC with necessary context to the study area and clarified
guestions on the project boundary, methods of evaluation, intent of the area plan, and the role of the PAC.

Fox Ridge Road Area Plan Page 1 of 2
PAC Meeting #1 Summary December 1, 2022
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Next Steps:

Following PAC Meeting #1, the HHPR team will:
e Schedule a tour of the Fox Ridge Road planning area with the PAC.
e Publish the online survey based on suggested topics from the PAC and perform stakeholder
interviews throughout the months of December and January.
e Work with SERA to develop Opportunities and Constraints diagram prior to Community Design
Workshop #1 where we will review housing typologies and land use concepts with the community.
e Report back findings and results from all public engagement at the next PAC meeting.

Fox Ridge Road Area Plan Page 2 of 2
PAC Meeting #1 Summary December 1, 2022
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MEMORANDUM

City of McMinnville — Fox Ridge Road Area Plan

Date: May 10, 2023

To: Tom Schauer, City of McMinnville

From: Thuy Cao, HHPR

Subject: City of McMinnville Fox Ridge Road Area Plan

PAC Meeting #2 Summary

Agenda Items:

1. Callto Order / Roll Call
Welcome and Introductions
Minutes (forthcoming)
Selection of Chair and Vice-Chair
Information Sharing and Action Items:
a. Project Update
b. Review of Draft Concepts and Background Information
6. Citizen Comments
Task Force Member Comments
8. Adjournment

Next PAC Meeting: June 28, 2023

vk wN

~

Summary:

The purpose of the meeting was as follows:
e To provide a project status update to the Project Advisory Committee (PAC),
e To present a summary of the work completed to date, key findings, and the results of public
engagement activities.
e Toreview the three preliminary draft concepts that were prepared based on the work to date, and
to obtain input and guidance from the PAC regarding aspects of this work to be developed into a
preferred draft concept.

At the last meeting held on December 1, 2022, the Project Advisory Committee was presented with the
project summary and schedule and asked to discuss key questions such as the criteria for measuring project
success and development scenarios, identifying key stakeholders within the study area, and potential topics
for questions to gather feedback for an online survey and stakeholder interviews. Since then, the online
survey was conducted, and Community Design Workshop #1 was held on March 21, 2023 to reviewed the
opportunities and constraints of the Fox Ridge Road Area and asked community members to provide input
on land uses and the development of land use concepts appropriate for the study area. At PAC Meeting #2,
Sara Tucholsky was selected as Chair for the Fox Ridge Road Project Advisory Committee, with Sid Friedman
selected as the Vice-Chair to the committee. Following this selection, a summary of the work completed to
date, key findings , and the results of all public engagement activities were shared with the PAC. Based on
these findings and results, three land use concepts were created and presented to the PAC for discussion.

Fox Ridge Road Area Plan Page 1 of 3
PAC Meeting #2 Summary May 10, 2023
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A summary of the key themes from this meeting based on the community design workshop findings and
land use concept evaluations are provided below:

Key Themes:

Element 1: Neighborhood Park. The PAC generally agreed that Concept 1 provided the greatest
potential for the neighborhood park, centrally located within the Neighborhood Activity Center and
allowing for a mix of passive and active recreational uses due to the flat, large, open space area.
This open space would allow for sports courts and larger gathering spaces for the community. The
Neighborhood Park would not require a parking lot and street parking would be provided within
the adjacent higher density uses surrounding the neighborhood park location. This element
sparked discussion of the Community Park at the west end, with some committee members sharing
their concern for increased traffic due to the size and typical capacity of a Community Park.

Element 2: Location of Commercial/Mixed-Use. Several committee members shared their concerns
about the proposed commercial locations regarding access, safety, and traffic. The PAC ultimately
agreed that the commercial location near the Wallace Road extension made the most sense when
considering traffic and the proximity to the future high school site so that students may have safe
access to commercial development. Alternative points and routes for access would need to be
considered due to the existing limitations along Hill Road.

Element 3: Residential Development and High School Site. Several committee members shared
their concerns for the lack of housing units within the city, expressing their desire to maximize
housing units within the concept plan. It was pointed out that the market analysis did indicate that
there is market potential above the minimum requirements of acreage for multi-family residential
within the study area. A majority of the PAC agreed that medium-density and high-density
residential units should be maximized to provide diverse and affordable housing to the area.

Element 4: Rock Quarry Pond. The Rock Quarry Pond had been identified as a key community
feature to be preserved. Discussion around the use of the Rock Quarry Pond revolved around the
impact of current private ownership and existing hazards surrounding the area. There was interest
in preserving the quarry pond as a park that could potentially provide future access to residents,
however, the Community Park designation in Concept 3 was not favorable due to the intensity of
uses associated with community parks per the Parks Master Plan. A Special Use Park designation
was suggested as a possible use to both preserve the quarry pond and provide some limited
amenities or access to the natural area.

Element 5: Connection at Eastern Edge. The eastern edge is key to the area plan as it contains the
location of the Neighborhood Activity Center and one of the main thoroughfares of Hill Road. The
PAC shared significant concerns regarding the speed of traffic and safety of Hill Road, and wanted
to ensure that any connections along the eastern edge considered both accessibility and safety of
Fox Ridge Road. The PAC expressed interest in the suggested pedestrian greenway that provided a
shared use path protected from the street along Fox Ridge Road from Hill Road. North/south
connections were discussed as pedestrian trails rather than auto-oriented street connections.

Element 6: West End of Fox Ridge Road. The Community Park identified in Concept 1 was heavily
discussed due to repeated concerns about traffic on Fox Ridge Road and impact to adjacent
communities. The committee expressed their desire to maintain the natural area located along the
northern ridge to preserve identified scenic views, while also agreeing that sports fields may not
be appropriate at the west end park. The PAC reached a consensus that a smaller park feature with

Fox Ridge Road Area Plan Page 2 of 3
PAC Meeting #2 Summary May 10, 2023
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benches, canopies and other passive uses would be suitable for the west end. The Community Park
was suggested to be shifted towards the east end, however, no location was ultimately decided.

o Element 7: Southern Ridge and Cemetery. The Masonic Cemetery was another key community
feature identified in the Opportunities and Constraints diagram. Because of it’s sensitivity, the PAC
discussed the use of a buffer between the cemetery and any abutting uses. Specifically, committee
members agreed that low-density housing should not be located adjacent to the cemetery.

At the conclusion of the meeting, it was noted that Concept 1 was favored for the provided housing
typologies, commercial location, and neighborhood park allocation, with Concept 2 being preferred for the
smaller west end park and natural open space designations. The PAC considered the relationship between
land uses within the concept plan layouts, urban design components, and a mix of housing densities. The
feedback provided by the PAC will be captured within one draft preferred plan that will be presented at the
upcoming Community Design Workshop #2 and the following PAC Meeting #3.

Next Steps:

Following PAC Meeting #2, the HHPR team will:
e Work with SERA to create a draft preferred land use concept that reflects the feedback provided
from the PAC at the meeting.
e Begin considering draft goals and policies for the Fox Ridge Road Area Plan.
e Prepare for Community Design Workshop #2 to discuss specific neighborhood park uses and
opportunities for trails and connections.

Fox Ridge Road Area Plan Page 3 of 3
PAC Meeting #2 Summary May 10, 2023
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MEMORANDUM

City of McMinnville — Fox Ridge Road Area Plan

Date: July 14, 2023

To: Tom Schauer, City of McMinnville

From: Thuy Cao, HHPR

Subject: City of McMinnville Fox Ridge Road Area Plan

PAC Meeting #3 Summary

Agenda Items:

1. Callto Order / Roll Call

2. Welcome and Introductions

3. Information Sharing and Action Items, Exhibit 1:
a. Project Status Update
b. Draft Preferred Concept
d—NextSteps

4. Citizen Comments

Task Force Member Comments

6. Adjournment

v

Next PAC Meeting: August 2, 2023

Purpose:

The purposes of the meeting were as follows:

e To provide a project status update to the Project Advisory Committee (PAC),

e Tosummarize the work completed to date, key findings, and the results of the most recent public
engagement activities.

e To review the draft preferred land use concept developed following guidance from the PAC
provided at PAC Meeting #2 and public input received through Community Design Workshop #2.

e Toobtain input and guidance regarding draft goals, policies, and implementation measures for the
area plan.

At the meeting, staff and the consultant provided a PowerPoint presentation that reviewed a summary of
the items above and lead into a discussion regarding the preferred draft land use concept. Due to time
restrictions and prolonged discussion regarding the preferred draft land use concept, feedback on potential
draft goals and policies for the draft area plan document was not received during the meeting. A summary
of the meeting is provided that includes key themes and comments from the Project Advisory Committee
that will be taken into consideration when developing the draft goals and policies. An updated draft of the
preferred land use concept and the draft goals and policies will be presented at the next PAC meeting on
August 2, 2023, for additional comments and final recommendations.

(Graphics presented at reduced scale in this report and attachments were presented with full-sized graphics
in the PowerPoint presentation, and large-format hard copies of graphics are available).

Fox Ridge Road Area Plan Page 1 of 3
PAC Meeting #3 Summary June 26, 2023
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Key Themes:

Traffic impact from park location on west end of Fox Ridge Road. When looking at the proposed
park location on the west end, committee members shared their concerns for increased traffic
impacts along Fox Ridge Road. The PAC agreed that a large community park use would not be
appropriate due to the existing traffic concerns along both Hill Road and Fox Ridge Road. However,
a smaller scale park feature was expressed to complement the area well.

Rock quarry pond discussion — Special Use Park. Committee members further discussed changes
to the draft preferred land use concept that included graphic updates to better reflect the vision
for the area plan. Minor changes, such as the depiction of the rock quarry pond needing to be
updated to the correct shape, were addressed. Several committee members raised concerns
regarding the steep slopes and general terrain surrounding the rock quarry pond. However, many
committee members expressed that the rock quarry pond should be designated as a special use
park, rather than a community park, as the area is not appropriate for typical recreational uses of
a community park but may serve the area better as a natural feature with trail access.

Clarification of all green area in Fox Ridge Road and green patches shown in NAC. Other concept
map updates requested by the committee included the distinction between open green spaces,
neighborhood park space, and special use park space around the rock quarry pond or elsewhere.
The shades of green used to depict these green spaces were noted to be too similar and therefore
difficult to distinguish. Specifically, the committee discussed the green patches throughout the
neighborhood activity center that were not directly part of the neighborhood park. Those identified
green patches were intended to be open green space/buffers between residential buildings and
should be separately identified on the draft preferred land use concept for clarification of use.

Trails, connectivity, and shorter loops. The committee reviewed the proposed trails and
connectivity of the draft preferred land use concept plan and shared additional feedback
concerning both north and south side connections of the Fox Ridge Road area. The north expansion
of the McMinnville reservoirs was brought to the committee’s attention, which may impact access
through the north side of the area. On the south side of the area, trail access through the low-
density residential areas and masonic cemetery were discussed as possible options. Concerns
regarding trails being located on the steep topography of the Fox Ridge Road area led to discussion
of providing short trail loops as options for accessibility. Alternative street access points for
vehicular traffic were also discussed to help alleviate traffic along Fox Ridge Road and provide
additional means of connection with the surrounding neighborhoods.

Housing densities and the NAC. There was some discussion about the low-density residential (LDR)
designations within a majority of the Fox Ridge Road area, with some committee members sharing
their preference for the possibility of a community park designation on some of those areas rather
than LDR. However, due to traffic impacts, the committee agreed that a special use park would be
favored to a community park use. Within the neighborhood activity center, committee members
drew attention to an area previously designated as high-density residential (HDR) that had been
changed to medium-density residential (MDR) in the draft preferred land use concept. The
committee agreed that due to the location of that specific area on the intersection of Hill Road and
Fox Ridge Road, it should return to the HDR designation and be utilized for high-density residential
under the plan. An additional update to the draft concept plan is to emphasize property lines of
existing parcels to make it clear and legible for existing property owners.

Fox Ridge Road Area Plan Page 2 of 3
PAC Meeting #3 Summary June 26, 2023
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Next Steps:

Following PAC Meeting #3, the HHPR team will:

e Work with SERA to update the draft preferred land use concept and reflect the feedback provided
at the meeting.

e C(Create draft goals, policies and implementation measures based on comments and concerns from
both community design workshops and all three Project Advisory Committee meetings for review
at the next meeting (to be held August 2™). These draft goals, policies and implementations will
be informed by all community feedback received and will be the topic of discussion during the next
Project Advisory Committee meeting (PAC Meeting #4).

o After PAC Meeting #4 the draft goals, policies, and implementation measures based on comments
and feedback from the Project Advisory Committee will be refined before being presented at both
Planning Commission and City Council work sessions.

Fox Ridge Road Area Plan Page 3 of 3
PAC Meeting #3 Summary June 26, 2023
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MEMORANDUM

City of McMinnville — Fox Ridge Road Area Plan

Date: August 30, 2023

To: Tom Schauer, City of McMinnville

From: Thuy Cao, HHPR

Subject: City of McMinnville Fox Ridge Road Area Plan

PAC Meeting #4 Summary

Agenda Items:

1. Callto Order / Roll Call
2. Welcome and Introductions
3. Information Sharing and Action Items:
a. Project Status Update
b. Refinement of Draft Preferred Concept
c. Goals and Policies Discussion
d. Next Steps
4. Citizen Comments
Task Force Member Comments
6. Adjournment

Next PAC Meeting: September 19, 2023

v

Purpose:

The purposes of the meeting were as follows:
e To provide a project status update to the Project Advisory Committee (PAC),
e To review the regulatory requirements and planning framework for the area plan.
e Todiscuss the draft preferred concept highlights and deficiencies.
e To obtain input and guidance regarding draft goals and policies for the area plan.

At the meeting, staff and the consultant provided a PowerPoint presentation that reviewed a summary of
the items above and led into a discussion regarding the preferred draft land use concept. In order to clarify
the regulatory and planning frameworks of the Fox Ridge Road Area Plan, the regulatory standards and
planning goals were carefully reviewed with the PAC, including the MGMUP, MGMUP Framework Plan,
McMinnville Comprehensive Plan, and the Parks Master Plan. Using these set requirements, the draft
preferred concept was evaluated against all applicable standards and a list of plan highlights and
deficiencies was provided to the PAC for review. After discussion on amendments to the preferred concept
plan, an open discussion was held regarding aspirational goals and policies the PAC felt the area plan should
successfully accomplish. An updated draft of the preferred land use concept and the draft goals and policies
will be presented at the next PAC meeting on September 19, 2023, for additional comments and discussion.

(Graphics presented at reduced scale in this report and attachments were presented with full-sized graphics
in the PowerPoint presentation, and large-format hard copies of graphics are available).

Fox Ridge Road Area Plan Page 1 of 2
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Key Themes:

Community Park designation. Based on the preferred land use concept map analysis, one of the
plan deficiencies identified was the lack of a Community Park designation. The MGMUP Framework
Plan calls out a need for a natural resource community park within the study area. After discussion
regarding an appropriate location for the park, the PAC agreed that the large open space area
located at the west end of the study area would be suitable for a Community Park. This area was
selected due to its potential for protecting existing significant tree groves, large acreage to
accommodate both passive and active recreational opportunities, and having a potential park
feature already identified within the concept plan within that area. The location was also optimal
as it connected to the northern ridge that the PAC has identified for natural resource protection
and could be connected via primary greenway and secondary trail connections.

Neighborhood Park designation. At the time of analysis, the draft preferred concept identified a
Neighborhood Park central to the Neighborhood Activity Center (NAC). However, after analysis,
the Neighborhood Park did not meet the maximum distance requirement of being no more than
%-mile away from all residences within the study area. Because of this requirement, the PAC
discussed new potential locations for the park that could meet the minimum size and maximum
distance requirements. Per staff suggestion, the natural area located north of Fox Ridge Road at
the end of Dawson Lane, and the large open area south of Fox Ridge Road abutting the Masonic
Cemetery were prime locations for potential neighborhood parks as they were centrally located
and could meet all regulatory requirements. The PAC ultimately decided to designate both
locations as two separate neighborhood parks within the study area that were accessible on either
side of Fox Ridge Road.

Open Space/Natural Areas calculations. The draft preferred land use concept did not include
calculations for the areas designated as “natural area,” and the PAC requested that information to
be provided within the concept map for reference.

Goals and Policies discussion. The following are comments provided from the PAC regarding goals
and policies for the Fox Ridge Road Area Plan:

0 Protect the Rock Quarry Pond.

0 Provide a variety of housing types for current and future residents.

0 High-Density Residential to exceed minimum acreage requirement and to be located at the
east end of the study area.

0 Protect existing significant tree groves.

O Preserve scenic view sheds along the northern ridge of the Fox Ridge Road study area.

Next Steps:
Following PAC Meeting #4, the HHPR team will:

Work with SERA to update the draft preferred land use concept and reflect the feedback provided
at the meeting.

Create draft goals and policies based on PAC feedback and comments from previous online survey
responses and community design workshops.

Fox Ridge Road Area Plan Page 2 of 2
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MEMORANDUM

City of McMinnville — Fox Ridge Road Area Plan

Date: September 19, 2023

To: Tom Schauer, City of McMinnville

From: Thuy Cao, HHPR

Subject: City of McMinnville Fox Ridge Road Area Plan

PAC Meeting #5 Summary

Agenda Items:

1. Callto Order / Roll Call
2. Welcome and Introductions
3. Information Sharing and Action ltems
a. Project Status Update
b. Draft Concept Analysis and Refinement
c. Goals and Policies Discussion
d. Next Steps
4. Citizen Comments
Task Force Member Comments
6. Adjournment

Next PAC Meeting: November 29, 2023

v

Summary:

The purpose of the meeting was as follows:
e To provide a project status update to the Project Advisory Committee (PAC),
e To review the most recent land use concept map analysis.
e To obtain input on the draft goals and policies for the area plan.

At the last meeting held on August 30, the Project Advisory Committee was presented with deficiencies in
the land use concept plan and asked to provide input on how to address those planning requirements that
were not currently being met by the plan. Based on that feedback, SERA revised the plan and provided an
updated concept plan for review at PAC Meeting #5. At this meeting, staff and the consultant reviewed an
analysis of the updated preferred land use concept and the newly proposed locations for neighborhood
parks within the area plan. The Project Advisory Committee was then asked to provide input based on the
analysis for further refinement of the concept plan. After reaching consensus on those refinements, the
draft goals and policies were then reviewed with comments being provided from the committee for
revisions or additions to the goals and policies of the area plan. A summary of the meeting is provided that
includes key themes and comments from the Project Advisory Committee that will be taken into
consideration when developing the draft Area Plan.

Fox Ridge Road Area Plan Page 1 of 2
PAC Meeting #5 Summary September 19, 2023

Page 358 of 556



Key Themes:

Neighborhood Park locations. As a result of discussion during PAC Meeting #4, there were
ultimately two neighborhood park locations identified to satisfy the park distance and minimum
size requirements for the area. However, when reviewing the analysis for both locations in context
of existing slopes, significant tree groves, and natural hazard overlays, the PAC was asked to
reconsider the siting of two neighborhood parks. The PAC was asked to consider the incorporation
of Neighborhood Park Location #1 (north of Fox Ridge Road at the end of Dawson Lane) as part of
the open space network and removing the neighborhood park designation due to its limited use.
Rather, Neighborhood Park Location #2 (south of Fox Ridge Road, above the Masonic Cemetery)
would be expanded to the east to increase the designated size, allowing for a flatter area suitable
for a mix of both active and passive recreation areas. The PAC agreed to these suggestions,
acknowledging that Neighborhood Park Location #2 would exceed the minimum size criteria, meet
the maximum distance of %-mile from residences as it is centrally located within the study area,
helped preserve identified significant tree groves, and would have flat areas for typical uses
associated with neighborhood parks. The PAC also confirmed the establishment of a natural buffer
along the area abutting the Masonic Cemetery.

Goals and Policies discussion. Several comments were provided from the PAC regarding
amendments to the Area Plan goals and policies. Specifically, suggestions for additional policies
included clarifying language on aesthetics and design, lighting to accommodate dark sky practices,
safety design features, or placement of specific amenities. Many of these suggestions are
addressed through the City’s development standards, Great Neighborhood Principles, and
language within the draft goals and policies that will be considered at the time of new development
prior to any new construction. Additional language has been added to the goals and policies to
support the concerns and comments of the PAC where feasible.

Preferred Land Use Concept updates. Concept map updates will need to include the updated
Neighborhood Park location and natural buffer from the Masonic Cemetery, along with visual
changes to make the map more legible such as differentiating the color of the primary and
secondary trails.

Next Steps:
Following PAC Meeting #5, the HHPR team will:

Update the draft preferred land use concept and reflect the feedback provided at the meeting.
Amend the draft goals and policies based on comments and concerns from the PAC.

Present the updated preferred land use concept map, goals and policies, and key findings at the
joint Planning Commission and City Council work session scheduled October 10, 2023.

Fox Ridge Road Area Plan Page 2 of 2
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MEMORANDUM

City of McMinnville — Fox Ridge Road Area Plan

Date: November 29, 2023

To: Tom Schauer, City of McMinnville

From: Thuy Cao, HHPR

Subject: City of McMinnville Fox Ridge Road Area Plan

PAC Meeting #6 Summary

Agenda Items:

1. Callto Order / Roll Call

2. Welcome and Introductions

3. Information Sharing and Action Items:
a. Update on Joint Planning Commission/City Council Work Session
b. Recommendations on Draft Fox Ridge Road Area Plan.

4. Citizen Comments

Task Force Member Comments

6. Adjournment

v

Purpose:

The purposes of the meeting were as follows:
e To provide an update on the joint Planning Commission/City Council work session and associated
updates to the draft Area Plan Map and Goals and Policies.
e To obtain a recommendation from the PAC on the draft area plan that will go to the Planning
Commission in the legislative public hearing process.

At the meeting, staff and the consultant provided a PowerPoint presentation that reviewed a summary of
the items above and lead into discussion regarding the draft Area Plan Map, goals and policies, and area
plan document. A summary of the meeting is provided that includes key themes and comments from the
Project Advisory Committee that will be taken into consideration when refining the draft Fox Ridge Road
Area Plan document and Area Plan Map. Updated drafts will be presented to the Planning Commission at
a public hearing scheduled for January 4, 2024.

Key Themes:

e Area Plan Map. Based on comments provided at the joint Planning Commission/City Council work
session, the Project Advisory Committee agreed with the following changes to the Plan Map:

0 Increase the area designated for commercial/mixed-use within the NAC.

0 Rearrange the high- and medium-density residential configuration so that all high-density
residential land use is located north of Fox Ridge Road.

0 Clearly delineate a multi-use path (Greenway along Fox Ridge Road).

Fox Ridge Road Area Plan Page 1 of 2
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0 Better illustrate the NAC area on the Plan Map to clearly show the NAC boundary with
labeled focus and support areas.

e Goals and Policies. The Project Advisory Committee considered comments provided from the joint
Planning Commission/City Council work session and provided guidance on the following:

0 Include specific goals and policies for natural resource protection and conservation,
especially relative to protected tree groves (including tree grove west of Dawson Lane
along Fox Ridge Road). This will be accomplished during the Natural Resources Planning
that is planned to occur in the near future for inventory and protection/mitigation.

0 Include specific goal and policy language regarding natural hazards and the planned
reduction of density in areas with multiple natural hazards.

0 Ensure that the western park area (previously labeled as a Community Park) is developable
and annexation timing/phasing issues will not prevent the realization of the natural
resource park by removing the community park designation and identifying the whole area
as a Natural Resource Park with trails for connections and scenic viewpoints.

0 Create a policy that planned multi-use paths should be a minimum of 10 — 12 feet wide for
utility purposes.

0 Include language as a goal to protect dark night skies by preventing light pollution from
new future developments.

e Plan Narrative. Additional narrative was discussed to help clarify specific comments and concerns
raised by both the Planning Commission/City Council and the Project Advisory Committee:

0 Provide narrative in the plan equating LDR, MDR and HDR to specific city zoning (i.e., LDR
is R1 (9,000 minimum lots) and R2 (7,000 minimum lots), MDR is R3 (6,000 minimum lots)
and R4 (5,000 minimum lots) and HDR is R5 (multi-family only).

0 Provide narrative in the plan specifying that the Neighborhood Activity Center overlay is
intended to be applied at the Wallace Road roundabout with the intent to encourage
mixed-use development (ground floor commercial and upper floor residential) radiating
out to high density residential and eventually medium density residential, utilizing
language from the Comprehensive Plan and Zoning Ordinance.

O Provide narrative in the plan specific to the planned Special Use Park/Rock Quarry Pond in
terms of utilizing it as a nature resource park that serves the community with trail systems
and interpretation for the ecosystem of the area.

0 Provide narrative about the Natural Resource Park as an intentional park to preserve
natural resources that serve the community with trails systems, view sheds and protected
ecosystems along the ridgeline such as significant tree groves.

Next Steps:

Following the final PAC Meeting #6, the HHPR team will:
e Revise the Draft Fox Ridge Road Area Plan document to submit to DLCD for noticing prior to the
Planning Commission hearing.
e Update the preferred land use concept map or “Area Plan Map” to better illustrate the NAC
including focus and support areas, as well as primary and secondary trails.
e Prepare for the Planning Commission hearing scheduled for January 4%, 2024.
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l. INTRODUCTION

This report presents a market and feasibility analysis for residential and commercial uses in the Neighborhood Activity
Center (NAC) envisioned within the Fox Ridge Road planning area in McMinnville, Oregon. The main objectives of the
study are to provide market overviews; generate reliable assumptions with respect to achievable pricing and
absorption; and outline feasible uses, scale, and development forms within the NAC. The residential analysis is focused
on high-density uses, evaluating rental and ownership housing separately.

The market analysis is organized in three main sections: Rental Housing, Ownership Housing, and Commercial Space.
For each use, we provide an overview of market trends, conduct a survey of comparable properties, and analyze
achievable pricing and absorption within the NAC. Residential absorption estimates draw in part on conclusions from
the most recent Housing Needs Analysis completed for the City of McMinnville (ECONorthwest, 2019). Identification
of feasible uses, development forms, and scale is provided in the Conclusions.

Il. EXECUTIVE SUMMARY

RENTAL APARTMENTS

MARKET TRENDS

Demand for rental housing increased over the last decade, reflecting higher thresholds to homeownership and strong
millennial household formation. McMinnville has not seen the same development response to this demand as most
other cities, and the city experienced a decline in multifamily development over the last decade. The apartment
shortage has resulted in a low vacancy rate, currently 1.2% - well below the 5.0% that typically represents a balanced
market. In comparison, vacancy rates in the Salem and Portland metro areas are currently 3.9% and 4.5%, respectively.

Rent levels in McMinnville are relatively low, with monthly averages of $1,200 per unit and $1.41 per square foot. This
may have deterred some new development over the past decade. However, the low vacancy rates suggest that many
properties are priced below market-clearing levels.

SURVEY OF COMPARABLES

JOHNSON EcoNoMmics surveyed five apartment projects of relatively recent vintage in McMinnville for this analysis.
Together, the properties have only three vacant units, representing a vacancy rate of 0.7%. This is unusually low,
indicating capacity for additional supply and rent growth. The average rent level across the properties is $1,524 per
unit and $1.66 per square foot. Some of the properties exhibit clear indications of underpricing.

ACHIEVABLE PRICING

We estimate that a new mid-market apartment project with surface parking in the NAC can achieve monthly rents in
the range of $1,380-51,750 per unit in today’s market, depending on unit type and size, with per-square-foot (PSF)
rents in the $1.59-1.98 range. These rates are adequate to support traditional walk-up structures, but likely not
adequate for more costly formats like elevator buildings with tuck-under or podium parking. We estimate that rental
townhomes can achieve rents around $2,000 per unit and $1.59 PSF, plus premiums of $100-150 for attached garages.

FIGURE 2.1: ACHIEVABLE RENTAL PRICING (1Q23)

Unit Type Units Unit. Av.era.ge Rent Per Rent per
Allocation Unit Size Unit Square Foot
1B/1b Apt 50 30% 700 $1,384 $1.98
2B/2b Apt 70 42% 900 $1,604 $1.78
3B/2b Apt 30 18% 1,100 $1,752 $1.59
3B/2b TH 15 9% 1,300 $1,957 $1.51
Total/Avg. 165 100% 912 $1,596 $1.75

SOURCE: JoHNSON Economics
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ABSORPTION

In the current low-vacancy market, we estimate that an apartment project in the NAC could achieve absorption of
around 200 units in a year. Assuming a less pressured market in future years, we estimate that around 150 units can
be absorbed in a year, plus around 15 rental townhomes. With two phases separated by 1-2 years of stabilized phase-
one operations, we would assume that a project of twice this scale could be built within the NAC.

OWNERSHIP HOUSING

MARKET TRENDS

For-sale attached homes were harder hit during the 2008-09 recession than detached homes due to buyers in this
segment generally being younger and more sensitive to layoffs and tightened credit standards. However, the market
for attached homes has since recovered, though construction of new attached homes has been very limited in
McMinnville. Thus, attached homes represent a smaller share (6%) of all homes sales in McMinnville currently than
10 years ago (10%).

Both attached and detached homes have been undersupplied in McMinnville over the past 10 years, resulting in
significant declines in the market time for listed units. In 2022, the median market time was 10 days, while 60-90 days
is generally considered to represent a balanced market. The undersupply has caused rapid price gains, as in all other
parts of the region, with the median price of attached homes gaining 11.6% per year on average over the past 10
years. In 2022, the median price of attached homes in McMinnville was $369,000, or $264 PSF.

SURVEY OF COMPARABLES

JOHNSON EcoNomics surveyed five subdivisions in McMinnville for this analysis. Three are townhome projects built out
between 2004 and 2009, while two are newer detached-home projects with homes built over the past three years.
Adjusting sales prices from the past three years to current values using the county median, the homes range from
around $243,000 to $710,000, or $188 to $322 PSF. The average value is $412,000 per home and $243 PSF.

ACHIEVABLE PRICING

Based on the resale prices in the surveyed townhome subdivisions and new-home prices in the detached-home
subdivisions (adjusted based on typical townhome discounts), we estimate that townhomes in the NAC in the current
market would represent pricing in the range of $360,000 to $440,000, or $243-258 PSF. This is likely adequate to
support construction of suburban townhomes with a mid-market profile in the NAC.

FIGURE 2.2: ACHIEVABLE OWNERSHIP PRICING, 1Q23

UNIT MIX PRICING
Type Units (#) Units (%) Home Size Lot Size Per Home Per SF
2B/2.5b 10 33% 1,400 2,000 $361,400 $258
3B/2.5b 10 33% 1,600 2,500 $400,400 $250
3B/2.5b 10 33% 1,800 3,000 $436,600 $243
Total 30 100% 1,600 2,500 $399,467 $250

SOURCE: JoHNSON Economics

ABSORPTION

Assuming a normalization of mortgage rates in future years, we estimate that around 15 for-sale townhomes can be
absorbed annually in the NAC. This assumes that the supply of new townhomes continues to be limited elsewhere in
the city.
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COMMERCIAL SPACE

MARKET TRENDS

As in most other places, the shift to online shopping has constrained commercial development in McMinnville in
recent years. 2006 was the last year with a substantial amount of new supply, when 81,000 square feet were added
to the market. Over the past 10 years, only 34,000 square feet have been completed, according to CoStar. However,
87,000 square feet were absorbed on a net basis over this period, resulting in declining vacancy. The current vacancy
rate is 1.8%, which is unusually low. This compares to 2.0% in Salem Metro and 3.5% in Portland Metro. Lease rates
have risen in recent years, roughly in pace with general inflation.

SURVEY OF COMPARABLES

JOHNSON EcoNOMmICS surveyed six commercial properties with a neighborhood orientation for this study: two just south
of the NAC at the 2"¢ Street/Hill Road intersection (built 1990 and 2009), and four from other parts of the Portland-
Salem region (built 2008-22). The latter represent some of the most recent commercial developments in peripheral
suburban locations in the region. Annual PSF lease rates at the two McMinnville properties are $18 (modified gross)
and $27.36 (full service). The four regional comparables represent lease rates in the $23.50-28.00 range (triple net).

ABSORPTION

Current traffic volumes and household counts around the NAC indicate inadequate support for new construction
commercial space in the NAC. However, following the completion of 570 housing units in the Fox Ridge planning area,
a commercial center in the NAC would be the closest shopping location for an estimated 1,500 households. At that
point, we expect a small commercial project with 5,000-10,000 square feet to be feasible in the NAC, primarily with
food/beverage and service tenants. Additionally, we expect a daycare center and possibly a gas station with a
convenience store to be feasible around the same time.

ACHIEVABLE PRICING

The surveyed comparables and the households sales estimates for the area around the NAC indicate lease rates in the
low end of what can support new construction, likely requiring cost-effective designs and features. Based on today’s
market rates, we would expect lease rates in the $24-27 range (NNN) to be achievable, with somewhat lower rates
for a daycare center.

FIGURE 2.3: POTENTIAL TENANTS AND ACHIEVABLE PRICING (1Q23)*, SUBIECT SITE

# MAJOR CATEGORY CATEGORY SQ.FT. FAR ACRES RATELOW RATE HIGH

1  Eating/drinking places Restaurant 2,800 0.25 0.3 $25.00 $27.00

2 Eating/drinking places Restaurant/coffee 1,500 0.25 0.1 $25.00 $27.00

3 Personal care Hair/nail/spa salon 1,500 0.25 0.1 $24.00 $26.00

4 Health/medical services Physician/chiropractor 1,500 0.35 0.1 $24.00 $26.00

5 Professional/financial services Real estate/insurance 1,000 0.35 0.1 $24.00 $26.00

6  Education Daycare/preschool 4,000 0.30 0.3 $22.00 $24.00
Total: 12,300 1.0 $22.00 $27.00

* Achievable lease rates are annual NNN rates per square foot.
SOURCE: JOHNSON ECONOMICS

CONCLUSIONS

FEASIBLE USES

This analysis indicates adequate market support for rental apartments, rental townhomes, ownership townhomes,
and commercial space in the NAC. With a single-phase, 12-month absorption period, we estimate that 170 housing
units are feasible in the NAC. We would expect these to require roughly eight acres of land. A strip mall and daycare
center may need another acre of land, while an additional acre might be absorbed by a gas station with convenience
store. Together, these uses would bring the total size of the NAC to roughly 10 acres.

CITY OF MCMINNVILLE | FOX RIDGE MARKET ANALYSIS PAGE 3

Page 366 of 556



FIGURE 2.4: POTENTIAL LAND ABSORPTION

FEASIBLE USES Res. Density Com. Land Need
LAND USE Scale Unit (U/Ac) FAR (Acres)
Rental apartments 150 Units 28 5.4
Rental townhomes 15 Units 14 1.1
Ownership townhomes 15 Units 10 1.5
Retail space 8,300 SF 0.27 0.7
Daycare center 4,000 SF 0.30 0.3
Gas station w/conv. store 5,000 SF 0.15 0.8
Total 8.9 (9.7)

SOURCE: JOHNSON ECcONOMICS

We expect there will be potential for a larger residential component, at roughly twice the indicated scale, assuming
absorption over a three- to four-year period. This would shorten the time needed to develop adequate support for
the commercial component. However, the land need for the NAC would then likely increase to around 17-18 acres.

FEASIBLE BUILDING FORMATS

Based on the anticipated market support and pricing, rental apartments in the NAC are likely to be of a three-story
walk-up format with surface parking. The rental townhomes will likely be two-story structures, either with or without
attached garages. The ownership townhomes are most likely to be two-story structures with attached garages.

Commercial space for food/beverage and service tenants is most likely to have a standard single-story strip mall
format, while a daycare center is most likely to be a single-story building with a gable roof.

LOCATION OF USES

Commercial activity in the NAC will depend on good exposure to auto traffic, and will therefore need a location near
one of the major Hill Road intersections, either at Wallace Road or Fox Ridge Road. Assuming future development of
the high school site, the Wallace Road intersection will likely provide the strongest exposure, positioning the
commercial component to capture demand from residents east of Hill Road in addition to Fox Ridge residents. This
will require a site and road layout that provides easy access between Fox Ridge Road and the commercial center.

Both rental apartments and townhomes function well adjacent to commercial uses from a market standpoint.
However, we therefore recommend rental apartments closest to the commercial section, as rental housing tends to
benefit more from this proximity.
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1.  RENTAL HOUSING

MARKET TRENDS

SUPPLY AND DEMAND

Demand for rental housing increased notably during the last decade, following the foreclosure crisis and recession in
the late 2000s. Stricter credit conditions resulted in fewer households qualifying for mortgages, while rapidly rising
college tuition and rents made it more difficult — especially for young households — to save up for the higher
downpayment requirements. Thus, segments of the previous homeowner market were now relegated to the rental
market. Early in the decade, there was excess supply of ownership housing left over from the foreclosures. Many of
these were bought by investors and turned into rentals. As the ownership market recovered and these homes
appreciated rapidly, many investors sold the homes — predominantly to owner-occupants. This reduced the supply of
single-family rentals, forcing many renters into apartments. Thus, most markets saw strong gains in apartment
demand over the decade, which in many places was met by a record construction pace.

McMinnville has not seen the same increase in apartment construction as most other parts of the region. Multifamily
building permits for buildings with five or more units averaged 40 units annually over the past decade, compared to
60 units annually during the 2000s (likely including some condominium flats). According to CoStar, which tracks most
rental apartment properties with online listings, the supply of new apartments in McMinnville over the past decade
was roughly on par with the supply in the prior decade. The new supply was generally absorbed quickly. Net market
absorption was as high as 140 units annually in 2017 and 2020, when large new projects were completed. The market
absorption has been constrained by a lack of new supply over the past two years, as it was in the first half of the last
decade. Note that the CoStar data does not include all recent projects in McMinnville. The Housing Needs Analysis
recently completed for the City of McMinnville estimates a need for 75 new multifamily units annually over the coming
years — most of which will be rental apartments.

FIGURE 3.1: APARTMENT DELIVERIES AND NET ABSORPTION (2000-22)
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VACANCY AND RENT GROWTH

Reflecting the limited new supply, apartment properties in McMinnville have seen a decline in vacancy rates over the
past 10 years, with a current rate of 1.2%, according to CoStar. A 5.0% rate is generally considered to represent a
balanced market, where supply matches demand, and rent growth is kept in line with general income growth.
McMinnville has not been at this level since late 2012, when its vacancy rate was on par with that of the Portland and
Salem metro areas. Over the following 10 years, the city followed the Salem market for a while, but has diverged from
the Salem trend over the past three years. The current low vacancy rate indicates considerable pent-up demand.

One of the factors that has likely sustained strong occupancy in McMinnville is its relatively affordable rent levels.
According to CoStar, its average rent level for market-rate units is currently $1,200 per unit and $1.41 per square foot.
This is well below the average in the Salem and Portland markets. Moreover, properties in McMinnville have not
raised their rents as quickly as most properties in these markets, despite stronger occupancy. Over the past five years,
the market-wide rent growth has averaged 4.5% per year. The current low vacancy rate suggests that the market is
somewhat underpriced currently. The relatively low rents may have deterred new development over the past decade.

FIGURE 3.2: STABILIZED VACANCY AND AVERAGE RENT PER SQUARE FOOT, GEOGRAPHIC COMPARISON
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SURVEY OF COMPARABLES

COMPARABLES

JOHNSON EconoMmics surveyed five apartment projects of relatively recent vintage in McMinnville for this analysis. Three
of these opened over the past three years, while one opened in 2016 and one in 2009. The projects represent a typical
suburban, walk-up format, with multiple two- or three-story buildings. None of the projects include ground-floor
commercial space, which is not represented at apartment projects in suburban parts of McMinnville.

The following map shows the locations of the surveyed properties. Detailed profiles of the projects are included over
the next pages, followed by a rent and vacancy summary.

FIGURE 3.3: MAP OF SURVEYED APARTMENT PROPERTIES

SOURCE: JoHNSON Economics
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FIGURE 3.4: PROFILES OF SURVEYED APARTMENT PROPERTIES
1 - BAKER CREEK APARTMENTS

2005 NW 23rd St, McMinnville, OR

Project Amenities Unit Amenities

YEAR BUILT: 2021 Clubhouse Vinyl plank flooring
TOTAL UNITS: 70 Playground Solid surface countertops
PARKING SPACES/UNIT: 1.64 Lawn/park Stainless steel appliances
OCCUPANCY: 98.6% On-site management 9-foot ceilings, washer/dryer
AVERAGE RENT/SF: $1.47 Balcony
UNIT CHARACTERISTICS OCCUPANCY RENTS

Units (#)  Units (%) Avg. Size Vac. (#) Occ. (%) Low High Average  Avg.PSF
1B/1b 11 16% 750 0 100% $1,200 $1,200 $1,200 $1.60
2B/2b 54 77% 952 1 98% $1,400 $1,400 $1,400 $1.47
3B/2b 5 7% 1,204 0 100% $1,575 $1,575 $1,575 $1.31
Tot./Avg: 70 100% 938 1 99% $1,200 $1,575 $1,381 $1.47

2 - VALLEY POINTE

2825 SW 2nd St, McMinnville, OR

Project Amenities

Unit Amenities (Renovated)

CITY OF MCMINNVILLE | FOX RIDGE MARKET ANALYSIS

YEAR BUILT: 2009 Park Laminate counters, white appliances
TOTAL UNITS: 68 Playground Carpet and vinyl flooring
PARKING SPACES/UNIT: 1.69 (Pets not allowed) Washer/dryer hookups
OCCUPANCY: 100.0% 9'and vaulted ceilings
AVERAGE RENT/SF: $1.69 Patio/balcony
UNIT CHARACTERISTICS OCCUPANCY RENTS
Units (#) Units (%)  Avg. Size Vac. (#) Occ. (%) Low High Average Avg. PSF
2B/1b 34 50% 832 0 100% $1,400 $1,400 $1,400 $1.68
2B/2b 34 50% 918 0 100% $1,550 $1,550 $1,550 $1.69
Tot./Avg: 68 100% 875 0 100% $1,400 $1,550 $1,479 $1.69
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3 - EVANS CROSSING APARTMENTS

2501 NE Evans St, McMinnville, OR

Project Amenities

Unit Amenities

YEAR BUILT: 2020 Laundry room Vinyl plank, carpet flooring
TOTAL UNITS: 119 Dog park Laminate countertops
PARKING SPACES/UNIT: 1.61 On-site management White appliances
OCCUPANCY: 99.2% 9-foot ceilings
AVERAGE RENT/SF: $1.65 Balcony
UNIT CHARACTERISTICS OCCUPANCY RENTS

Units (#) Units (%)  Avg. Size Vac. (#) Occ. (%) Low High Average Avg. PSF
1B/1b 18 15% 704 0 100% $1,350 $1,350 $1,350 $1.92
2B/1b 24 20% 940 1 96% $1,450 $1,450 $1,450 $1.54
2B/2b 77 65% 965 0 100% $1,575 $1,575 $1,575 $1.63
Tot./Avg: 119 100% 920 1 99% $1,350 $1,575 $1,523 $1.65

4 - EVERGREEN VALLEY APARTMENTS

725 SE Ford St, McMinnville, OR

Project Amenities

Unit Amenities
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YEAR BUILT: 2020 Playground Granite countertops
TOTAL UNITS: 66 Dog park Vinyl and carpet flooring
PARKING SPACES/UNIT: 1.74 Stainless steel appliances
OCCUPANCY: 100.0% 8-foot ceilings, A/C
AVERAGE RENT/SF: $1.78 Balcony
UNIT CHARACTERISTICS OCCUPANCY RENTS
Units (#) Units (%)  Avg. Size Vac. (#) Occ. (%) Low High Average Avg. PSF
2B/2b 66 100% 952 0 100% $1,695 $1,695 $1,695 $1.78
Tot./Avg: 66 100% 952 0 100% $1,695 $1,695 $1,695 $1.78
PAGE 9

Page 372 of 556



5 - LAFAYETTE PLACE

2349 NE Lafayette Ave, McMinnville, OR

Project Amenities Unit Amenities
YEAR BUILT: 2016 Community lounge Tile countertops, cherry wood cabinets
TOTAL UNITS: 132 Fitness room Carpet and vinyl plank flooring
PARKING SPACES/UNIT: 1.57 Dedicated surface parking Black appliances, washer/dryer
OCCUPANCY: 99.2% (Pets not allowed) A/C, ceiling fan, 8'/vaulted ceilings
AVERAGE RENT/SF: $1.73 Balcony/patio w/storage
UNIT CHARACTERISTICS OCCUPANCY RENTS

Units (#) Units (%)  Avg. Size Vac. (#) Occ. (%) Low High Average Avg. PSF
1B/1b 36 27% 725 1 97% $1,395 $1,395 $1,395 $1.92
2B/2b 96 73% 952 0 100% $1,595 $1,595 $1,595 $1.68
Tot./Avg: 132 100% 890 1 99% $1,395 $1,595 $1,540 $1.73

SOURCE: Property managers/agents, property websites, Craigslist, RealPage, CoStar, JOHNSON ECONOMICS

FIGURE 3.5: RENT AND OCCUPANCY SUMMARY, SURVEYED APARTMENT PROPERTIES

UNIT CHARACTERISTICS RENT CHARACTERISTICS
Project Name/ Low High Avg. Avg.Rent
Location Year Occupancy Type Units Mix Sq.Ft. Vacant Rent Rent Rent Per SF.
1) Baker Creek Apts. 2021 99% 1B/1b 11 16% 750 0 0% $1,200 - $1,200 $1,200 $1.60
2005 NW 23rd St, 2B/2b 54 77% 952 1 2% $1,400 - $1,400 $1,400 $1.47
McMinnville, OR 3B/2b 5 7% 1204 0 0% $1,575 - $1,575 $1,575 $1.31
Tot./Avg: 70 100% 938 1 1% $1,200 - $1,575 51,381 $1.47
2) Valley Pointe 2009 100% 2B/1b 34 50% 832 0 0% $1,400 - $1,400 $1,400 $1.68
2825 SW 2nd St, 2B/2b 34 50% 918 0 0% $1,550 - $1,550 $1,550 $1.69
McMinnville, OR Tot./Avg: 68 100% 875 0 0% $1,400 - 51,550 51,479 @ $1.69
3) Evans Crossing Apts. 2020 99% 1B/1b 18 15% 704 0 0% $1,350 - $1,350 $1,350 $1.92
2501 NE Evans St, 2B/1b 24 20% 940 1 4% $1,450 - $1,450 $1,450 $1.54
McMinnville, OR 2B/2b 77 65% 965 0 0% $1,575 - $1,575 $1,575 $1.63
Tot./Avg: 119 100% 920 1 1% $1,350 - $1,575 $1,523 $1.65
4) Evergreen Valley 2020 100%
725 SE Ford St, 2B/2b 66 100% 952 0 0% $1,695 - $1,695 $1,695 $1.78
McMinnville, OR Tot./Avg: 66 100% 952 0 0% $1,695 - 51,695 $1,695 $1.78
5) Lafayette Place 2016 99% 1B/1b 36 27% 725 1 3% $1,395 - $1,395 $1,395 $1.92
2349 NE Lafayette Ave, 2B/2b 96 73% 952 0 0% $1,595 - $1,595 $1,595 $1.68
McMinnville, OR Tot./Avg: 132 100% 890 1 1% $1,395 - $1,595 $1,540 $1.73

SOURCE: Property managers/agents, property websites, Craigslist, RealPage, CoStar, JOHNSON ECONOMICS
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OCCUPANCY

All five of the surveyed properties are at least 99% occupied. In total, only three units out of 455 are currently vacant.
This represents a vacancy rate of 0.7% (99.3% occupancy). This is unusually low, indicating capacity for additional
supply and rent growth.

RENTS

Rents at the surveyed properties range from $1,200 to 1,600 per month and $1.31 to $1.92 per square foot (PSF). The
average rent level in the sample is $1,524 per unit and $1.66 per square foot. None of the properties currently offer
any rent concessions.

With 5.0% vacancy typically regarded to represent market-clearing rent levels, the current low vacancy rates indicate
that the properties are priced below market levels.

Rents are generally highest at the properties in the east, which are near highways, employment, and services. The
lowest rent levels are Baker Creek Apartments, despite this being the newest project in the sample (built 2021). This
property thus appears particularly underpriced. The highest rent levels are represented by Evergreen Valley (built
2020), which is located near the McMinnville Airport. Between these two properties are the three remaining
properties, which all have similar rent levels. These include Valley Pointe, which is located south of Fox Ridge along
SW 2" Street. The project is somewhat dated (built 2009), but benefits from a location adjacent to the West Hills
Neighborhood Park. Taking into account that this property is 100% leased, significantly higher market-clearing rents
should be achievable for a new project with a similar location.

The following scatter plot displays the observed rents as a function of square footage, with each plot representing the
average for a specific unit type.

FIGURE 3.6: OBSERVED COMPARABLE RENTS
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SOURCE: Property managers/agents, property websites, Craigslist, RealPage, CoStar, JOHNSON ECONOMICS
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ACHIEVABLE PRICING

Achievable pricing in the Neighborhood Activity Center (NAC) will depend on the standard, profile, and amenities of
the community. In the following, we assume a nearby park and on-site amenities attractive to renters, as well as a
mid-market apartment profile with surface parking. Though none of the comparables include townhomes, we include
rent estimates for three-bedroom townhome units based on typical rent differentials to regular apartment flats. We
do not assume that a commercial center is in place at the time of lease-up, which could generate rent premiumes.

With the mentioned assumptions, we would expect rental apartments within the NAC to achieve pricing in the upper
end of the sample. Access to a park and commercial amenities is expected to partly offset the greater distance to
employment and major commercial areas. We would expect rents below Evergreen Valley, which is a recent project
with a Highway 18 location, but just above Lafayette Place, which is seven years old, though it benefits from proximity
to a large commercial area (Walmart, WinCo, Safeway).

The following chart displays our rent estimates as a function of unit type and square footage, alongside rents from
the comparables. Rent examples for different unit types and sizes are shown on the next page. These rates are based
on market rents as of 1Q23. We would expect the achievable rent levels to move with the wider market prior to
market introduction. The estimates reflect 12-month contracts with utilities billed separately.

FIGURE 3.7: OBSERVED COMPARABLE RENTS AND ACHIEVABLE PRICING
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SOURCE: Property managers/agents, property websites, Craigslist, RealPage, CoStar, JOHNSON ECONOMICS

With a program consisting of one- to three-bedroom apartments ranging in size from 700 to 1,100 square feet, plus
three-bedroom townhomes with 1,300 square feet (see next page), the estimates indicate monthly rent levels ranging
from $1,384 to $1,957 per unit and $1.51 to $1.98 PSF. With the suggested unit mix, this translates into an average
rent level of $1,596 per unit and $1.75 PSF. We expect this to be adequate to support traditional two and three-story
walk-up structures with surface parking, but not adequate for more costly formats like elevator buildings with tuck-
under or podium parking.
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FIGURE 3.8: ACHIEVABLE PRICING, 1Q23

Unit Type Units Unit. Av.era.ge Rent Per Rent per
Allocation Unit Size Unit Square Foot
1B/1b Apt 50 30% 700 $1,384 $1.98
2B/2b Apt 70 42% 900 $1,604 $1.78
3B/2b Apt 30 18% 1,100 $1,752 $1.59
3B/2b TH 15 9% 1,300 $1,957 $1.51
Total/Avg. 165 100% 912 $1,596 $1.75

SOURCE: JoHNSON Economics

ABSORPTION

MARKET-WIDE ABSORPTION

The historical absorption data presented earlier in this section reflected annual net absorption of around 140 units in
the two most recent years with significant amounts of new supply. According to Costar, 137 units were absorbed on
a net basis in 2017, when 132 new units were delivered (Lafayette Place) and the city-wide vacancy rate averaged
3.3%. In 2020, 142 units were absorbed when 119 units were delivered and the vacancy rate averaged 2.2%.

The current vacancy rate in McMinnville is 1.2%, according to CoStar. This additional market pressure indicates that
absorption higher than 140 units can be achieved, assuming adequate supply.

According to the Census Bureau, there are 2,600 rental apartment households in McMinnville currently. At the current
vacancy rate, these households can absorb 165 additional units before the vacancy rate climbs above the 5.0% that
represents a balanced market. Additionally, with a current vacancy rate around 1.0%, there is also significant pent-up
demand from prospective renters unable to find units that match their needs. Thus, we would expect the current
annual absorption potential to be well above 200 units, not taking into account new demand from population growth.

According to the most recent Housing Needs Analysis (HNA) conducted for the City of McMinnville (ECONorthwest,
2019), population growth in the city is projected to generate a need for 75 new multifamily units (mostly apartments)
annually in coming years. Demand for other housing forms is projected to grow by roughly 150 units annually. The
total housing need is thus estimated to grow by around 225 units per year. Over the past 15 years, the city has only
been able to produce housing at this level once, in 2019, based on issued building permits. Over the past five years,
the new housing supply has averaged roughly 175 units annually. In markets with undersupply of housing, the unmet
demand typically filters down to the least costly housing form (rental apartments) as the least affluent households are
priced out of the more expensive housing forms. Thus, it is not unlikely that McMinnville in coming years will see
additional apartment demand from an undersupplied single-family market. The potential market-wide apartment
absorption may therefore be higher than the 75 units annually indicated by the HNA.

Demand for attached homes is estimated to grow by 27 units annually, according to the HNA. We will assume that
50% of this will be for rental units, indicating annual absorption of around 15 attached rental homes (the current
rental percentage in this category is 71%, according to Census Bureau, but includes renter-occupied for-sale homes).

SUBIECT SITE ABSORPTION

Given the current demand pressures, we would expect a single-phase apartment project in McMinnville to absorb up
to 200 units annually in the current market. If additional supply were to ease the pressures to the point where the
market-wide vacancy rate reaches 5.0%, we would assume that around 100 units could be absorbed annually. As
McMinnville’s vacancy rate has stayed well below 4.0% since 2013, we regard the latter scenario to be unlikely. We
therefore expect a project with around 150 apartments to be feasible in the NAC with an absorption period of around
12 months in coming years. Additionally, we would assume that around 15 rental townhomes can be absorbed
annually. We would assume that up to 300 apartments and 30 townhomes may be feasible over a period of three to
four years, assuming two-phase approach with one to two years of stabilized phase-one operations.
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IV. OWNERSHIP HOUSING

MARKET TRENDS

SALES VELOCITY

Detached single-family homes currently account for 94% of all home sales in McMinnville, while attached homes
account for 6%. The latter made up roughly 10% of all sales transactions early in the last decade. Based on records
from the Regional Multiple Listing System (RMLS), the total sales volume has been fairly stable at around 500
transactions per year over the past 10 years.

The stable sales pace masks the increase in demand that has taken place over this period. This is evident in the decline
in market time for listed units. In 2013 the median time between listing and sale was 68 days. By 2021, the median
had fallen to 6 days. There was a slight increase to 10 days in 2022, and sales so far in 2023 indicate a continued
increase, reflecting the impact of higher mortgage rates. Attached homes have generally sold quicker than detached
homes over the past decade, though there has been little difference between the two in recent years. A median
market time of 60-90 days is generally considered to represent a balanced market in terms of supply and demand.

FIGURE 4.1: OWNERSHIP HOUSING SALES AND MEDIAN DAYS ON THE MARKET (2013-22)
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SALES PRICES

Sales prices in McMinnville have risen rapidly over the past 10 years, as they have all across the Pacific Northwest.
Attached homes have seen the strongest gains, with an average annual price increase of 11.6%. This might reflect that
attached home values were more depressed in the wake of the 2008-09 recession due to the loss of demand from
young buyers. Detached homes have gained 10.1% annually over the same period. Median prices in 2022 were
$453,000 for detached homes and $369,000 for attached homes. On per-square-foot (PSF) basis, the median was
$280 for detached homes and $264 for attached homes.

FIGURE 4.2: OWNERSHIP HOUSING PRICE TRENDS (2013-22)
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SURVEY OF COMPARABLES

COMPARABLES

JOHNSON Economics surveyed five subdivisions in McMinnville for this analysis. Three are suburban, two-story
townhome projects, built out between 2004 and 2009 (#1-3). In the following pricing analysis, we will rely on resale
transactions within these subdivisions. Due to the lack of more recent townhome projects, we have included two
recent detached-home projects near the Fox Ridge area (#4-5). We will use new-home transactions from these
projects in order to provide additional pricing references for townhomes, taking into account typical price differentials
between the two housing types. The following map shows the locations of the surveyed subdivisions.

Details on each project is included over the next pages. We have included the most recent sales transactions within
each subdivision, with estimates of current value based on trended price estimates, using an index of monthly median
sales prices in Yambhill County (the county dataset reflects the same price trend as McMinnville, but with more data

points and less random fluctuations).

FIGURE 4.3: MAP OF SURVEYED SUBDIVISIONS

SOURCE: JoHNSON Economics
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FIGURE 4.4: PROFILES OF SURVEYED SUBDIVISIONS
1 - KALE WAY TOWNHOMES

NW Yohn Ranch Dr, NW Kale Way, McMinnville, Oregon

Community Amenities Typical Unit Amenities
TYPE: 2-Story Townhomes Adjacent park w/playground Laminate plank, carpet, vinyl floors
YEAR BUILT: 2006-07 Walking trail Granite and laminate countertops
TOTAL LOTS: 27 (No HOA fees) Walk-in pantry
AVERAGE LOT SIZE: 2,139 Stainless appliances
AVERAGE PRICE/SF: $238 Patio, A/C
BUILDING DETAILS SALES PRICE & CURRENT VALUE

Street Address Lot Size (SF) Size (SF) Beds Baths Date Price ($) Curr. Value S/SF

1952 Nw Yohn Ranch 2,178 1,444 2 2.1 10/28/2022 $379,000 $356,017  $247

2022 Nw Kale Way 2,613 1,359 2 2.1 7/22/2022 $380,000 $340,792 $251

2000 Nw Yohn Ranch 2,178 1,444 3 2.1 6/8/2021 $325,000 $323,233 $224

2050 Nw Yohn Ranch 2,178 1,431 3 2.1 4/9/2021 $315,000 $326,241 $228

2006 Nw Kale Way 2,613 1,444 3 2.1 8/31/2020 $295,000 $332,860 $231

2 - PEMBERLY LOOP

SW Pemberly Loop, McMinnville, Oregon

Community Amenities Typical Unit Amenities
TYPE: 2-Story Townhomes (HOA fees: $75/mo.) Laminate, tile, carpet flooring
YEAR BUILT: 2007-09 Tile, laminate countertops
TOTAL LOTS: 21 Black appliances
AVERAGE LOT SIZE: 2,607 Gas fireplace
AVERAGE PRICE/SF: $206 Vaulted ceilings, A/C, patio
BUILDING DETAILS SALES PRICE & CURRENT VALUE
Street Address Lot Size (SF) Size (SF) Beds Baths Date Price ($) Curr.Value  $/SF
416 Sw Pemberly Loc 4,791 1,930 3 2.1 7/29/2022 $425,000 $381,149 $197
339 Sw Pemberly Loc 2,178 1,503 3 2.1 3/11/2022 $355,000 $328,698 $219
336 Sw Pemberly Loc 1,742 1,597 3 2.1 11/15/2021 $357,000 $348,977 $219
417 Sw Pemberly Loc 2,178 1,732 3 2.1 3/25/2021 $329,000 $347,780 $201
433 Sw Pemberly Loc 2,178 1,732 3 2.1 12/28/2020 $299,150 $325,612 $188
423 Sw Pemberly Loc 2,178 1,732 3 2.1 4/15/2020 $300,000 $352,613 $204
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3 - CYPRESS HILLS

NW Cypress St at W 6th St, McMinnville, Oregon

Community Amenities Typical Unit Amenities
TYPE: 2-Story Townhomes Backing forested hill Laminate plank, carpet, vinyl flooring
YEAR BUILT: 2004 (No HOA fees) Laminate countertops
TOTAL LOTS: 20 White appliances, el. range
AVERAGE LOT SIZE: 2,591 Vaulted ceilings, split level entry
AVERAGE PRICE/SF: $239 Deck
BUILDING DETAILS SALES PRICE & CURRENT VALUE

Street Address Lot Size (SF)  Size (SF) Beds Baths Date Price ($) Curr.Value  $/SF

527 Nw Cypress St 2,613 1,480 3 21 2/3/2023 $380,000 $380,000  $257

675 Nw Cypress St 1,742 1,306 2 2.1 5/27/2022 $379,500 $340,178  $260

563 Nw Cypress St 2,613 1,480 3 2.1 7/2/2021 $338,000 $332,697 $225

575 Nw Cypress St 2,613 1,480 3 2.1 5/24/2021 $340,000 $345,049 $233

511 Nw Cypress St 1,742 1,308 2 2.0 2/1/2019 $243,000 $305,657 $234

667 Nw Cypress St 2,613 1,480 3 2.1 10/19/2018 $265,000 $336,751 $228

4 - BAKER CREEK WEST

NW Baker Creek Rd & NW Hill Rd, McMinnville, Oregon

Community Amenities Typical Unit Amenities
TYPE: 2-Story Detached Neighborhood park Laminate plank, carpet flooring
YEAR BUILT: 2019+ Playground Quartz/tile countertops
TOTAL LOTS: 125 Trails Stainless appliances, kitchen island
TYPICAL LOT SIZE: 4,000 (HOA fees: $28/mo.) Gas fireplace/range, walk-in closet
AVERAGE PRICE/SF: $269 9-foot ceilings, A/C
BUILDING DETAILS SALES PRICE & CURRENT V