
Meeting Accessibility Services and Americans with Disabilities Act (ADA) Notice: Kent Taylor Civic Hall is accessible to persons with disabilities.  
A request for an interpreter for the hearing impaired or for other accommodations for persons with disabilities should be made a least 48 hours 
before the meeting to the City Recorder (503) 435-5702 or CityRecorderTeam@mcminnvilleoregon.gov. 

 Kent Taylor Civic Hall 
  Council Chambers 
 200 NE Second Street 
 McMinnville, OR 97128 

McMinnville Urban Renewal Agency Meeting Agenda 
Tuesday, January 13, 2026 

7:00 p.m.   
(IMMEDIATELY FOLLOWING REGULAR CITY COUNCIL MEETING) 

Welcome! This meeting will be a hybrid (in-person & Zoom) Meeting. However, if you are not feeling well, please stay 
home and take care of yourself. 

The public is strongly encouraged to relay concerns and comments to the Council in one of five ways: 
• Pre-register using the online form here:

https://www.mcminnvilleoregon.gov/citycouncil/webform/public-comment-card (Registration OPENS at 5:00 p.m. 
the day the agenda is posted, one week before the meeting, and CLOSES at 12:00 p.m. the day BEFORE the meeting // 

(Any form submitted outside this window will not be addressed); 
• Written comments may be submitted to the City Recorder Team any time up to 12:00 p.m. the day BEFORE the

meeting and mailed to (McMinnville City Hall, c/o City Recorder Team, 230 NE Second Street, McMinnville, OR, 97128); 
• Digital comments (email) may be submitted to the City Recorder Team any time up to 12:00 p.m. the day BEFORE the 

meeting to CityRecorderTeam@mcminnvilleoregon.gov; 
• Fill out a physical public comment card found at McMinnville City Hall; any time up to 12:00 p.m. the day BEFORE the 

meeting, but not before 5:00 p.m. on the day the agenda is posted for the following week; 
• Attend in person and fill out a public comment card.

______________________________________________________________________________ 

You can live broadcast the City Council Meeting on cable channels Xfinity 11 and 331, 
Frontier 29 or webstream here: 

mcm11.org/live 

URA MEETING: 
You may join online via Zoom Webinar Meeting: 

https://mcminnvilleoregon.zoom.us/j/88423491108?pwd=uL74oRgakyfwpH4qBv6RClfKsa1Lkj.1 
 Or you can call in and listen via Zoom: 1-253- 215- 8782 

Webinar ID: 884 2349 1108 

1. CALL TO ORDER

2. RESOLUTION
a. Consider Resolution No. 2026-01: A Resolution of the McMinnville Urban

Renewal Board authorizing the Interim McMinnville City Manager or designee to
enter into and manage a Memorandum of Understanding with Guardian Real
Estate Services LLC and the Housing Authority of Yamhill County to negotiate the
redevelopment of the property at 904 NE 10th Avenue and 836 NE Alpine
Avenue (Tax Lots R4421BA 03800 and R4421BA 03850).

3. ADJOURNMENT
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STAFF REPORT 
 
DATE:  January 13, 2026 
TO:  Adam Garvin, Interim City Manager 
SUBMITTED BY: Heather Richards, Community Development Director 
WRITTEN BY:  Heather Richards, Community Development Director 
SUBJECT:  MOU for Redevelopment of the NW Rubber Site 

1. A Resolution of the McMinnville Urban Renewal Board authorizing the Interim 
McMinnville City Manager or designee to enter into and manage a Memorandum of 
Understanding with Guardian Real Estate Services LLC and the Housing Authority of 
Yamhill County to negotiate the redevelopment of the property at 904 NE 10th Avenue 
and 836 NE Alpine Avenue (Tax Lots R4421BA 03800 and R4421BA 03850).  

 
 
 
Report in Brief:  
 
This is an action to consider Resolution No. 2026-01, a resolution authorizing the 
Interim City manager or designee to enter into a Memorandum of Understanding 
(MOU) with Guardian Real Estate Services LLC and the Housing Authority of Yamhill 
County (Developer) to negotiate a Development Agreement for the redevelopment 
of the properties at 904 NE 10th Avenue and 836 NE Alpine Avenue (Tax Lots R4421BA 
03800 and R4421BA 03850) into a mixed-use residential/commercial development 
on behalf of the McMinnville Urban Renewal Agency (Agency) utilizing Developer’s 
proposal received on February 14, 2025, as a framework for the negotiations.   
 
The MOU establishes the structure for future cooperation and negotiation of a 
Development Agreement for the redevelopment of the property that will promote the 
goals of both the Agency and Developer.   
 
The resulting Development Agreement will then be brought back to the Urban 
Renewal Board for final decision-making and action.   

 
        COMMUNITY DEVELOPMENT DEPARTMENT 
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This is a recommendation of City Staff after Palindrome pulled out of negotiations in 
November.   
 
Background:   
 

 
 
The City purchased the property on October 23, 2023, after the owner, NW Rubber, 
announced its intentions to shut down the industrial plant and surplus the property.  
The City purchased the site because it had been identified as an opportunity site in 
the NE Gateway District Plan, critical to the revitalization of this area of McMinnville.   
 
After purchasing the site, the City put out a Request for Proposals on July 19, 2024, 
seeking a developer or developers to redevelop the NW Rubber Site, a city-owned 
former industrial parcel in the NE Gateway District, into a mixed-use development of 
housing and commercial spaces that serve the community. The development should 
include housing for all types of household incomes, commercial opportunities that 
serve the district and community, open spaces, and gathering places, creating a 
sense of belonging for the McMinnville community at large.  
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8 proposals were received, which were then narrowed to three proposals, and the 
McMinnville Urban Renewal Advisory Committee made a recommendation to the 
Urban Renewal Board to enter into an MOU with Palindrome to negotiate a 
development agreement on March 21, 2025. 
 
The Urban Renewal Board approved Resolution No. 2025-03, authorizing the City 
Manager to sign an MOU to start negotiations with Palindrome, with the direction to 
address the following items in the negotiations:   
 

• The structure, amount, and timing of respective public and private financial 
participation, including the purchase and sale of the property and the duration 
of the tax exemption for the affordable housing units.  
 

• Parking Adequacy - Parking shall be subject to sharing during certain times of 
the day. Final parking counts shall be negotiated and subject to the results of 
a comprehensive parking study. 
 

• Continued community engagement  
 
The MOU was signed on June 24, 2025.  City staff (City Manager and Community 
Development Director) and a committee advising City staff (Walt Gowell, Kelly 
McDonald, and Peter Kircher) then met with Palindrome representatives 11 times to 
negotiate a deal.  Palindrome contracted a parking study which resulted in requiring 
more parking on-site.  More parking on-site reduced the overall number of housing 
units (188 to 140) and commercial square footage on site, as well as categorizing all 
of the housing units as affordable housing.  The City’s request for a fair purchase price 
on the property as part of the negotiations then created a project proforma that 
Palindrome could not support, and they elected to terminate negotiations in 
November 2025. 
 
Discussion:  
 
Based on the City’s interest in recovering the costs of purchasing the property and 
enough on-site parking that meets the minimum standards in the McMinnville 
Municipal Code (MMC), staff is now recommending that the Urban Renewal Board 
authorize the Interim City Manager to sign a MOU with Guardian Real Estate Services 
and the Housing Authority of Yamhill County to redevelop the site.   
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The Guardian/HAYC proposal included purchasing the property for $4,700,000 and 
providing 117 parking spaces (85 required per the MMC) to support 171 affordable 
housing units and 3000 square feet of commercial space.   
 
The reason that this proposal was not initially selected was due to the fact that the 
Palindrome proposal had more market rate housing, a hotel and a larger commercial 
footprint.  However, once the City indicated that they needed to recover the purchase 
price of the property and meet the parking standards of the MMC, the market rate 
housing, the hotel and a large amount of the commercial square footage was 
forfeited from the proposal.   
 
With the Guardian/HAYC proposal the City is meeting its goals of a mixed-use 
housing and commercial project to stimulate additional development in this 
neighborhood, as well as a full property purchase price recovery and parking that 
exceeds the minimum standards in the MMC.   
 
The City will work with the Developer to see if it is possible to include market rate 
housing units in the development as well.   
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Proposed Developer Site Plan 
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The MOU has a three-month negotiation period with the City’s goal of having a draft 
development agreement for consideration by Q2 of 2026. 
 
Attachments: 
 

1. Guardian/HAYC RFQ Response, Phase 1 
2. Guardian/HAYC RFQ Response Phase 2 
3. Resolution No. 2026-01 

a. Exhibit A:  Memorandum of Understanding with Guardian/HAYC 
 
Fiscal Impact: 
 
The fiscal impact is determined by several different components: 
 

• Expenses incurred:  Note that the purchase price of the property was 
approximately $4,300,000.  The carrying price of the loan to purchase the 
property (interest only payments) and utilities and security on the property 
through June 30, 2026 is anticipated to be $620,376.  These expenses are being 
paid by the McMinnville Urban Renewal Agency and not the City of 
McMinnville’s General Fund, and are currently accounted for in the FY 26 
McMinnville Urban Renewal Agency adopted budget.   

 
• Direct Return on Investment:  Revenue anticipated: short-term (terms of the 

transaction) and long-term (annual property tax revenue, spending escalator 
of the project (jobs, wages, and residential disposable income). 
 

• Indirect Return on Investment:  Catalytic influence on surrounding properties 
for redevelopment, which creates additional tax base, jobs, and a spending 
escalator.     

 
The MOU provides the Agency with the opportunity to negotiate terms of the project 
with the development team taking into account the opportunities and constraints 
associated with the proposal, expenses incurred by the Agency, direct and indirect 
returns on the Agency’s investment. 
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Alternatives: 

1. Alternative 1 [Staff Recommendation]: Adopt the attached resolution 
authorizing the Interim City Manager to sign a MOU with Guardian Real Estate 
Services and Housing Authority of Yamhill County to negotiate a development 
agreement for the redevelopment of the NW Rubber Site at 904 NE 10th Avenue 
and 836 NE Alpine Avenue.   
 

2. Alternative 2: Direct staff to develop a MOU to negotiate with the other Phase 2 
respondent, Ethos for redevelopment of the NW Rubber Site.   

 
3. Alternative 3: Direct staff to start another RFQ/RFP for developer proposals for 

the redevelopment of the NW Rubber Site. 
 

4. Alternative 4: Reject the attached resolution and direct staff to put the property 
on the market for sale.   

 
5. Alternative 5: The Council may consider any other alternative not presented 

by staff. 
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QUALIFICATIONS FOR THENW RUBBER SITE DEVELOPMENT OPPORTUNITY
Prepared for the City of McMinnville 
August 30, 2024

Prepared by 
Guardian Real Estate Services LLC 
760 SW 9th Avenue, Suite 2200 
Portland, OR 97205

Contact 
Ben Bortolazzo, VP of Development 
ben.bortolazzo@gres.com 
(503) 802-3539

Northeast Gateway Plan Concept

9 of 83



CONTENTS

“With more than 20 years of experience 
developing housing communities, 
we have a successful track record of 
cultivating public-private partnerships 
and executing complex transactions. ”

LETTER OF INTRODUCTION 3
RESUMES 4
FIRM PROFILES 5
VISION STATEMENT 8
CONCEPTUAL SITE PARTI EXPLORATION 10
SCHEME 01 10
SCHEME 03 10
SCHEME 02 10
COMMUNITY ENGAGEMENT 11
RELEVANT EXPERIENCE 12
REFERENCES 22
BANKING REFERENCES & EQUITY PARTNERS 23
APPENDIX A — RESUMES 24

Map of Oak Park Edition, Circa 1895, showing the street grid plan on the NW Rubber site.

10 of 83



NW Rubber Supply Site Redevelopment, City of McMinnville Guardian |  3

LETTER OF INTRODUCTION
Heather Richards 
Community Development Director 
McMinnville Community Development Center 
231 NE 5th Street 
McMinnville, OR 97128

Dear Ms. Richards, 
Thank you for the opportunity to submit our qualifications to redevelop the NW Rubber Site in McMinnville, Oregon. We 
are inspired by the transformative potential of this project and fully align with the City of McMinnville’s vision for the 
NE Gateway District. This development is about more than revitalizing a former industrial site – it’s about creating a 
dynamic, inclusive space that honors McMinnville’s unique character and history.   
Guardian will work as an exclusive partner with the Housing Authority of Yamhill County to develop the entire NW Rubber 
site. HAYC’s mission is to provide affordable housing, however, a broad range of housing types, including affordable, 
workforce and market-rate will be considered. We plan on transforming this site into an inviting place where community 
can gather, shop, dine, and enjoy what McMinnville has to offer. Our vision includes commercial spaces, open spaces for 
the entire community to enjoy, and different housing options. We plan to also explore childcare and hospitality as part of 
the mix of uses.  
In addition to our relationships with the City and County, we call on our industry partnerships to ensure successful 
results. Through our established network, we assembled the best-suited consultants team to facilitate this development:  
Structure, who along with HAYC will help target the very specific local housing needs; Glastra Van Loon Design with their 
track record of folding the broader context into a viable design concept and prior experience with both the NE Gateway 
District plan and the Alpine St. Streetscape project; LRS Architects for their design excellence and vast experience with 
mixed use projects; PBS Engineering for their expertise in creating vibrant neighborhoods on industrial sites; R&H 
construction for their understanding of the local context gained over 40 projects in Yamhill County; and Erin Stephenson 
to explore the viability of hospitality.  The primary contact for this project will be Ben Bortolazzo, VP of Development at 
Guardian. Ben can be reached by phone at 503-802-3539 and by email at ben.bortolazzo@gres.com.
Thank you for the opportunity to submit our expression of interest in the NW Rubber Site redevelopment. We look 
forward to negotiating a strategic relationship with the City of McMinnville to develop a plan for the NW Rubber Site that 
continues the evolution of the Northeast Gateway District in adherence with the City’s values of stewardship, equity, 
courage, and accountability.
Sincerely, 
 

Thomas Brenneke, President Vickie Ybarguen, Executive Director 
Guardian Real Estate Services, LLC Housing Authority of Yamhill County 
760 SW 9th Avenue, Suite 2200 135 NE Dunn Place 
Portland, OR 97205 McMinnville, OR 97128 
thomas.brenneke@gres.com vickie@hayc.org 
(503) 802-3613 (503) 883-4318
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RESUMES
TEAM MAKE-UP
We envision the following partners playing a key role in the NW Rubber Site redevelopment: 

Company/Organization Key Contact Title Role
Guardian Ben Bortolazzo VP of Development Primary Contact, Developer 

and Marketing/Sales Support
Housing Authority of Yamhill County Vicki Ybarguen Executive Director Affordable Housing Partner 

Structure Ideas + Projects Mike Andrews Principal Affordable Housing 
Development Strategy

LRS Architects Greg Mitchell Associate Principal Architect 

Glastra Van Loon Design Martin Gastra Van Loon Principal Urban Design & Planning 

PBS Engineering and Environmental Scott Shumaker Project Manager Civil Engineering, 
Environmental & Public 
Outreach, Landscape 
Architecture, and Planning

R&H Construction Dan Cook Director of 
Preconstruction

General Contractor

Noble Union: Rooms & Revelry Erin Stephenson Co-Owner Hospitality & Community 
Advisor

Please find resumes for all key contacts in Appendix A. 
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GUARDIAN
Guardian Real Estate Services LLC, and its property management affiliate, Guardian 
Management LLC, are headquartered in Portland, Oregon. Since 2002 Guardian 
has delivered innovative real estate solutions with a focus on community and 
housing for all. Our strong financial position and track record assure our capital partners that we can navigate market 
changes and project challenges effectively. We currently own and operate two apartment communities in McMinnville—
Orchards Plaza and Villa West, and are invested in creating local housing and employment opportunities. 
Our passion is developing communities that deliver exceptional results to our partners and the communities in which 
we invest. Working closely with public leadership, we develop a deep understanding of each unique location to deliver 
thoughtful additions to add lasting value to the community, our residents, and investors. 
Our development and ownership experience includes more than 100 projects totaling 11,000 multifamily units. The 
majority of these projects have affordability restrictions and are subject to regulatory agreements. Guardian has strong 
relationships and years of experience with Housing and Urban Development (HUD), Oregon Housing & Community 
Services (OHCS), Yamhill County, and the City of McMinnville.   
Guardian strives to be a leader in the fight to create housing for all income levels and ages. Creating and perpetuating 
affordability in housing is one of our greatest accomplishments. Our expertise in the affordable housing arena is used to 
position projects to qualify for a range of incentives. Our financing experience includes public/private partnerships, low-
income housing tax credit (LIHTC), HOME, CDBG, Section 8, tax exempt bonds, FHA, and GSE.  

HOUSING AUTHORITY OF YAMHILL COUNTY
Our mission is to provide the opportunity for decent, safe, and affordable housing to individuals and 
families in our community and opportunities to position themselves for success. In order to fulfill this 
mission, HAYC has established the following objectives: 
• Create dynamic partnerships that contribute to the development of vibrant, inclusive communities.
• Provide support that respects the dignity and inherent worth of every person.
• Invest in programs that position eligible individuals and families for success in life, including home ownership 

education and provision of housing counseling. When people have a place to call home, they are better able to 
pursue opportunities and position themselves for success.

• Serve as a one-stop information resource for affordable housing opportunities in our community.
• Further the revitalization of the community through maintenance and rehabilitation of existing housing as well as 

through the development of new housing options.
• Maximize the utilization of available funds to assist eligible individuals and families.
• Adapt quickly and effectively to the changing economic landscape, regulations and resources in order to remain a 

high performing agency.

FIRM PROFILES
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STRUCTURE IDEAS + PROJECTS
Structure Development Advisors (Structure) was launched in 2016 as a consulting 
and development company focused on creating and preserving affordable housing. 
Our deep experience with housing policy and programs, design, construction, finance, 
operations, and HUD programs allows Structure to create and implement successful projects.
Our strategic relationship with government agencies, nonprofit and for-profit developers, public housing authorities, 
banks, and other investors has positioned Structure to provide value-added expert advice to clients and partners.
Structure is skilled in identifying partnerships between organizations with a common purpose and complementary 
skills. Leveraging the collective strengths of the public and private sectors can produce results with more significant 
benefits for the partners and the community as a whole. Our expertise includes identifying opportunities and crafting 
a concept or “story” that responds to a community’s needs. We can create compelling and practical ideas based 
on significant experiences and a deep understanding of available programs, financial underwriting, regulatory 
requirements, and project management.
Based in Portland, Oregon, Structure provides consulting services nationally and focused development activity in the 
Pacific Northwest.

LRS ARCHITECTS
LRS Architects is a majority women-owned architecture and interior design firm with offices in 
Portland and Bend, Oregon. Founded in 1976, our award-winning practice is driven by a passion for 
good design that goes beyond aesthetics to create vibrant communities and spaces that support 
the well-being of those who inhabit them. With 111 design professionals, our firm is committed 
to partnering collaboratively with clients to positively shape the human experience through the physical environment. 
The diversity of our project experience provides a broad perspective and proven expertise in design, problem-solving, 
documentation, and project delivery methods. We have been recognized with dozens of awards for excellence in design, 
construction, and sustainability, and have been featured in hundreds of publications, including Architect, Fast Company, 
ENR, and Hospitality Snapshots, among many others. LRS Architects has been named an Oregonian Top Workplace 
Award Winner annually since 2016. 
LRS and Guardian just completed Slabtown Square, a mixed- use project destined to be the center of the Slabtown 
neighborhood in Portland. 

GLASTRA VAN LOON DESIGN
Glastra van Loon Design LLC is a boutique Urban Design firm founded by Martin Glastra van Loon, a seasoned 
professional with over three decades of experience in the field. With a mission to provide timeless Urban Design 
solutions to public and private clients in the western United States, Glastra Van Loon Design specializes in conceiving 
compelling spatial frameworks that form the basis for public and private value creation. Whether it’s revitalizing 
downtown districts, planning vibrant neighborhoods, or designing sustainable transportation systems, Glastra van Loon 
Design LLC is dedicated to shaping the urban landscapes of tomorrow. 
Martin and members of the Guardian team have worked together on highly successful placemaking projects for over two 
decades on national and international projects. 

14 of 83



NW Rubber Supply Site Redevelopment, City of McMinnville Guardian |  7

PBS ENGINEERING & ENVIRONMENTAL
PBS Engineering and Environmental LLC (PBS) provides professional consulting and project 
delivery services with a staff of nearly 300 professionals throughout our 8 offices in Oregon 
and Washington. Our services include engineering (civil, traffic, transportation, geotechnical, 
environmental, and structural), health and safety, surveying, landscape architecture, construction 
management, environmental services, and natural resource planning. PBS pride themselves in offering quality, local 
staff and responsive services to public and private clients.  
PBS and Guardian have been building a relationship working on over 100 projects dating back to 2004.  

R&H CONSTRUCTION
R&H Construction was established in 1979 in Portland, Oregon. Since that time, we have crafted 
projects that have defined the Northwest’s identity and pushed the imagination of what’s possible in 
construction. Our projects are built to last and crafted with the highest level of integrity.  
Our team approaches each project with a dedication and honor to the craft along with an unwavering commitment to 
the core values that define and guide us. With offices in both Portland and Bend, R&H has the ability to handle projects 
throughout the Pacific Northwest ranging from office build outs to the construction of ground-up office, commercial, 
hospitality, multifamily, and industrial developments. 
We are builders of teamwork and relationships. R&H recognizes the importance of hiring and retaining talented 
and passionate team members that create impactful solutions throughout the building process. We prioritize the 
relationships we forge with clients and partners by building trust and respect through open and honest communication, 
strong performance, and consistent follow through. Our solid financial strength is backed by longstanding banking and 
bonding relationships and our ability to keep our equity growth within the company over the years. 
R&H and Guardian completed many successful projects over the years, including Fuller Station Apartments in 2023 and 
Tiller Terrace Apartments in 2024.
 
NOBLE UNION: ROOMS & REVELRY
Noble Union: Rooms & Revelry is an independent hospitality development and operating 
company headquartered in McMinnville, Oregon. Noble Union’s brands are rooted in a belief 
that the noblest of unions is a connection between people and place.
Focused on developing a small collection of very special properties, Noble Union’s portfolio 
includes the award-winning luxury Atticus Hotel (2018), 3rd Street Flats (2010), Cypress 
Mediterranean Restaurant (2023), and the Mack Theater, currently under development.
The Noble Union team believes that the best hospitality experiences are created when there is total synergy between all 
elements of project development, from brand identity and architectural design to long term operations.
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We share the City’s vision that the following four elements, shaped by the 
corresponding design and mix, have the potential to successfully spark the 
redevelopment: 
1. A variety of housing types and price points – Guardian and the HAYC will 

identify and target specific  housing needs, and explore the full spectrum 
of affordable housing from deeply affordable to workforce housing, as well 
as market rate housing.  

2. Commercial Spaces – The most successful communities provide a variety 
of choices and destinations for residents and neighbors. Building upon 
the early success stories of adjacent businesses in the District, we see the 
NW Rubber site as a great complement and realization of the Northeast 
Gateway Plan vision of a place where things are crafted, experienced and 
enjoyed. The district is an emerging place for creatives and entrepreneurs, 
and will explore craft Industrial and flex commercial/incubator spaces as 
potential uses. 

3. Parks, plazas and open spaces – The neighborhood currently lacks 
public green spaces. We understand that flourishing housing needs right-
sized and humanly scaled open spaces and placemaking. As an example, 
Guardian has just completed the Slabtown Square development, a 
project anchored by a new 17,000 sf public square surrounded by 14,000 
sf of retail and commercial spaces destined to be the next food and 
entertainment hub in NW Portland. We are also collaborating with the City 
of Portland to create a new full-block public park adjacent to the Slabtown 
site.  

4. Parking – Parking always plays a key role in determining the success 
of a community. Too much parking results in a bleak and uninviting 
environment, too little hinders the livability of the neighborhood. We have 
a proven track record of finding the right balance between density, parking 
availability and quality of open space. We are open to explore all options: 
from at-grade to structure to tuck-under, possible hybrid solutions and 
shared parking across different uses. 

The NW Rubber site has the potential to be transformative not only for the neighborhood, but also for the City of 
McMinnville as a whole. Driven by a variety of housing types and income levels, and balanced by commercial uses 
and open spaces that fit the unique contest, the NW Rubber site will be a community for a variety of people and 
income levels and an energetic mixed-use hub for McMinnville. 

VISION STATEMENT

The sequence below depicts a possible 
approach to establish the project Public 
Realm Framework:
1.) Establish a strong connection to the 
existing fabric.

3.) Create a complete system with buildings 
responding to the public realm created.

2.) Connect the surrounding fabric with the 
site’s internal spaces and places.

Note: These are very high-level initial ideas 
for discussion and should not be regarded 
as preliminary site plans.
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Please see below an initial list of principles and values that we plan to employ for this development, which we look 
forward to refining with the City and the community. 
• Adopt a long-term perspective. We routinely hold long-term interest in the projects we create. Great design, quality 

of construction and meticulous property management are a hallmark of our brand. 
• Create a resilient urban design framework that lays out a clear vision and design direction, allows for up front 

infrastructure decisions to be implemented, yet is flexible to accommodate future opportunities that may open up in 
the future (e.g. the availability of adjacent day care and storage sites). This is particularly crucial if a phased approach 
is envisioned. 

• Identify and embrace the “spirit of the place,” the unique qualities and character of the neighborhood.  
• Complement and fully integrate with the Alpine Street improvements. Place the project’s main entrance on Alpine 

St. Transform the closed-off nature of the previous industrial use into a welcoming people place, with new and 
welcoming interfaces along 8th and 10 street, that will have a huge impact on how the district presents itself. There 
is an opportunity to reinvigorate the opportunities that Alpine Ave created and promote programming that takes 
advantage of the festival street structure. 

• Break down the 3.6 acre site into smaller parcels and add connectivity to improve benefits, walkability, and 
reduce the reliance on cars. New linkages throughout the site reinforce the existing street framework for vehicles, 
pedestrians, and bikes and reconnect the street grid. 

• Design a place that feels safe, inviting, comfortable, a place that someone will want to explore. Take advantage of 
opportunities big and small such as a lovely pocket park, a hidden alley with a play structure and string lights to 
create a human-scale environment. 

• Be true to the history of the site. Analyze how character can be enhanced or preserved through the adaptive reuse 
of some of the industrial structures that could be repurposed. Look for opportunities to capture and articulate the 
history of the site, particularly through the perspective of tribal people and Chinese merchants, as well as the milk, 
lumber and rubber industries that provided employment to the local population over 115 years.  

• Keep the development to a scale that makes sense for McMinnville and tie into the current urban fabric.  
• Consider expanding downtown beyond 3rd St as a linear destination within walking distance, to complement and 

strengthen 3rd St east of the railroad. 
• Explore land uses as neighborhood and/or city-wide destination, complementary with the existing uses and 

destinations.  
• Create a strategy to interface with or buffer from the active rail line. Consider a railroad pedestrian corridor as part of 

a future rail network. 
• Explore how places and spaces can be used in multiple ways or repurposed at a later date. For instance, surface 

parking concepts can be flexible for other uses or dual-use, ground floor residences can become commercial space, 
structured parking ground floors could turn into retail. 

• Look for opportunities to create fun, visual interest and whimsy, a place that draws you in. This is a unique district 
looking for unique input! 
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CONCEPTUAL SITE PARTI EXPLORATION

SCHEME 01
NW Rubber Site Only

SCHEME 02
NW Rubber, Adjacent Daycare, and Mini Storage Sites

SCHEME 03
Potential Phased Approach

Note: The diagrams in this page are a first attempt at generating alternative conceptual site parti for the site. They each explore the 
possibility of re-using a portion of the existing industrial building for possible amenities, retail, incubator space and possibly flex parking 
space. These are very high-level initial ideas for discussion and should not be regarded as preliminary site plans.

KEY NOTES
A. ENHANCE THIS AS AN INDUSTRIAL FEEL FESTIVAL STREET WITH 
ON STREET PARALLEL PARKING
B. EXTEND PEDESTRIAN / MULTI-MODEL PATH TO CONNECT TO 
EXISTING AND NEW USES ON NE 10TH AVE
C. EXISTING PEDESTRIAN / MULTI-MODAL PATH
D. NEW RESIDENTIAL APARTMENT BUILDINGS.
E. NEW VEHICLE AND PEDESTRIAN ACCESS TO THE PROJECT USES.
F. CREATE GREEN ENTRY FORECOURT TO THE BUILDINGS AND 
FRAME THE ENTRY TO THE SITE.
G. RE-USE PORTION OF EXISTING BUILDING FOR COMMUNITY 
AMENITIES AND RETAIL.
H. RETAIN EXISTING HOPPER TOWER.
I. GREEN BUFFER EDGE WITH PEDESTRIAN ACCESS.
J. PARKING WRAPS THE CORE TO SUPPORT THE RESIDENTS 
ADAPTIVE RE-USE OF THE EXISTING INDUSTRIAL BUILDING.
K. ADAPTIVE RE-USE OF EXISTING RAIL SPUR FOR RAIL CAR CAFE
L. NEW MIXED USE RESIDENTIAL APARTMENT BUILDINGS 
FRONTING THE EXISTING STREET EDGE.
M. NEW RESIDENTIAL APARTMENT BUILDING WITH ‘TUCK UNDER’ 
PARKING
N. POTENTIAL PHASE 2 NEW RESIDENTIAL APARTMENT OR MIXED 
USE BUILDING IF ADJACENT PROPERTY IS ACQUIRED.
O. RE-USE PORTION OF EXISTING BUILDING FOR COVERED 
PARKING
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COMMUNITY ENGAGEMENT
The key role of our approach to community engagement is to seek out diverse thoughts and to listen. We have our ideas 
on what should be included in this development, but it is important to listen to what other people think, need, and feel is 
missing in our community. What do they think would enhance our city? 
Our team will use several well-planned public participation strategies to engage the entire community and take the 
project from concept to reality in alignment with the vision, uses, and objectives laid forth by the city. Below are some 
key elements of our community engagement strategy: 
• Equity & Inclusion: Foster a sense of belonging and welcoming through multiple communications methods, 

accessibility features, multilingual formats, translator availability, convenient times and gathering places, and direct 
outreach to community, cultural, disability, advocacy, artistic, and historical groups. 

• Inform: Share how the property came to be city-owned, how the project aligns with community-informed long-
range plans, and what’s been done to date. Impart the benefits of public-private partnerships, and stress the city’s 
core values of courage, equity, stewardship, and accountability.  

• Consult/Involve: Engage those interested in or impacted by the project to determine what the next chapter of 
McMinnville’s NE Gateway District entails, from parks to parking, housing to commerce, uses to artwork, and more. 
The city’s best practices, such as focus groups, neighborhood meetings, and committee sessions, will be prioritized. 

• Collaborate: Work with community groups and cultural organizations to determine historical, cultural, and 
aspirational elements, making the reimagined space a true catalyst for more projects that respect the past, honor 
the present, and build for the future. 

DIVERSITY, EQUITY & INCLUSION EFFORTS
Guardian is committed to a Supplier Diversity Initiative, encouraging businesses with certified diversity status to 
provide products and services. We aim to provide opportunities for small businesses as well as minority-owned, 
women-owned, and other historically disadvantaged businesses to supply high-quality, competitively priced goods 
and services required by Guardian and its clients.
Our goals include:
• A target MWESB firm participation rate of 30% or higher.
• Including minority and women business, and other diverse groups, such as disabled veterans, in all contracting 

opportunities.
• Ensuring all qualified vendors are given equal access to bid on business.
• Fostering an inclusive work environment.

19 of 83



NW Rubber Supply Site Redevelopment, City of McMinnville Guardian |  12

FULLER STATION – HAPPY VALLEY, OR 
Fuller Station is 100 units of new affordable housing 
located at the corner of the former SE Fuller Rd MAX 
Station Park and Ride facility. There are 30 project based 
units dedicated for families and individuals who are 
homeless or at risk of homelessness, including foster 
youth exiting or have exited the system. 
Financing Partners include OHCS, Clackamas County, 
and Metro. To meet lending and equity guarantor 
requirements and increase development capacity for the 
project, Geller Silvis & Associates, a mission-driven social 
enterprise, brought in Guardian to co-develop Fuller 
Station. Completed in Summer 2022, Guardian worked 
with the Housing Authority to give preference to displaced 
public housing tenants and provide supportive housing 
services to Fuller Station tenants. 

GUARDIAN
SLABTOWN SQUARE – PORTLAND, OR 
Slabtown Square is be a seven-story, mixed-use building 
that includes 200 class-A apartments, 11,532 square 
feet of retail space, and a 16,000-square-foot public 
courtyard. Forty units are available at or below 80% AMI, 
pursuant to the 10-year Multi-Unit Limited Tax Exemption. 
Guardian acquired the 1.55-acre superblock in 2015, 
which is part of the Con-way master plan. Over the years, 
there were five modifications to the Con-way master plan 
development standards  and an amendment to the open 
space plan to allow the building to be 15 feet further east. 
After working with the neighborhood association and 
a pivot from the original 150-unit midrise concept, the 
Portland Design Commission unanimously approved the 
design in 2017.
In early March 2022, Guardian closed on this $96 million 
development, and the project began moving in residents 
in May 2024.  

RELEVANT EXPERIENCE

20 of 83



NW Rubber Supply Site Redevelopment, City of McMinnville Guardian |  13

SEVEN ACRES – MILWAUKIE, OR 
Seven Acres is a 234-unit, class-A apartment community 
in Milwaukie, Oregon. The spacious 7.2-acre community 
includes five residential buildings, multiple garage and 
bike storage units, and a state-of-the-art clubhouse with 
kitchen, lounge, an elevator-served co-working space, 
fitness center, and yoga studio. The community also 
includes an outdoor plaza with BBQ and picnic area, pool 
and spa, dog park, and playground.
Residents can choose from studio, one-, two-, and 
three-bedroom apartment homes, as well as live/work 
units, ranging from 495 to 1,198 square feet. Apartment 
homes have high-end interior furnishes, including luxury 
vinyl plank flooring, quartz countertops, tile backsplash, 
stainless steel appliances, and in-unit washer and dryer.
Seven Acres achieved one Green Globes® based on 
the Green Globes environmental assessment and 
rating system. The Green Globes rating system is 
developed on a one to four Green Globes scale to 
assess the environmental performance of commercial 
buildings. One Green Globes® certified demonstrates 
a strong commitment to resource efficiency, reducing 
environmental impacts, and improving occupant 
wellness.

TILLER TERRACE – PORTLAND, OR 
Tiller Terrace added 214 apartment homes in the Goose 
Hollow neighborhood of Portland, OR. Located directly 
across from the Providence Park TriMet light rail station, 
the project is a mixed-use, six-story midrise on 20,000 
square feet of land. The development includes 3,500 
square feet of retail space, a community room, an outdoor 
terrace, and classroom space. The project will obtain the 
nationally recognized Green Globes® certification.
Initially designed as a market-rate project, Guardian 
repositioned the development to help meet the growing 
need for affordable housing in central Portland. Tiller 
Terrace will serve households who earn no more than 
60% of the Area Median Income (AMI), providing needed 
housing for central Portland’s workers.
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ORCHARDS PLAZA – MCMINNVILLE, OR 
Orchards Plaza is a 1980 affordable community with 60 
units for seniors and people with disabilities located in 
McMinnville, OR. Guardian purchased the property in 
2005 to preserve the affordability options in the area. 
The project consists of one three-story building, with one 
entrance into the main lobby and to all units off of interior 
hallways, accessible through an elevator. The L-shape of 
the building creates a private and secluded rear courtyard, 
containing a large patio and a complete circle sidewalk 
where residents can walk for exercise.
In 2020, Guardian was awarded an allocation of 4% LIHTC 
and $3,500,000 in competitive OHCS GHAP preservation 
funds to acquire and rehab the property, and also 
received 30 years of RD Section 515 Rental Assistance. 
The rehabilitation of the community required compliance 
with the Uniform Relocation Act (URA) and Federal 
Acquisition requirements. Apartments were rehabbed 
with new kitchen appliances, cabinets, flooring, and 
paint. In addition, the elevator was modernized and the 
landscaping was redone.

HOUSING AUTHORITY OF YAMHILL COUNTY
STRATUS VILLAGE – UNDER CONSTRUCTION
Scheduled completion - May 2026 
2450 SE Stratus Ave 
McMinnville, OR 97128 
175 Units Multi Family Housing 
Serving income levels up to 50% AMI

DESKINS COMMONS – 2014
1103 North Meridian Street 
Newberg, OR 97128 
56 Units Multi Family Housing 
Serving income levels up to 50% AMI

VILLAGE QUARTER -2008
333 NE Irvine Street 
McMinnville, OR 97128 
50 Units Senior/Disabled Housing 
Commercial space and parking on ground floor 
Affordable Housing on floors 2-4 
Serving income levels up to 50% AMI
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GLASTRA VAN LOON DESIGN
NORTHEAST GATEWAY PLAN – MCMINNVILLE, OR 
The Northeast Gateway Plan is an infill and redevelopment 
plan that addresses the current and future transportation 
needs and guides future development to achieve an 
integrated, mixed-use, pedestrian-oriented neighborhood 
over the course of the next 20-30 years. The Plan seeks to 
efficiently use land, complement surrounding development, 
and create a close-in working neighborhood as determined 
by the community and provided the specific direction, tools, 
and best management practices necessary to implement 
this vision.  
 
In the future, Northeast Gateway will be viewed as a unique 
destination that reflects the authenticity of historic and 
current uses within the area – a place where things are 
crafted, experienced and enjoyed – a place to live, work  
and play.

ALPINE AVENUE STREETSCAPE– MCMINNVILLE, OR 
A friendly pedestrian route connecting downtown 
McMinnville, Alpine Avenue was designed to encourage 
redevelopment in a working neighborhood within walking 
distance of downtown. This project is an element that will 
the implemented into the Northeast Gateway plan. In this 
plan, Alpine Avenue will is the central spine and primary 
pedestrian route through the district as well as connecting 
and integrating Alpine Avenue to downtown.  
 
The design focused on shared space and flexibility 
specifically allowing the street to be transformed into a 
pedestrian-only plaza in order to accommodate special 
events and festivals. 
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DOWNTOWN REIMAGINED – TIGARD, OR 
The City has a long-standing, community-driven 
commitment to establishing Downtown Tigard as an 
equitable, mixed-use neighborhood that is active, 
attractive, and accessible for everyone. 
Building on its momentum as a historic and walkable 
downtown with unique shopping, eating, and drinking 
establishments, Downtown Reimagined aims to integrate 
Downtown Tigard’s historic roots with a modernized 
approach to housing, development, and multi-modal 
transportation. 

The North Plains Downtown Improvement Plan 
(NPDIP) is a plan to strengthen Downtown in a way that 
enhances economic vitality and community livability. 
The plan identifies strategies and actions to support 
businesses and economic development, to facilitate new 
development and adaptive reuse, and to increase access 
by all modes of travel. All these goals come together in 
support of the creation of a traditional Downtown district 
where community members can live, work, recreate, shop, 
and more!
The NPDIP was completed in May 2023 and the first 
recommendation, an update to the City’s development 
code, was adopted that same month. In April 2024, 
a new Downtown welcome sign was installed at the 
corner of NW Glencoe Road and NW Commercial Street. 
Implementation of the strategies identified in the NPDIP 
is ongoing. 

DOWNTOWN IMPROVEMENT PLAN – NORTH PLAINS, OR
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RIVER DISTRICT MASTERPLAN – EUGENE, OR 
Fulfilling a long-held dream for the city and its residents 
with the transformation of an industrial site into a vibrant 
mixed-use neighborhood, the Eugene Riverfront Master 
Plan exemplifies what’s possible with innovative, flexible 
infrastructure. The plan provides for pedestrian-friendly 
streets, an extension of existing retail vibrancy, and urban 
housing, all with a connection to nature that recognizes 
the diverse historical importance of the river. 
This new district provides access to the river by extending 
5th Avenue, an exiting retail center. The new pedestrian-
friendly extension draws the community to the natural 
resource of the river. The public Riverfront Park protect 
access while providing overlooks, walking paths, seating 
areas, decks, bike paths, and native ecology for the 
community. A regional trail provides views across the river 
and an additional park connected downtown.
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LRS ARCHITECTS
SELECT MARKET-RATE MULTIFAMILY HOUSING
4707 Hawthorne | Portland, OR
515 Century | Bend, OR
Alma Apartments | Henderson, NV
Alta University Place | Tacoma, WA
Amberglen | Hillsboro, OR
ArtHouse | Portland, OR
Britta Apartments | Bend, OR
Butternut Creek | Hillsboro, OR
Blue McKenzie | Springfield, OR
Cook Street Apartments | Portland, OR
Grant Park Village | Portland, OR
Grass Valley Apartments | Camas, WA
Laurel 42 | Portland, OR
Misty Ridge Apartments | Happy Valley, OR
The Aria | Vancouver, WA
The Columbia | Vancouver, WA
The Marilyn | Portland, OR
The Mason Williams | Portland, OR
Reeds Crossing | Hillsboro, OR
Riverwest | Vancouver, WA
Salem Cannery | Salem, OR
Slabtown Square | Portland, OR
Solis at Petrosa | Bend, OR
Township 9 | Sacramento, CA
TreeHouse | Portland, OR
Trillium Woods | Beaverton, OR
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AFFORDABLE MULTIFAMILY
Capital Hill | Portland, OR
Jamii Court | Portland, OR
Magnolia II | Portland, OR
Woodland Hearth | Tigard, OR
Canal Commons | Bend, OR
Lincoln City Apartments | Lincoln City, OR
Vibrant! | Portland, OR
Anthem Park Village | Portland, OR
Columbia House Renovation | Vancouver, WA
Garden Park Estates | Portland, OR
Legacy Landing | Bend, OR
The Louisa Flowers | Portland, OR
Center Village | Portland, OR
The Commons | Portland, OR
Broadway Vantage | Portland, OR
The Katherine Gray Renovation | Portland, OR
MacDonald Center | Portland, OR
Lexington Apartments | Portland, OR
Park Tower Historic Apartments | Portland, OR
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RETAIL + HOSPITALITY
Aviation Gin | Portland, OR
Barlow | Portland, OR
Barbur Shops | Portland, OR
Bunk House Hotel | Madras, OR
Ecovibe | Portland, OR
Glyph Cafe | Portland, OR
Happy Valley Crossroads East Retail Center | Happy
Valley, OR
Jumbo’s Pickleball | Beaverton, OR
Kingpins Bowling | Portland, OR
Kinokuniya | Portland, OR
Lone Wolf Watering Hole | Portland, OR
New Seasons Market | Multiple Locations
Palisades Marketplace Renovation | Milwaukie, OR
Pendleton | Portland, OR
Pepper Bridge & Amavi Cellars Tasting Room |
Vancouver, WA
Porsche Studio | Portland, OR
Sen Restaurant | Bend, OR
The Sahale Lodge | Mt. Hood, OR
Timberland Retail Center | Portland, OR
Travel Portland Visitor Center | Portland, OR
Vancouver Waterfront | Vancouver, WA
Wall Street Hotel Adaptive Reuse | Bend, OR
Wineries at Woodland | Woodland, WA
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COMMERCIAL + MIXED USE
12th and Morrison | Portland, OR
515 Century | Bend, OR
Cook Street Apartments | Portland, OR
Barbur Shops | Portland, OR
Fanno Creek Office Buildings | Tigard, OR
Grant Park Village | Portland, OR
Historic Bank Blocks | Portland, OR
Macadam Mixed-use | Portland, OR
Port of Tillamook - Multiple Projects | Portland, OR
Premier Gear | Portland, OR
Slabtown Square | Portland, OR
The Cove | Oregon City, OR
The Marilyn | Portland, OR
The Mason Williams | Portland, OR
Township 9 | Sacramento, CA
ArtHouse | Portland, OR
Vancouver Waterfront | Vancouver, WA
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REFERENCES
GUARDIAN

SEAMUS MCCARTHY 
Yamhill Community Care 
(503) 376-7424 
ccarthyamhillcco.org
HEATHER RICHARDS 
City of McMinnville 
(503) 434-7311 
heather.richards@mcminnvilleoregon.gov
MARY STARRETT 
Yamhill County 
(503) 434-7501 
starrrettm@co.yamhill.or.us

ALEXANDRA HENDGEN 
Yamhill County Action Partnership 
(503) 883-4172 
alexandrah@yamhillcap.org
CLAY DOWNING 
City of Newberg 
(503) 554-7728 
clay.downing@yamhillcap.org

MAYOR TED WHEELER 
Mayor  
City of Portland 
(503) 823-4000  
mayorwheeler@portlandoregon.gov
ANDREW FITZPATRICK  
Director of Economic Development  
Office of Mayor Ted Wheeler 
(503) 865-6866  
Andrew.Fitzpatrick@portlandoregon.gov
DEVIN ELLIN 
Director of Housing Development  
Housing Authority of Clackamas County 
(971) 227-0472  
dellin@clackamas.us

CHRISLYN PRANTL  
Asset and Preservation Manager  
OHCS 
(971) 720-3212  
chrislyn.prantl@hcs.oregon.gov
BRYAN GUINEY 
Director  
U.S. Department of Housing & Urban Development  
(503) 347-3224  
Bryan.G.Guiney@hud.gov
NATASHA DETWEILER 
Director Affordable Housing  
OHCS 
(503) 508-3824  
natasha.detweiler@hcs.oregon.gov

HOUSING AUTHORITY OF YAMHILL COUNTY
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BANKING REFERENCES & EQUITY PARTNERS

UMPQUA BANK 
723 NE Baker Street 
McMinnville, OR 97128
CITIZENS BANK 
455 NE Baker Street 
McMinnville, OR 97128

BANNER BANK 
14800 SW Murray Scholls Drive #104 
Beaverton, OR 97007

HOUSING AUTHORITY OF YAMHILL COUNTY

GUARDIAN
MONICA CHRISTENSEN 
Investment Director  
Principal Real Estate 
(515) 235-9419  
christensen.monica@principal.com
BRAD BULLOCK 
Executive Vice President  
CREA 
(503) 780-9740  
bbullock@creallc.com
CASEY DAVIDSON 
Senior Managing Director  
JLL Capital Markets 
(503) 515-2530  
casey.davidson@jll.com
PHILIP PORTER 
Senior Vice President, Acquisitions  
Enterprise 
(410) 772-2594  
pporter@enterprisecommunity.com 

BOB POWERS 
Managing Director  
JP Morgan Chase Bank 
(206) 321-8122  
bob.powers@chase.com
ERIK FLYNN  
Partner  
PCCP, LLC 
(415) 732-7648  
eflynn@pccpllc.com
PETER GROPPER 
Owner/Private Investor 
(604) 805-6852  
peter.gropper@shaw.ca
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APPENDIX A — RESUMES

Tom Brenneke joined Guardian in 1984 and became the company president in 1998. He 
purchased the company in 2002 and set forth a strategic plan to diversify the property 
management service business into a vertically-integrated management, development, and 
investment company. Tom has directed major company growth initiatives that have resulted in 
more than 100 acquisition/development transactions, translating to an ownership track record 
of 11,000 multifamily units in four states. Tom has also spearheaded the company’s growth and 
evolution in the government-assisted housing sector where Guardian is distinguished as one of 
the Pacific Northwest’s largest private affordable housing developers.
Education and Certifications: 
• Bachelor of Business Administration, University of Portland
• Certified Property Manager®
• Oregon Principal Broker
• Washington Designated Broker
Community Involvement: 
• Board Member, St. Mary’s Academy

Thomas Brenneke
President

thomas.brenneke@gres.com

Ben joined Guardian in 2022. With more than 25 years of experience, he leads the 
company’s property development efforts. 
Ben is experienced in master plan development, building design, and land development 
and entitlement processes. In addition, he is well-versed in managing client relationships 
and acting as a liaison between developers and design teams to create new and enhance 
existing communities.
Before joining Guardian, Ben spent 19 years at Otak, Inc., where he led a multidisciplinary 
team of planners, designers, and architects. Ben grew up in Italy and spent the first years of 
his professional career in Europe, bringing a diverse and rich cultural background.
Education and Certifications: 
• Master of Architecture, University of Washington
• Architecture Diploma, IUAV Venice, Italy

Community Involvement:
• Vice-Chair, Planning Sustainability Commission, City of Portland (four-year term)
• Board Member, Oregon Smart Growth

Ben Bortolazzo
Vice President, Development

ben.bortolazzo@gres.com

GUARDIAN
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Tamara brings more than a decade of real estate development and asset management 
experience to Guardian. As Vice President of Real Estate, she specializes in new acquisitions and 
financing developments, with an emphasis on complex structuring. Her experience includes 
contract negotiations, lease-ups, construction management, and closings. With a keen eye 
on the market and regulatory changes, Tamara manages risk through due diligence, unique 
financial strategies, and developing key partner relationships. 
Prior to joining Guardian,  Tamara spent four years at a well-known affordable housing 
firm in Oregon. Her duties included developing and financing tax credit projects and asset 
management. Before her development work, Tamara owned and operated a storefront in SE 
Portland and worked with developers to obtain entitlements at KPFF Consulting Engineers.
Education and Certifications: 
• Bachelor of Arts in Public Affairs, Washington State University

Tamara Holden
Vice President,  
Real Estate

tamara.holden@gres.com

Levi joined Guardian in 2012 as a Banking Specialist, and transitioned to the development 
department in 2015. Levi combines his financing background with firsthand project knowledge 
to maintain considerable budgets and set projects up for success. Levi works on numerous 
Guardian projects including new development, acquisitions, dispositions, and refinances 
for market-rate and affordable deals. Prior to joining Guardian, Levi worked in finance and 
accounting positions in Portland and Eugene.
Education and Certifications: 
• Bachelor of Science in Finance and Economics, University of Oregon, Honors College
• Associate Degree in Construction Management, Portland Community College

Levi Curran
Project Manager

levi.curran@gres.com
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As the Executive Director of the Housing Authority of Yamhill County, Vickie provides 
organizational leadership including affordable housing development, program advancement, 
financial planning, and policy creation.  She also establishes and maintains sound working 
relationships and cooperative arrangements with governmental officials, community 
groups, and organizations.  Vickie has also served as the Director of Finance and Information 
Technology for the Housing Authority. She managed the financial and accounting functions 
of the agency and ensured regulatory compliance for all programs. In addition, she worked 
with the Director of Housing Service to maintain appropriate levels of voucher utilization and 
program administration.
Education and Certifications: 
•  Bachelor of Science in Accounting, Linfield CollegeVickie Ybarguen

Executive Director
vickie@hyac.org

HOUSING AUTHORITY OF YAMHILL COUNTY

Over his 20-year career, Mike has shown an ability to identify opportunities and successfully 
execute complex real estate transactions that provide an important community benefit. He is 
able to understand and communicate complex structures and ideas in simple compelling ways 
to a variety of audiences; residents, investors, general contractors, board members, neighbors, 
and elected representatives alike. His experience includes a range of project types, including: 
urban mixed-use development; public elementary school and head start facilities; homeless 
shelters; large scale neighborhood redevelopment projects; and preservation of existing 
affordable housing. He has overseen the completion of over $750 million in mission-based real 
estate projects.

Mike is experienced with a range of financial tools including; Low Income Housing Tax Credit, 
New Market Tax Credit, tax-exempt bonds, credit enhancements, derivatives, conventional 
debt, public housing capital and operating subsidy, Housing Choice Voucher, mixed finance, 
Section 18 disposition and Rental Assistance Demonstration program. Some of Mike’s most 
notable projects have been a result of public/private and public/public partnerships. The 
American Institute of Architects, Urban Land Institute, Affordable Housing Finance, NAHRO, 
Environmental Protection Agency, and U.S. Department of Urban Development have recognized 
his projects.
Education and Certifications: 
• Bachelor of Arts in Urban Studies, Cleveland State University
• Economic Development Certification, National Development Council
• “Top 40 under 40,” Portland Business Journal, 2010

Mike Andrews
Principal / Founder

mike@structurepdx.com

STRUCTURE IDEAS + PROJECTS
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With 38 years of experience, Greg joined LRS in 2003 and was named an Associate Principal in 
2018. He expresses meaning through architecture by joining place with vision. His experience 
includes numerous office campuses and headquarters, multifamily housing, retail, and 
manufacturing projects across the Northwest.
Education and Certifications: 
• Bachelor of Architecture, University of Oregon

Mixed-Use and Multifamily Housing
• Slabtown Square Mixed-use, Portland, OR [With Guardian] [Green Globes Certified]
• The Aria Apartments, Vancouver, WA
• Bekins Block Tower, Portland, OR
• The Cove Mixed-use, Oregon City, OR
• Mason Williams Mixed-use Apartments, Portland, OR [LEED Gold Certified]

Commercial and Retail
• Market at Petrosa Commercial Master Plan, Bend, OR
• 12th and Morrison, Portland, OR
• Happy Valley East Retail Center, Happy Valley, OR
• Blocks 9 & 12 Grant Street Pier Vancouver Waterfront Vancouver, WA
• The Lovejoy Building, Portland, OR [LEED Gold Certified]

Greg Mitchell
Design Lead

gmitchell@lrsarchitects.com

LRS ARCHITECTS

Martin is an experienced senior urban designer, planner, and placemaker. He is a value-driven 
co-creator of sustainable, resilient, equitable, inclusive, and lasting places. A design leader 
experienced with diverse client and project types in the public and private sector, Martin 
is an inspired story-finder and engaging communicator. He is a holistic synthesizer at the 
intersection of land-use planning, multimodal transportation planning, economic development, 
(landscape) architecture, and civil engineering.
Prior to starting his own business, Martin was a client liaison, design leader, and project 
manager for SERA Architects. He was responsible for leading and executing best practices on 
public and private projects, as well as bringing in new business, throughout the West region.
Education and Certifications: 
• Urban Design | Course and Studio work, Amsterdam School of the Arts, Amsterdam, The 

Netherlands
• Spatial Planning and Urban Design | Diploma and Ing. title, Hogere Technische School, 

Utrecht, The Netherlands
• Building Technology | Diploma, Middelbare Technische School, Dordrecht, The Netherlands
• Licensed Drone Pilot 
• National Charrette Institute Certified 
• LEED Green Associate 
• CNU-A

Martin Glastra Van Loon
Principal

mglavalo@gmail.com

GLASTRA VAN LOON DESIGN
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Scott Shumaker is experienced in planning, entitlements, engineering design, cost estimating 
and guidance during construction for various scales of development including corporate 
campus, residential, commercial, hospitality, streetscapes and high-rise buildings. Scott 
has planned and designed several new neighborhoods including roadway design, grading, 
stormwater, sanitary sewer, water and dry utility systems. He has extensive experience with 
brownfield and waterfront development from initial planning/engineering through final 
construction and with development requiring a phased approach over time. 
Education and Certifications: 
• AS Drafting Technology, Clackamas Community College
• Professional Engineer, OR #58361, WA #45103Scott Schumaker

Project Manager
scott.shumaker@pbsusa.com

PBS ENGINEERING & ENVIRONMENTAL

In her 27 years of experience working in communities and communications, Alicia has 
contributed to numerous celebrated public projects, from parks and plazas to pathways and 
roadways. Alicia and her team work hand in hand with technical staff to ensure the project 
design balances the priorities of its many and diverse stakeholders. She prioritizes clear 
communications, ample documentation, and consistent follow-through for a stress-free client 
and stakeholder experience rife with accessibility and inclusivity.
Education and Certifications:
• BA English, University of Michigan

Alicia Brazington
Sr. Public Involvement 
Manager

alicia.brazington@pbusa.com

Dennis Terzian has more than 26 years of experience managing site investigation and 
remedial activities for an variety of clients including municipal and state agencies, brownfields 
properties, industrial/ commercial clients, and nonprofit organizations. Through numerous 
site investigations, he has evaluated and implemented remedial activities at sites with 
environmental issues related to historic petroleum releases, chlorinated solvents, and metals. 
He has prepared budgets, proposals, work plans, status reports, remedial investigation/
feasibility studies, quality assurance plans, and site closure requests. He has worked on several 
redevelopment projects in Oregon that focused on converting historic industrial use properties 
to mixed use.
Education and Certifications:
• BS Earth Science, Western Michigan UniversityDennis Terzian

Senior Geologist
dennis.terzian@pbsusa.com
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With over 20 years of landscape architectural experience, a design focus on the art of place-
making, and a diverse portfolio of work within both the public and private realms, Paul 
Wroblewski brings design, strategy, construction, and project management expertise to the role 
of Lead Landscape Architect at PBS. A big-idea thinker and nonconformist who thrives on cross-
disciplinary collaboration, Paul is in his element when solving complex design challenges—
simplifying complicated ideas to efficiently execute design intent. His superpower is an 
intuitive ability to see connections and relationships between the essence of a design concept, 
individual elements, and final construction.
Education and Certifications: 
• BLA Landscape Architecture, Ball State UniversityPaul Wroblewski

Lead Landscape Architect
paul.wroblewski@pbsusa.com

For 10 years, Rebecca has worked on residential, commercial, and light industrial projects 
throughout southwest Washington. In addition to her land use planning experience, she is 
a skilled project manager, keeping team members working toward a swift and successful 
completion of project goals. 
In her work as a land use planner, Rebecca provides comprehensive narratives that show how 
the project meets required code, permitting (including critical areas) assistance, and municipal 
review follow up for a wide variety of projects throughout the southwest Washington region. 
Rebecca’s aim for each project is to create a safe, creative, and engaging environment that 
provides a sense of place.
Education and Certifications: 
• BLA Landscape Architecture, University of Washington

Rebecca Wahlstrom
Land Use Planner

rebecca.wahlstom 
@pbsusa.com

John has 38 years of traffic engineering and transportation planning experience. John 
has design experience with traffic signal, streetlighting, signing, and striping design. His 
planning experience includes intersection control evaluation local road safety planning, ADA 
transportation planning, safe routes to school, and neighborhood transportation management 
plans for neighborhood associations. His private development work includes traffic impact 
analysis and mitigation of capacity constraints, reducing risk at high crash locations, trip 
generation letters, and trip generation rate studies. For both public and private projects, John 
prepares photometric analysis and pedestrian crossing enhancement evaluations. 
Education and Certifications: 
• BS Civil and Environmental Engineering, California Polytechnic State UniversityJohn Manix

Traffic Engineer
john.manix@pbsusa.com
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As Director of Preconstruction, Dan built his career in construction by providing preconstruction 
services for some of R&H’s largest and most complex projects. Dan’s experience has allowed 
him to create strong relationships within R&H’s vast pool of specialized subcontractors that we 
draw on for their expertise and collaboration closely throughout preconstruction. As a non-
union general contractor, subcontractor selection is always based on best overall value for your 
project and Dan will ensure that trades are carefully curated to achieve your budget, schedule 
and quality goals.
Dan takes a hands-on role working alongside our preconstruction team to ensure cost certainty 
through design development and provide important feedback and analysis to the owner and 
design teams. During each phase of the estimating process, Dan will continue to offer guidance 
and collaborate with the team to help steer the project to a successful start of construction and 
beyond.
Dan has overseen the preconstruction effort for large-scale projects in Yamhill County, 
including the Atticus Hotel in McMinnville, the 3rd & Ferry Street Development currently 
underway in Dayton, Jackson Family Wine’s production facility in McMinnville and more. Dan is 
also currently leading the preconstruction efforts for a ground-up hotel project in McMinnville. 
This depth of recent experience will ensure comprehensive and reliable budget for the 
Northwest Rubber Site projects.

Dan Cook
Director of   
Preconstruction

dcook@rhconst.com

R&H CONSTRUCTION

Erin Stephenson is a McMinnville, Oregon native whose passion for travel is eclipsed only by a 
love for her hometown. After serving as an Americorp VISTA volunteer, Erin served as Executive 
Director of McMinnville Area Habitat for Humanity, a position she held for five years before 
taking a post managing the charitable giving programs for a local bank. 
In 2010, Erin launched 3rd Street Flats, a boutique lodging company in downtown McMinnville. 
The company has since grown to include two locations. In 2018 she and partners Brian and 
Shea and Ben Perle opened the Atticus Hotel  a luxury lifestyle hotel in historic downtown 
McMinnville. Over the past six years the Atticus Hotel has been named one of the Top 25 Hotels 
in America by Trip Advisor four times. Erin, Brian & Ben are also partners in Cypress restaurant 
and are currently working on a community focused redevelopment of the Mack Theater and 
historic Hotel Yamhill.
Education and Certifications: 
• Bachelor of Arts in English and History, University of Oregon

Community Involvement:
• Oregon Tourism Commissioner
• Founding Board Chair, Visit McMinnville
• Executive Committee, YCAP’s campaign to build McMinnville’s food bank
• Active Volunteer, Linfield University and McMinnville Downtown Association

Erin Stephenson
Co-Owner

erin@atticushotel.com

NOBLE UNION: ROOMS & REVELRY
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THANK YOU
Please don’t hesitate to contact for any additional 
clarifications or questions.
Ben Bortolazzo, Vice President of Development 
Guardian Real Estate Services, LLC 
760 SW 9th Avenue, Suite 2200 
Portland, OR 97205 
ben.bortolazzo@gres.com 
(503) 802-3539
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Urban Renewal Resolution No. 2026-01 
Effective Date: January 13, 2026 
Page 1 of 2 

RESOLUTION NO. 2026 - 01 
 

A Resolution of the McMinnville Urban Renewal Board authorizing the Interim 
McMinnville City Manager or designee to enter into and manage a Memorandum of 
Understanding with Guardian Real Estate Services LLC and the Housing Authority 
of Yamhill County to negotiate the redevelopment of the property at 904 NE 10th 
Avenue and 836 NE Alpine Avenue (Tax Lots R4421BA 03800 and R4421BA 
03850).  
 

RECITALS: 
 

WHEREAS, the City of McMinnville created an Urban Renewal Area in its 
downtown core and NE Gateway Area in 2013; and 

 

WHEREAS, the Purpose of this plan was to assist in implementing the goals 
of the McMinnville Comprehensive Plan, the NE Gateway District Plan, and other 
planning documents, to help stimulate the economy, create a unique identity and 
sense of place, and to support local downtown businesses and development of 
the downtown and the NE Gateway area; and  

 

WHEREAS, some of the McMinnville Urban Renewal Agency’s (Agency) 
goals are to encourage the economic growth of the McMinnville Urban Renewal 
Area (Area) as the commercial, cultural, civic and craft industry center for 
McMinnville; to encourage a unique district identify both in the downtown 
commercial core and the Northeast Gateway area; and pursue development and 
redevelopment opportunities that will add economic, civic, craft industry and 
cultural opportunities for the citizens of McMinnville, economically strengthen the 
Area and attract visitors to the Area; and 

 

WHEREAS, the subject site was identified in the City’s adopted NE Gateway 
District Plan as a catalytic opportunity site for incentivizing the revitalization and 
redevelopment of the NE Gateway District; and 

 

WHEREAS, the subject site became available for purchase when the 
existing industrial business and property owner of the site indicated their interest 
to shut down the business and surplus the site; and 
 

WHEREAS, in order to achieve the goals of the McMinnville Downtown 
Urban Renewal Plan and NE Gateway District Plan, the Agency entered into an 
agreement with the City of McMinnville to purchase the properties at 904 NE 10th 
Avenue and 836 NE Alpine Avenue and reposition the industrial property for a 
mixed-use commercial and residential development; and  

 

WHEREAS, the Agency intends to choose a development team to purchase 
and develop the property into a mixed-use commercial and residential project per 
the NE Gateway District Plan and NE Gateway Overlay District; and 

 

WHEREAS, through an RFQ process, from three semi-finalists the City 
undertook negotiations with Palindrome Properties Group, LLC, which 
negotiations were unable to come to a successful conclusion; and  
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WHEREAS, the City communicated with the other semi-finalists and 
considered their continued interest and viability against the City’s needs and 
desires; and  

 

WHEREAS, the McMinnville Urban Renewal Board would like to enter into a 
Memorandum of Understanding with Guardian Real Estate Services LLC and the 
Housing Authority of Yamhill County to negotiate a development agreement for 
the property per their proposal: 
 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF THE McMINNVILLE 
URBAN RENEWAL AGENCY as follows: 
 

1. The Interim McMinnville City Manager or designee is authorized to enter 
into a Memorandum of Understanding to negotiate a Development 
Agreement with Guardian Real Estate Services and Housing Authority of 
Yamhill County for the redevelopment of the properties at 904 NE 10th 
Avenue and 836 NE Alpine Avenue on behalf of the McMinnville Urban 
Renewal Agency. 
 

2. The Memorandum of Understanding should establish a framework for 
future cooperation and negotiation of a Development Agreement for the 
redevelopment of the property that will promote the goals of both the 
Urban Renewal Agency and the Development Team.  
 

3. The resulting Development Agreement will be brought back to the Urban 
Renewal Agency for final decision-making and action.   
 

4. This resolution shall take effect immediately upon passage and shall 
continue in full force and effect until modified, revoked, or replaced. 

 

Adopted by the Board Members of the McMinnville Urban Renewal Agency at a 
regular meeting held the 13th day of January 2026 by the following votes: 
 
 Ayes:              
 
 Nays:              
 
Approved this 13th day of January 2026. 
 
 
       
MAYOR 
 
Approved as to form:    Attest: 
 
               
City Attorney     City Recorder 
 
EXHIBITS: 

A. Memorandum of Understanding with Guardian Real Estate Services and Housing Authority 
of Yamhill County 
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