
REDEVELOPING THE 
NW RUBBER SITE



SETTING THE STAGE
 This is a work session to discuss the recommendation of a development team to start 

negotiations of a development agreement to redevelop the site per the city’s 
(community) vision.  

• Merit of the development team
• Merit of the development team’s project concept
• Merit of the development team’s responsiveness to the city’s (community) vision

 Resolution No. 2025-03  - On URB meeting tonight.  MOU to enter negotiations for a 
development agreement.  Development agreement comes back to URB for 
consideration in a public meeting.

 Urban Renewal Funding vs City Funding 



NE GATEWAY DISTRICT REDEVELOPMENT PROJECT

NORTHWEST RUBBER REDEVELOPMENT SITE -
NE GATEWAY DISTRICT

Purchased: 
10/23/23, $4.25 MM 
+ closing costs

Loan from WW Fund 
– Interest only 
payments for five 

 



Vacant 3.5 Acre Industrial Site 
(Rubber Plant) Purchased by the 

City of McMinnville for a mixed-use 
commercial/residential 
redevelopment project. 

Identified in 2013 NE Gateway District Plan as a catalyst opportunity site to revitalize the 
redevelopment of this city center industrial area into a vibrant mixed-use neighborhood.  



NE GATEWAY DISTRICT PLAN, 2012

Identified as an Opportunity 
Site for the INDUSTRIAL USE 
TRANSITION Goal in the 
plan.  

“Compact, mixed-use and 
economically vibrant”



RB RUBBER INTEGRATION

Slide from:

August 16, 2011
Community Open House



NE GATEWAY PLAN, JUNE 2012



Summary of Area Planning to Date
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URBAN RENEWAL:



PURPOSE OF URBAN RENEWAL
 Improve specific areas of a city that are poorly developed or underdeveloped.  

 Old or deteriorated buildings   (56% of NE Gateway Area Properties are Low Improvement Value)

 Streets and utilities in poor condition

 Lack of parking

 Allows for the use of tax increment financing to fund projects which will stimulate 
redevelopment, business investment and economic vitality.

 Incremental revenue (amount of taxes generated in the area after the district is 
formed) are used to repay borrowed funds..

 The funds borrowed are used to pay for urban renewal projects

 Projects are chosen based on a plan with direct and indirect return to the district.



PURPOSE OF URBAN RENEWAL
 Improve specific areas of a city that are poorly developed or underdeveloped.  

 Old or deteriorated buildings   (56% of NE Gateway Area Properties are Low Improvement Value)

 Streets and utilities in poor condition

 Lack of parking

 Allows for the use of tax increment financing to fund projects which will stimulate 
redevelopment, business investment and economic vitality.

 Incremental revenue (amount of taxes generated in the area after the district is 
formed) are used to repay borrowed funds..

 The funds borrowed are used to pay for urban renewal projects

 Projects are chosen based on a plan with direct and indirect return to the district.

When the district sunsets, not only is the area redeveloped 
with vitality meeting the community’s needs and no longer 
blighted, but it also is producing tax revenue at a much 
greater pace than if the district did not exist.  

Area = less blighted
Community Needs Met = Housing, jobs, etc.
Overlapping Taxing Districts = More Revenue
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TIF = Pays for Urban Renewal Projects
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1889 - Railroad arrived in 
1879, no development in 

the district area yet.  

1912 – Nestle Milk 
Condensery built on the 

redevelopment site  

1928 – Dwellings start to 
fill in the neighborhood.  

History – CATALYTIC SITE– SANBORN MAPS



Catalytic 
Redevelopment



REDEVELOPING THE 
NW RUBBER SITE

10/23/2023 7/19/2024 4/22/2025



NORTHWEST RUBBER SITE,
NE GATEWAY DISTRICT – 

Control, RFQ and Redevelopment



NORTHWEST RUBBER SITE,
NE GATEWAY DISTRICT – 

Control, RFQ and Redevelopment

Building Something Transformative – 
for the Neighborhood and for McMinnville



Project Scope of Work
  TASK COMMENTS TIMEFRAME
 Secure Property Environmental assessment and purchase 8/23 - 11/23

 Hire a Consultant Help the subcommittee draft a RFQ 2/24

 Meet with Developers Consultant/Staff Meets 6/24

 Draft/Publish RFQ Community Values / Just City Principles 7/17/24

 Host a Orientation and Tour On-Site 8/6/24

 Qualification Proposals Due 8/30/24

 Select Short List of 
Developers

Reflect Project Goals/Values 9/24

 Community Engagement Design Charrette 10/24

 Short List – 
Concept Proposals Due

Reflect Project Goals/Values 1/25

 Select Developer Based on Qualifications/Concept Proposal 2/25

 Negotiate Development 
Agreement

Incorporate Project Goals and Values 3/25 - 11/25

 Transact Property Sell Property (Prepare Site as Negotiated) 12/25



Project Scope of Work
  TASK COMMENTS TIMEFRAME
 Secure Property Environmental assessment and purchase 8/23 - 11/23

 Subcommittee Representative 11/23

 Hire a Consultant Help the subcommittee draft a RFQ 2/24

 Meet with Developers Generate interest 6/24

 Draft/Publish RFQ Community Values / Just City Principles 7/24

 Select Short List of 
Developers

Reflect Project Goals/Values 8/24

 Community Engagement Design Charrette 10/24

 Short List – 
Concept Proposals

Reflect Project Goals/Values 1/25

 Select Developer Based on Qualifications/Concept Proposal 2/25

 Negotiate Development 
Agreement

Incorporate Project Goals and Values 3/25 - 11/25

 Transact Property Sell Property (Prepare Site as Negotiated) 12/25

 Construction 2025 – 26



Public-Private Partnerships

Private Developers Seek:

• Political Will
• Financial Means
• A clear plan with quality controls
• Strong vision

Public Sector Seeks:

• Developers who…
• Have done PPP and similar project type
• Understand public process and scrutiny
• Are financially strong
• Are in it for the long haul

• References are critical
• Equity or an equity source is in place
• Debt sources as well



RFQ vs RFP

• Request for Proposals (RFP)
• Detailed drawings 
• Detailed financial terms

• Request for Qualifications (RFQ)
• Track record of success
• Quality of past projects
• Qualifications of the design and construction team
• Financial capacity



Typical Deal Process

RFQ – find 
your partner

MOU – 
establish the 
deal outline

DDA – hammer 
out the details

Ongoing 
management 
agreements

• Less complex

• Early stage

• Outline level deal 
points

• Due diligence stage

• May/may not be 
legally binding

• …but politically 
committing

• Form and quantity of 
public contributions

• Development and 
land purchase 
phasing

• Purchase price

• Ability to resell 
property

• Conditions

• Performance 
requirements

• Design standards

• Timeline

• Land leases

• Parking leases

• Easements

• Building leases

• Maintenance 
agreements

• Marketing 
agreements



THE RFQ

Census Data Review
SWOT Analysis



Set the table to partner with a developer on a transformative project in this district:  

Transformative in terms of – 

 Developing a project that is uniquely McMinnville, meeting our city’s needs in a forward-
facing, authentic manner

• Mixture of housing serving a diverse community
• Design reflecting the unique attributes of the neighborhood
• Celebration of some of our community layers that are often not recognized fully
• Involve the community in the project

 Utilizing a process that is inclusive, data-informed and responsive

• City Goals and Principles in the RFQ
• Choosing a developer based on shared values and vision for the area and the site

OUR OPPORTUNITY:



Required Elements:
 Variety of Housing Types and Price Points
 Commercial Spaces
 Parks, Plazas and Open Spaces
 Parking

Optional Elements:
 Hospitality Uses
 Utilization of Existing Site Components



Key Objectives:
 Catalytic Project
 Welcoming to the Entire Community
 Reflects Core Values – 

Courage, Equity, Stewardship, Accountability
 Demonstrates Design Excellence
 Anti-Displacement
 Representational Community Engagement



Phase 1 - Submittal and Evaluation

1) Letter of Introduction
2) Resumes
3) Firm Profiles
4) Statement of Vision for Site
5) Approach to Community Engagement
6) List of Relevant Successfully Completed Mixed-Use Developments
7) References (5) from Public Agencies/Clients
8) Banking References and Equity Partners

Vision 25 Points
Experience 40 Points
Team 30 Points
Completeness of Submittal 5 Points

Received 8 Proposals – 
Selected 4 for Interviews

Narrowed down to 3 
Proposals



Received 8 Proposals:

1) Community Development Partners
2) Community Partners Affordable Housing
3) Edlen
4) Ethos
5) Guardian
6) Palindrome
7) Redbridge
8) Shortstack

Semi-Finalists:
• Ethos
• Guardian
• Palindrome



Phase 2 - Timeframe



Community Design Workshop



Phase 2 - Submittal Requirements:

1) Executive Summary
2) Development Program
3) Development Schedule
4) Community Engagement Plan
5) Proposed Business Deal and 

Transaction Structure
6) Conceptual Design Documents



Phase 2 - Evaluation

Project Concept 60 Points
Responsiveness to Statement of Values 20 Points
Diversity, Equity and Inclusion 20 Points







Some Additional Considerations:

Review Subcommittee:
Mayor, Remy Drabkin (2024) / Kim Morris (2025)
City Manager, Jeff Towery
Community Development Director, Heather Richards
MURAC Member – Lisa Pool
MURAC Member – Walt Gowell
MURAC Member – Peter Kircher

Consultant Team – Leland Consulting Group



FISCAL IMPACT:

Near Term – Terms of the Transaction
• Land PSA
• Fees (Permits, SDC Fees, etc.)

Long Term – Annual Aggregate Over Time
• Property Tax Revenue
• Jobs – Wages
• Residential Dispensable Income
• Tourism Income
• Transient Lodging Tax
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See Financial 
Analysis by LCG



PALINDROME:

• Required Elements (Housing, Commercial, Parking, Open Space)

• Optional Elements (Hospitality, Utilization of Existing Site Components)

• Meets Objectives (Catalytic, Design Excellence, Representational 
Engagement, Anti-Displacement, Welcoming, Core Values (Equity, 
Stewardship, Courage, Accountability)

• Fiscal Impact (District, City, Community, Overlapping Taxing Districts)

• Community Engagement – Feedback Loop throughout the project



Introducing Palindrome:



$80.5 MM













25 Years of History

8600 Housing Units
389,000 sf commercial space

Mission = Create Places for People



61McMinnville Northwest Rubber Site | City Council 6-11-24



SUMMARY - PALINDROME

 They provided the program that bests matches the NE Gateway Plan and 
the RFQ.  (Commercial, Residential, Hospitality, Plazas, Open Spaces, 
Industrial Characteristics)

 They have experience with the program provided. 
(It is what they do, and they own and mandage their own products)

 Their program has the opportunity for the most catalytic impact  
(direct return and indirect return on investment).



CONCERNS:

• Parking – The proposal does not have enough parking to meet the City’s regulations for 
required off-street parking.  How is this resolved?

• Viability – Ensure that there are contractual mechanisms to protect the URA from non-
performance with claw back provisions.

• Consider the financial Impact to Overlapping Taxing Districts in terms of the sunset of the 
district (debt beyond sunset, tax credit beyond sunset)

• Consider positive Fiscal Impact to the Urban Renewal District, City, County, Community, and 
overlapping taxing districts.  

• Community Engagement – Feedback Loop throughout the project

• Purchase and Sale of the Property – There needs to be a fair return to the community.  
(Assure that the agency/city can assume the debt or is made whole over the time of the 
project, either directly or indirectly, with anticipated catalytic redevelopment in the area.)

• MULTE – Negotiate a payment in lieu of taxes



DISCUSSION
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