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12:00 PM 

 

Committee Members  Agenda Items 

 
Rob Stephenson 

Chair 

 

Sharon Gunter 

Vice-Chair 

 

Josh Kearns 

 

RoseMarie Caughran 

 

Tim McDaniel 

 

 

  
1. Call to Order 

2. Citizen Comments 

3. Approval of Minutes 

A. November 16, 2016 Regular Meeting (Exhibit 1) 

 

4. Action Items 

A. L 33-16 – Street Tree Removal (Exhibit 2) 

738 NW Thomas Court 

B. L 34-16 – Landscape Plan Review (Exhibit 3) 

300 NW Hillside Parkway 

C. L 35-16 – Landscape Plan Review (Exhibit 4) 

2050 NE Lafayette Avenue 

D. L 36-16 – Street Tree Improvement Plan (Exhibit 5) 

Barclay Heights Subdivision 

 

5. Discussion Items 

6. Old/New Business 

7. Committee Member Comments 

8. Staff Comments 

9. Adjournment 
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EXHIBIT 1 
 

 
 

 

 

 

Planning Department 

PHONE (503) 434-7311      FAX (503) 474-4955 

City of McMinnville November 16, 2016, 12:00 p.m. 

Landscape Review Committee Community Development Center 

Regular Meeting McMinnville, Oregon 

 
MINUTES 

 
Members Present: Chair Rob Stephenson, Committee Members RoseMarie Caughran, and 

Tim McDaniel 

Members Absent: Committee Members Sharon Gunter and Josh Kearns 

 

Staff Present: Chuck Darnell (Associate Planner) and Heather Richards (Planning Director) 

 

Others Present: None 

 

1. Call to Order 
 

Associate Planner Darnell called the meeting to order at 12:05 PM.  

2. Approval of Minutes: 
 
Chair Stephenson asked the committee whether there were any suggested revisions to the 

October meeting minutes.  Hearing none, Committee Member McDaniel moved that the 

minutes from the October 19, 2016 regular meeting be approved.  Chair Stephenson 

seconded.  With no further discussion, the Landscape Review Committee members voted to 

approve the revised minutes unanimously. 

 

3. Action Items  
 

There were no action items on the agenda. 

4. Discussion Items: 
 

Potential Zoning Ordinance Updates 

Associate Planner Darnell introduced the topic, and stated that Planning Department staff 

has reviewed the existing Landscaping and Tree chapters of the McMinnville Zoning 

Ordinance, and following Landscape Review Committee discussion at the last regular 

meeting on October 19, 2016, has developed suggestions for specific sections of the 

chapters that could be amended. 

Page 2 of 66



Page 2 

 

 

Associate Planner Darnell suggested that the landscaping review timeline be adjusted from 

10 days to 30 days to better reflect existing practices and allow for thorough staff review of 

applications. 

Chair Stephenson stated that in the past, the Landscape Review Committee was called in to 

review plans if necessary.  Committee member Caughran suggested that the language allow 

for discretion and for the Landscape Review Committee to have the ability to meet to review 

a plan early if needed. 

Planning Director Richards suggested that the language state that plans will be reviewed 

within 30 days, which would allow discretion. 

Committee member McDaniel stated that he wanted to ensure that the landscape review did 

not hold up building permit processing.  Committee member Caughran stated that she 

agreed, but that the purpose of having the landscape review was to create a logical process 

that developers follow to consider landscaping up front in the building process. 

Associate Planner Darnell suggested that the code be updated to state that landscape 

projects would be inspected by the Planning Director or their designee, to more accurately 

reflect existing practice.  The Committee agreed that this change would be appropriate. 

Associate Planner Darnell suggested that the irrigation requirements of the landscaping 

ordinance remain in place, as this had come up in discussion during the October meeting.  

Chair Stephenson stated that we shouldn’t require a landscaping plan, but just require a note 

in the landscape plan that irrigation will be provided.  The reason for this is that irrigation 

systems are usually designed at the time of installation to provide the best coverage for the 

landscaping that is installed.  The Committee agreed that keeping this requirement will 

ensure that landscaping will be continually maintained. 

Associate Planner Darnell suggested that the a statement be added to the requirement to 

maintain landscaping to allow for minor changes in the landscape plan, as long as they do 

not alter the character and aesthetics of the original plan.  Planning Director Richards stated 

that the statement could allow “like-for-like” replacement.  Committee member McDaniel 

stated that as long as the change wasn’t egregious, as determined by staff, changes could 

be allowed.  The Committee agreed that this change would be appropriate. 

Associate Planner Darnell suggested that the Landscape Review Committee structure be 

updated to allow for 5 regular voting members, and that a simple majority of the 5 regular 

members would constitute a quorum.  The Committee agreed that this change would be 

appropriate.  Planning Director Richards stated that the City may be implementing more 

standard language for all of the city committees, so those changes may be incorporated into 

the Landscape Review Committee ordinance. 

Associate Planner Darnell moved on to the Trees ordinance, and suggested that the first 

amendment be to add a statement in regards to the design drawings and specifications for 

the planting of trees in areas outside of the downtown tree zone, as that detail does exist and 

is used when residents request tree removals and replacement. 

Page 3 of 66



Page 3 

 

 

Chair Stephenson asked whether the committee could start to require tree grates in the 

downtown area.  He sees the existing tree wells as a safety concern.  Planning Director 

Richards stated that they city did not have any public space design standards, and that the 

City Community Development Department may be discussing this in the near future.  She 

suggested that tree grates in the downtown could be a topic of discussion in the development 

of design standards. 

Planning Director Richards stated that a joint meeting of the Landscape Review Committee 

with the McMinnville Urban Renewal Advisory Committee to discuss the 3rd Street design.  

The Committee stated that they would be interested in being involved in that discussion. 

Associate Planner Darnell suggested that an exemption for trees that are impacting public 

infrastructure that the adjacent property owner is not responsible for (curb cuts, electric 

vaults, storm sewer, etc.) could be added to the list of exemptions. 

Committee member Caughran stated that this would be acceptable, but asked that if a tree 

was removed and wasn’t able to be replaced in the exact same location, that an additional 

tree be planted in the annual park tree planting program.  Staff stated that language could be 

added to require the tree to be replanted in the same general area, but if that it was not 

possible that a tree be planted in another location in the City, such as a park. 

Associate Planner Darnell suggested that a statement be added to allow the Landscape 

Review Committee to periodically review and update the approved street tree list to reflect 

current landscaping and arborist practices and standards. 

Chair Stephenson agreed, and stated that there are so many changes in the tree industry 

and the climate that updates to this list are necessary.  Committee member McDaniel stated 

that certain species will become more suitable as conditions change.  Staff suggested that a 

statement be added to the ordinance to allow for the committee to approve trees that are not 

specifically listed on the list. 

The Committee also discussed that as part of that update, they could recommend certain 

types of trees for different classifications of roadway or type of land use.  This could be 

incorporated into an updated version of the approved street tree list.  The Committee also 

discussed allowing other options for planting strips, such as wider planting strips along larger 

roadways or the use of pavers around a tree that can be removed as the tree grows.  The 

purpose of this would be to prevent trees from impacting sidewalks or drive areas adjacent 

to the tree.  Staff stated that they would investigate whether any updates would be needed 

to the current planting size minimums, based on other community practices and the 

conversations that come out of the development of the City’s public design standards. 

Associate Planner Darnell suggested that a statement be added to the street tree 

maintenance requirement to require that street trees be maintained in perpetuity once a 

street tree plan is approved.  Chair Stephenson stated that when replacement is required in 

subdivisions, that property owners should be required to plant species that were approved 

as part of the street tree plan.  The Committee agreed that this change would be appropriate. 
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5. Citizen Comments 
 
There were no citizen comments. 
 

6. Committee Member Comments 
 
There were no committee member comments. 
 

7. Staff Comments 
 
There were no staff comments. 
 

8. Adjournment 
 
The meeting was adjourned at 12:50 PM. 
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CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR 97128 

 
503-434-7311 

www.mcminnvilleoregon.gov 
 

 
 

EXHIBIT 2 - STAFF REPORT 
 

DATE: December 21, 2016 
TO: Landscape Review Committee Members 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 4A: L 33-16 
 
 
Report in Brief: 
 
An application for a street tree removal (L 33-16) to be reviewed by the Landscape Review Committee. 
 
Background: 
 
The applicant, Bill Follett, submitted a street tree removal application to remove two (2) street trees 
from the property located at 738 NW Thomas Court.  The subject property is more specifically 
described as Tax Lot 8700, Section 19AA, T. 4 S., R. 4 W., W.M. 
 
Discussion: 
 
The applicant is requesting the removal of two street trees due to the tree roots impacting the adjacent 
sidewalks and the driveway approach.  The City did notify the applicant of the hazard that the sidewalks 
were creating and required that the applicant repair the sidewalks.  This led to the applicant removing 
the existing sidewalk and discovering that the damage had been caused by tree roots. 
 
Section 17.58.050 of the McMinnville Zoning Ordinance states that street tree removals may be granted 
if any of the following criteria apply: 
 

A. The tree is unsafe, dead, or diseased as determined by a Certified Arborist.  Verification of tree 
health may be required, at the expense of the applicant, by a Certified Arborist acceptable to the 
City.  

B. The tree is in conflict with public improvements.  

C. The proposed removal or pruning is part of an approved development project, a public 
improvement project where no alternative is available, or is part of a street tree improvement 
program.  

D. A street tree within the downtown tree zone may also be removed if the Planning Director 
determines that the tree is causing repeated and excessive damage to sidewalks or other public 
or private improvements or structures.  

 
 

 

Page 6 of 66

http://www.mcminnvilleoregon.gov/


---------------------------------------------------------------------------------------------------------------------------------------- 
Attachments: 
Application 
Photos of Trees and Tree Roots 
Public Works Comments 

Page 2 

The applicant has submitted a report from a Certified Arborist.  The arborist’s report states that buttress 
roots on the trees were the cause of sidewalk and driveway damage.  The sidewalks have been 
removed, and the arborist has stated that the root crowns on both trees are too large to allow for 
successful root pruning.  The arborist recommends that the trees be removed and replaced, because if 
the sidewalks are replaced without removing the trees the same damage will occur again in the future. 
 
The Public Works Superintendent, upon inspection of the site in question, also determined that large 
buttress roots had impacted the adjacent sidewalks and driveway.  The Public Works Superintendent 
noted that the trees are very shallow rooted and that the northerly tree exhibited a co-dominant leader, 
which could cause a potential failure in the future.  It was also observed that underground utilities exist 
in the planting strip on the south side of the driveway.  Therefore, the Public Works Superintendent has 
recommended that both trees be removed, but that only one tree be replaced in the northerly planting 
strip due to the existence of utilities in the southerly planting strip. 
 
Based on the arborist report, the recommendations from the Public Works Superintendent, and the fact 
that the trees have caused obvious damage to the adjacent sidewalks and driveway, staff is 
recommending that the trees be removed based on the tree removal criteria in Section 17.58.050(A) of 
the McMinnville Zoning Ordinance.  
 
Fiscal Impact: 
 
None. 
 
Recommendation/Suggested Motion: 
 
Based on the findings described above, staff is recommending that the street tree removals be 
approved with the following conditions: 
 

1. That the applicant contact the appropriate utility-locate service (dial 811 or 800-332-2344) prior 
to digging to ensure that underground utilities are not damaged during this process.  

2. That the trees’ stumps and remaining surface roots shall be removed at least six (6) inches 
below grade. 

3. That the applicant shall make any necessary sidewalk repairs and obtain necessary permits 
from the City prior to initiating such work.  It is recommended that the sidewalk repairs be 
completed prior to replanting the tree.  Please call the Engineering Department at  
(503) 434-7312 for sidewalk standards and specifications prior to construction. 

4. That the applicant shall plant one (1) street tree within the planting strip north of the driveway, 
located at least five (5) feet from the edge of the driveway.  The tree shall be a minimum of two 
(2) inches in caliper measured at six (6) inches above grade, and of a species from the 
approved Barclay Heights Street Tree Improvement Plan or the approved McMinnville Street 
Tree list if the subdivision plan is not approved.  

5. That the replacement trees shall be provided with root barrier protection in order to minimize 
sidewalk and tree root conflicts.  The barrier shall be placed on the public sidewalk side of the 
tree and the curb side of the tree.  The root barrier protection shall be placed in 10-foot lengths, 
centered on the tree, and to a depth of eighteen (18) inches.  In addition, the tree shall be 
provided with deep watering tubes to promote deep root growth (see enclosed detail). 

6. That the applicant shall contact the McMinnville Public Works Superintendent, David Renshaw, 
at (503) 434-7316 to discuss specific staking, watering tube requirements, and to schedule a 
planting inspection prior to backfilling. 
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7. That the planter areas shall be restored to original grade immediately following the planting of 
the replacement tree. 

8. That all costs and liability associated with the trees’ removal shall be borne by the applicant. 

9. That the applicant shall complete the removal within six (6) months of this approval notification, 
or June 21, 2017. 

 
Suggested Motion:  Staff recommends that a motion be made to approve the street tree removal 
request, subject to the conditions as noted in the staff report. 
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From: David Renshaw
To: Sarah Sullivan
Cc: Chuck Darnell
Subject: 738 NW Thomas Court tree removal
Date: Monday, December 12, 2016 11:12:16 AM
Attachments: IMG_1030.jpg

IMG_1031.jpg
IMG_1032.jpg
IMG_1033.jpg
IMG_1034.jpg

Hi Sarah, and thanks for the opportunity to comment.  Our comments would be as follows:
 
General observations

1.       The trees are planted in 5 park strip between the back of the curb and the sidewalk.
2.       The northerly tree is about 18” DBH, and about 25’ in height.  The southerly tree is about

24” DBH, and about 40’ in height.
 
Site Observations

1.       There is underground power in the park strip on the south side of the driveway, as well as
an underground irrigation sleeve.

2.       There are no overhead facilities conflicting with the tree.
3.       The tree has disrupted the curb/gutter on the south side of the driveway.

 
Tree Observations

1.       There are no obvious health issues demonstrated that would require removal.
2.       The northerly tree exhibits included bark with co-dominant leader, which is a potential

failure point.  The southerly tree does not exhibit any obvious structural issues that would
require removal.

3.       Both trees have damaged and lifted the adjacent sidewalk.  At the time of inspection, the
walk was removed, and large buttress roots are visible on both trees.

4.       Both trees are vey shallow rooted, and the buttress roots have lifted the grade in the park
strip significantly.

 
Recommendations:
 

1.       Given the damage to sidewalks and the adjacent driveway, and the structural issues with
the northerly tree, the shallow rooting and the presence of multiple other locations along
this street, staff would recommend approving this request.

2.       Given the limited planting dimension (13’) in the southerly park strip, and the presence of
underground power, staff recommends not requiring a re-planted tree in this location.

3.       Staff recommends requiring that 1 tree be replanted I in the north park strip, located at
least 5’ away from the existing driveway.

4.       Applicant to bear all costs associated with removal and replanting.
5.       Applicant to grind stumps a minimum of 6” below grade.
6.       Applicant to call for utility locate prior to removal.
7.       Applicant to replant 1 tree, 2” caliper minimum, as per the approved City detail.
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Note:  Given the numerous other instances of lifted walks in this neighborhood, staff will be putting
together a street tree replacement plan for the Planning Director’s consideration.  That will come via
separate email.
 
Thanks.
 
 

From: Sarah Sullivan 
Sent: Friday, December 09, 2016 4:19 PM
To: David Renshaw
Cc: Chuck Darnell
Subject: Street Tree Removal
 
Good afternoon David,
Can you please review the attached street tree removal request and return any comments
to me by Wed. Dec. 14th.
 
Thanks,
 
Sarah Sullivan
Permit Technician
City of McMinnville
231 NE 5th Street
McMinnville, OR  97128
503-434-7311
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CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR 97128 

 
503-434-7311 

www.mcminnvilleoregon.gov 
 

 
 

 
EXHIBIT 3 - STAFF REPORT 
 

DATE: December 21, 2016 
TO: Landscape Review Committee Members 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 4B: L 34-16 
 
 
Report in Brief: 
 
An application for a revision to a previously approved landscape plan to be reviewed by the Landscape 
Review Committee. 
 
Background: 
 
The applicant, Jon Berkey on behalf of Brookdale Senior Living, submitted a revised landscape plan 
review application to install landscaping around a new maintenance building that is being constructed on 
the property located at 300 NW Hillside Parkway.  The subject property is more specifically described as 
Tax Lot 100, Section 19CA, T. 4 S., R. 4 W., W.M. 
 
Discussion: 
 
The owner of the subject property, which is the site of the Hillside senior living facility, would like to amend 
the existing planned development land use decision on this property to constructing a pole building to 
serve as a maintenance shop for the facility and grounds, and to revise the previously approved 
landscape plan for the surrounding property.   
 
The building will be located near the larger Hillside facility that is located just north of SW 2nd Street, near 
the north side of the parking facilities that are located behind the Hillside facility.  More specifically, the 
pole building will be located in an existing open field area between the north side of the parking area and 
the Westside Bicycle/Pedestrian Greenway. 
 
The location of the subject property and the location of the proposed building on the subject property can 
be seen below: 

 

Page 24 of 66

http://www.mcminnvilleoregon.gov/


---------------------------------------------------------------------------------------------------------------------------------------- 
Attachments: 
Application  

Page 2 

 

Page 25 of 66



---------------------------------------------------------------------------------------------------------------------------------------- 
Attachments: 
Application  

Page 3 

 
 
 
The subject property is zoned R-4 PD Multiple Family Residential Planned Development.  The planned 
development that is in place on the property was approved in July 1999, and a landscape plan for the 
property was subsequently approved by the Landscape Review Committee in December 1999.  The 
overall site includes a substantial amount of landscaping, primarily concentrated near property lines and 
around buildings within the site.  Most notably, a cluster of trees was planted in the front yard of the 
property (fronting SW 2nd Street) to resemble an orchard. 
 
The original master plan for the area had shown a new community barn building in the open field area, 
with other features such as community garden areas that would be available for residents to use.  The 
owners are now proposing to construct a pole building to function as the property’s maintenance facility, 
instead of the community barn facility that was shown on the previously approved master plan.  The area 
that the new building is being constructed in was basically left vacant during the build-out of the other 
uses on the site.  It is the City’s normal practice to not require landscaping to be installed in areas of 
master planned sites that are not yet developed.  Now that the property owner is proposing to construct 
the maintenance building that was shown in the master plan, although it is in a different location and a 
slightly different use, the City will require that this portion of the site be landscaped. 
 
The applicant has proposed to install perimeter plantings around the new building.  However, the 
landscape plan for the overall Hillside site had included much more substantial plantings in the open field 
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area where the new building is being constructed.  Therefore, the Landscape Review Committee has two 
options.  The Committee could approve the landscape plan as submitted to allow the perimeter plantings 
around the new building, or the Committee could require that the landscaping be installed as it was shown 
on the landscape plan that was approved in 1999.  It is not clear if the original decision was specific to 
maintaining perimeter landscaping for an overall aesthetic or for screening of the community barn.  
However, the revised landscape plan meets the code by providing for screening of the proposed use in 
the form of perimeter plantings around the building. If the applicant is allowed to only install the perimeter 
landscaping around the new building, staff would suggest that a condition of approval be added that 
requires the property owner to install further landscaping if and when further development is proposed in 
the open field area. 
 
The landscaping that was approved in 1999 can be seen below: 
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In reviewing a landscape plan, Section 17.57.050 (B) of the McMinnville Zoning Ordinance requires the 
Landscape Review Committee to consider the following factors: 

 
1. Compatibility with the proposed project and the surrounding and abutting properties and the uses 

occurring thereon. 
 
The overall site on which the new pole building will be constructed, as explained above, is extensively 
landscaped around the property lines and the existing building perimeters.  The landscaping that is being 
proposed will provide for perimeter landscaping around the new building and use, which is consistent 
with how other buildings on the property are treated.  The property line immediately adjacent to the new 
maintenance building has already been landscaped, and a row of trees and other plantings exist providing 
screening between the proposed building and the properties to the south.  The only issue may be that 
the east property line would not be fully landscaped as shown in the landscape plan that was approved 
in 2009.  The building itself would still be provided with screening, but the properties to the east, across 
the Westside Bicycle/Pedestrian Greenway, would not benefit from the extensive landscaping that was 
shown in the 2009 landscape plan. 
 

2. Screening the proposed use by sight-obscuring, evergreen plantings, shade trees, fences, or 
combinations of plantings and screens.  

 
The landscaping proposed to be planted around the perimeter of the new maintenance building will be 
large ornamental grasses that will provide for screening of the proposed use.  The landscaping is being 
spaced evenly around the building to provide for adequate screening when the plants grow to maturity. 
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3. The retention of existing trees and natural areas that may be incorporated in the development of 
the project. The existing grade should be preserved to the maximum practical degree. Existing 
trees shall be provided with a watering area equal to at least one-half the crown area.  

 

There are no existing trees in the area that the new maintenance building is being proposed.  All trees 
adjacent to the building site will be maintained and there are no plans to remove any trees with this 
project. 

 

4. The development and use of islands and plantings therein to break up parking areas.  

 

There are no new parking areas associated with the new maintenance building. 

 

5. The use of suitable street trees in the development of new subdivisions, shopping centers and 
like developments. Certain trees shall be prohibited in parking areas: poplar, willow, fruit, nut, 
birch, conifer, and ailanthus.  

 

There are no new street trees associated with the new maintenance building, as it is being built within 
the larger Hillside property and far from any existing right-of-way. 

 

6. Suitable watering facilities or irrigation systems must be included in or near all planted areas. 
 
The landscaping plan includes the installation of a new drip irrigation zone, which will tie into the 
existing irrigation system on the property and will include a battery operated controller.  The installation 
of this drip line irrigation is noted on the landscape plan. 
 
 
Fiscal Impact: 
 
None. 
 
Recommendation/Suggested Motion: 
 
As stated above, the Landscape Review Committee may approve the landscape plan as submitted to 
allow the perimeter plantings around the new building, or the Committee could require that the 
landscaping be installed as it was shown on the landscape plan that was approved in 2009.  Findings 
could be provided for either option, if the Committee believes that the combination of the existing 
landscaping and the new perimeter plantings provide for adequate screening of the proposed use. 
 
If the Landscape Review Committee approves the landscape plan as submitted, staff is recommending 
that the submitted landscape plan be approved with the following conditions: 
 

1. That the applicant install perimeter landscaping around the new maintenance building as shown 
on the submitted landscape plan. 

2. That in the event that further development is proposed in the open field area north of the new 
maintenance building, the applicant shall install the landscaping as shown on the landscape plan 
that was approved in 2009.  If the future development is a major change from the previously 
approved master plan, a new landscape plan for the area north of the new maintenance building 
shall be submitted to the Landscape Review Committee for approval. 

3. That all landscaping approved by the Landscape Review Committee and required as conditions 
of approval shall be maintained, including necessary watering, weeding, pruning, mowing, and 
replacement. 
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Suggested Motion:  Staff recommends that a motion be made to approve the landscape plan, subject to 
the conditions as noted in the staff report. 
 
OR 
 
Staff recommends that a motion be made to deny the landscape plan as submitted and require the 
property owner to install the landscaping as shown in the landscape plan that was previously approved 
in 2009. 
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CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR 97128 

 
503-434-7311 

www.mcminnvilleoregon.gov 
 

 
 

 
EXHIBIT 4 - STAFF REPORT 
 

DATE: December 21, 2016 
TO: Landscape Review Committee Members 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 3C: L 35-16 
 
 
Report in Brief: 
 
An application for a landscape plan for a wireless facility installation (L 35-16) to be reviewed by the 
Landscape Review Committee. 
 
Background: 
 
The applicant, P.I. Tower LLC, submitted a landscape plan review application to install landscaping 
around a new wireless communication tower that is being constructed on the property located at 2050 
NE Lafayette Avenue.  The subject property is the location of the Yamhill County Fairgrounds, and is 
more specifically described as Tax Lot 1600, Section 15, T. 4 S., R. 4 W., W.M. 
 
Discussion: 
 
The subject property, which is the location of the Yamhill County Fairgrounds, is zoned M-1 Light 
Industrial.  The applicant is proposing to construct a wireless communications tower within an area of the 
subject property that is already developed.  The tower and associated infrastructure will be installed in 
an area that is bounded on two sides by existing buildings, but is also located immediately adjacent to 
the north property line and adjacent properties are under different ownership.  The area that the tower 
will be constructed in can be seen below: 
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There are two tests in the McMinnville Zoning Ordinance for landscaping around a wireless facility 
installation: 1) the Landscaping Chapter; and 2) the Wireless Communication Facilities Chapter.    
 
The Landscaping chapter of the McMinnville Zoning Ordinance requires that at least seven (7) percent 
of the gross area of a site being developed be landscaped (Section 17.57.050 (A)).  The landscape plan 
as proposed shows well over seven (7) percent of the portion of the site being developed as landscaped 
area.  However, wireless communication facilities have additional landscaping requirements that the 
applicant must also comply with.  Specifically, Section 17.55.050 (B) of the McMinnville Zoning Ordinance 
states: 
 

The area around the base of antenna support structures (including any equipment enclosure) is 
to be fenced, with a sight-obscuring fence a minimum of six feet in height. The fenced area is to 
be surrounded by evergreen shrubs (or a similar type of evergreen landscaping), placed within a 
landscaped strip a minimum of ten feet in width. In the event that placement of a proposed 
antenna support structure and/or equipment enclosure is located in a unique area within a subject 
site that would not benefit from the addition of landscaped screening, the Planning Director may 
require that the applicant submit a landscape plan illustrating the addition of a proportional 
landscape area that will enhance the subject site either at a building perimeter, parking lot, or 
street frontage, adjacent to or within the subject site.  

 
The landscaping being proposed can be seen below: 
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The applicant is proposing to install the six foot sight-obscuring fence that is required by Section 
17.55.050 (B) around the site.  On the north side of the site, there are existing arborvitae and deciduous 
trees that are mature and about 25 feet in height currently provide screening.  The applicant is proposing 
to retain those plantings, which meets the requirements of providing a 10 foot landscaped area and 
evergreen or similar type landscaping on the north side. 
 
The applicant is not providing landscaping on the south side of the site, as most of the south side is 
immediately adjacent to a building and the remaining portion of the south side must remain clear to allow 
for access into the site for maintenance.  The applicant is arguing that the required 10 foot landscape 
buffer is not possible on the west and east sides of the site, due to the Wiser Horticulture Pavilion being 
located on the east side and a transformer being installed on the west side.  The applicant believed that 
McMinnville Water and Light would require 10 feet of clearance around the transformer.  Therefore, the 
applicant has shown no landscaping on the east side and only one additional arborvitae on the west side. 
 
In routing the plans for comments from the various City and agency departments, staff determined that 
McMinnville Water and Light will only require a 10 foot clearance on the front of the transformer.  The 
other sides only require a 3 foot clearance.  The transformer can be placed in such a way that the front 
of the transformer faces west.  Therefore, landscaping could be installed on both the north and south 
sides of the transformer, up to 3 feet from the side of the transformer.  Staff is suggesting that a condition 
of approval be added to require this additional landscaping. 
 
The east side of the site, while constrained, could accommodate a small amount of landscaping to provide 
screening of the fence and wireless communications infrastructure.  Staff has discussed this with the 
applicant, and they have suggested that an ivy wall could be added to the east side of the site.  This ivy 
wall would be constructed to be as tall as the fence, and would create the screening effect that the Zoning 
Ordinance intends for while taking up less physical space.  Staff is suggesting that a condition of approval 
be added to require the ivy wall on the east side of the site. 
 
In total, even with the additional landscaped areas as described above, the applicant is not providing the 
amount of landscaping that would normally be required if the 10 foot landscaped buffer was installed as 
required by Section 17.55.050 (B) of the McMinnville Zoning Ordinance.  Section 17.55.050 (B) allows 
for the Planning Director to require “the addition of a proportional landscape area that will enhance the 
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subject site either at a building perimeter, parking lot, or street frontage, adjacent to or within the subject 
site” when the applicant cannot provide the required 10 foot landscaped buffer. 
 
If a 10 foot landscaped buffer was installed around the entire wireless communications tower site (which 
is 57 feet wide and 35 feet long) a total of 2,240 square feet of landscaped area would have been 
provided.  As shown in the applicant’s proposed plan, and including the additional landscaped area that 
will be required as conditions of approval, the applicant is providing 995 square feet of landscaped area.  
Therefore, Section 17.55.050 (B) allows for the Planning Director to require 1,245 square feet, the 
difference in what is normally required and what is being provided, of additional portions of the site to be 
landscaped to provide the “proportional landscape area”.  Staff is suggesting that a condition of approval 
be added to require the additional 1,245 square feet of landscaped area to be provided elsewhere on the 
overall property. 
 
In reviewing a landscape plan, Section 17.57.050 (B) of the McMinnville Zoning Ordinance requires the 
Landscape Review Committee to consider the following factors: 

 
1. Compatibility with the proposed project and the surrounding and abutting properties and the uses 

occurring thereon. 
 
The overall site on which the wireless communications tower is being constructed is not heavily 
landscaped, but there is landscaping installed around the perimeters of many of the Yamhill County 
Fairgrounds buildings.  The specific site on which the tower is being located is immediately adjacent to 
the north property line and adjacent properties are under different ownership.  The adjacent properties 
are zoned C-3 General Commercial, and the property immediately to the north is actually an existing 
residential use.  Therefore, the retention of the existing arborvitae on the north side of the tower site is 
extremely important to provide adequate screening from that residential use. 
 
The property is zoned M-1 Light Industrial, but the site is the location of the Yamhill County Fairgrounds.  
The use of the property as the County Fairgrounds results in the public being in close proximity to the 
site of the wireless communication tower.  For this reason, the additional landscaping being required as 
conditions of approval, as explained above, will provide for additional landscaping and screening of the 
proposed use from the adjacent uses. 
 

2. Screening the proposed use by sight-obscuring, evergreen plantings, shade trees, fences, or 
combinations of plantings and screens.  

 
The proposed use will be screened quite well on the north side of the side, as the existing arborvitae 
and deciduous trees will be retained.  The existing arborvitae are mature and about 25 feet in height.  
The additional landscaping that will be required as conditions of approval on the west and east sides of 
the site will provide better screening of the proposed use.  In addition the “proportional landscape area” 
that will be added to the site should be placed in such a way as to enhance the site and provide 
screening of the proposed use. 
 

3. The retention of existing trees and natural areas that may be incorporated in the development of 
the project. The existing grade should be preserved to the maximum practical degree. Existing 
trees shall be provided with a watering area equal to at least one-half the crown area.  

 

All of the existing trees and arborvitae surrounding the wireless communications tower site are being 
retained. 

 

4. The development and use of islands and plantings therein to break up parking areas.  

 

There are no new parking areas associated with the proposed use, so there are no plantings to install 
within parking areas or islands. 

Page 38 of 66



---------------------------------------------------------------------------------------------------------------------------------------- 
Attachments: 
Application 

Page 5 

 

5. The use of suitable street trees in the development of new subdivisions, shopping centers and 
like developments. Certain trees shall be prohibited in parking areas: poplar, willow, fruit, nut, 
birch, conifer, and ailanthus.  

 

There are no new trees associated with the proposed use.  The landscaping that is being proposed will 
be arborvitae and an ivy wall, which serve the purpose of providing screening of the proposed use from 
adjacent properties and uses. 

 

6. Suitable watering facilities or irrigation systems must be included in or near all planted areas. 
 
Irrigation will be provided for the planted areas shown on the landscape plan. 
 
 
Fiscal Impact: 
 
None. 
 
Recommendation/Suggested Motion: 
 
The landscape plan as submitted does not meet the requirements of Section 17.55.050 (B) of the 
McMinnville Zoning Ordinance.  For that reason, the Landscape Review Committee could deny the 
application outright and require the applicant to submit an updated landscaping plan that would meet the 
requirements. 
 
Staff does acknowledge that there are constraints on this site in providing the required 10 foot landscaped 
buffer around the entire wireless communications tower and associated infrastructure.  The Zoning 
Ordinance does allow for some flexibility when a tower is located in a “unique area”.  Staff has developed 
conditions of approval that would provide for additional landscaping around the site and a “proportional 
landscape area” elsewhere on the site, which would result in the site better meeting the intent of the 
Zoning Ordinance.  Based on that, and on the rationale and findings described in the staff report above, 
staff is recommending that the landscape plan be approved with the following conditions: 
 

1. That the applicant install a vine or ivy wall along the east side of the fence that is being installed 
around the site of the wireless communications tower.  The ivy wall shall be constructed to be at 
least seven (7) feet tall and shall be installed to provide screening of the wireless communications 
tower from adjacent uses.  

2. That the applicant shall work with McMinnville Water and Light to have the transformer being 
installed on the west side of the site installed so as to have the front of the transformer face west, 
which will allow for additional landscaping to be installed on the west side of the site. 

3. That the applicant install two (2) additional arborvitae, specifically Thuja occidentalis ‘Nigra’, on 
the west side of the fence that is being installed around the site of the wireless communications 
tower.  One (1) of the arborvitae shall be placed on the north side of the transformer being installed 
on the west side of the site, and one (1) of the arborvitae shall be installed on the south side of 
the same transformer.  The additional arborvitae shall be placed at least three (3) feet from the 
north and south sides of the transformer. 

4. That the applicant install a 1,245 square foot proportional landscaped area in another location on 
the Yamhill County Fairgrounds site that will enhance the subject site either at a building 
perimeter, parking lot, or street frontage.  The applicant shall submit a landscape plan for this 
proportional landscaped area, which will be approved by the Planning Director. 

5. That all landscaping approved by the Landscape Review Committee and required as conditions 
of approval shall be maintained, including necessary watering, weeding, pruning, mowing, and 
replacement. 
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Suggested Motion:  Staff recommends that a motion be made to approve the landscape plan, subject to 
the conditions as noted in the staff report. 
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CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR 97128 

 
503-434-7311 

www.mcminnvilleoregon.gov 
 

 
 

 
EXHIBIT 5 - STAFF REPORT 
 

DATE: December 21, 2016 
TO: Landscape Review Committee Members 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 3D: L 36-16 
 
 
Report in Brief: 
 
A Street Tree Improvement Plan for the Barclay Heights subdivision (L 36-16) to be reviewed by the 
Landscape Review Committee. 
 
Background: 
 
The street trees in the Barclay Heights subdivision exhibit characteristics that are leading to numerous 
requests for street tree removals.  The main issues that are arising with the existing street trees seem to 
be related to improper planting and locations when the trees were originally installed.  The City has 
determined that this subdivision could be a candidate for a Street Tree Improvement Plan to allow for an 
expedited administrative process for property owners to follow when requesting street tree removal and 
replacement.  The subdivision is located in the northwest quadrant of the City, and includes NW 8th Street 
(between NW Cypress Street and NW Meadows Drive) and NW Thomas Court. 
 
Discussion: 
 
The City has implemented Street Tree Improvement Plans in other subdivisions that have experienced 
similar problems with existing street trees.  One example is the Westvale 4th Addition subdivision Street 
Tree Improvement Plan.  The Westvale 4th Addition is located in the southwest quadrant of the City, east 
of Hill Road, and includes a portion of SW Fellows Street. 
 
A street tree improvement plan basically acknowledges that street trees within a particular area in the 
City exhibit characteristics that will likely lead to request to remove the trees, based on the standard 
criteria used to determine whether a street tree may be removed.  Section 17.58.040 (A) of the 
McMinnville Zoning Ordinance provides for some flexibility in the Landscape Review Committee 
approving tree removals, and in the case of a street tree improvement plan, the Landscape Review 
Committee allows for the Planning Director to administratively approve removal requests in a particular 
area as defined by the Landscape Review Committee.  
 
The Barclay Heights subdivision does not appear to have an approved street tree plan.  Therefore, there 
is not any specifically designated street trees for the subdivision.  It appears that a majority of the existing 
trees are maple varieties, including Acer rubrum and Acer platanoides.   
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The main issues that have been encountered in this subdivision are trees impacting surrounding 
infrastructure.  In many locations within the subdivision, the street trees are very shallow rooted which 
has caused surface roots and large buttress roots to be located immediately under or adjacent to 
sidewalks, driveways, and streets.  This has led to a number of street tree removal requests, including 
one reviewed by the Landscape Review Committee this month, as well as the City removing one tree 
recently due to its impact on ADA compliant sidewalk infrastructure at an intersection.  Section 17.58.050 
of the McMinnville Zoning Ordinance states that street tree removals may be granted if any of the 
following criteria apply: 
 

A. The tree is unsafe, dead, or diseased as determined by a Certified Arborist.  Verification of tree 
health may be required, at the expense of the applicant, by a Certified Arborist acceptable to the 
City.  

B. The tree is in conflict with public improvements.  

C. The proposed removal or pruning is part of an approved development project, a public 
improvement project where no alternative is available, or is part of a street tree improvement 
program.  

D. A street tree within the downtown tree zone may also be removed if the Planning Director 
determines that the tree is causing repeated and excessive damage to sidewalks or other public 
or private improvements or structures.  

 
The street trees in this subdivision meet the criteria above, specifically Section 17.58.050 (B).  Also, it 
appears that a majority of the issues that are arising are due to improper planting of the street trees.  
Many trees were planted either too low or too high, which has led to the shallow root systems that have 
impacted surrounding infrastructure.  Some trees were planted in locations that normally would not be 
permitted, such as very close to driveways, not in the center of the planting strip, and very close to utility 
vaults and underground utilities. 
 
Some examples of some of the improper plantings and tree placements can be seen below: 
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The Public Works Superintendent and Public Works staff have drafted a Street Tree Improvement Plan 
for Barclay Heights.  Based on the rationale above, staff believes that the Street Tree Improvement Plan 
is justified, and would allow for an expedited administrative process for property owners to remove and 
replace street trees.  The property owner would still be required to submit an application for review by 
the Planning Director, and the owner would still need to demonstrate a specific street tree problem such 
as tree health or impacts to surrounding infrastructure.  All of the typical tree replacement regulations 
would still be required, such as tree replacement, installation of root barriers, watering tubes, and stakes, 
and the replacement trees would be required to be inspected by the Public Works Superintendent prior 
to completing installation.  This would ensure that as street trees are removed and replaced in this 
subdivision, they are planted correctly to avoid the same issues arising in the future. 
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The character of the streets within the Barclay Heights subdivision is greatly influenced by the street trees 
that exist in the subdivision.  It is clear that, while there was not a street tree plan approved by the City, 
there was an effort to plant an abundance of trees throughout the subdivision.  This is evident by the 
close spacing of trees and the full tree canopy that has developed.  For those reasons, staff believes that 
the replacement of street trees that are removed is very important to maintain the character of the 
subdivision.  Some photo examples of the existing tree canopy can be seen below (note that these 
images are from Google Street View, taken in August 2012): 
 

 
Above: 8th Street looking north from western edge of Barclay Heights subdivision. 

 
Above: 8th Street half cul-de-sac looking southeast. 
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Above: Thomas Court looking south from 8th Street. 
 

 
Above: 8th Street looking west from eastern edge of Barclay Heights subdivision. 
 
Because there is no approved street tree plan for this subdivision, staff has compiled a list of permitted 
tree species that could be allowed when trees are replanted in accordance with the Street Tree 
Improvement Plan.  That list is included in the attached draft Barclay Heights Street Tree Improvement 
Plan.  The tree species that were included on that list were chosen based on the characteristics of the 
subdivision and planting areas, which lend themselves to medium sized trees with mature heights from 
25 to 40 feet.  The Landscape Review Committee may alter this list if needed. 
 
Fiscal Impact: 
 
None. 
 
Recommendation/Suggested Motion: 
 
Based on the rationale described above, staff is recommending that the Barclay Heights Street Tree 
Improvement Plan be approved with the following conditions: 
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1. That any property owner requesting to remove a street tree within the Barclay Heights subdivision 
submit a tree removal application for review by the Planning Department.  The Planning Director 
shall have the ability to administratively approve the removal and replacement of street trees 
within the Barclay Heights Street Tree Improvement Plan area. 

2. That any future applicant contact the appropriate utility-locate service (dial 811 or 800-332-2344) 
prior to digging to ensure that underground utilities are not damaged during this process.  

3. That any tree’s stumps and remaining surface roots shall be removed at least six (6) inches below 
grade. 

4. That any future applicant shall make any necessary sidewalk repairs and obtain necessary 
permits from the City prior to initiating such work.  It is recommended that the sidewalk repairs be 
completed prior to replanting the tree.  Please call the Engineering Department at  
(503) 434-7312 for sidewalk standards and specifications prior to construction. 

5. That any future applicant shall plant one (1) replacement tree for each tree approved to be 
removed.  The tree shall be a minimum of two (2) inches in caliper measured at six (6) inches 
above grade, and of a species from the approved Barclay Heights Street Tree Improvement Plan 
tree list. 

6. That any replacement trees shall be provided with root barrier protection in order to minimize 
sidewalk and tree root conflicts.  The barrier shall be placed on the public sidewalk side of the 
tree and the curb side of the tree.  The root barrier protection shall be placed in 10-foot lengths, 
centered on the tree, and to a depth of eighteen (18) inches.  In addition, the tree shall be provided 
with deep watering tubes to promote deep root growth (see enclosed detail). 

7. That any future applicant shall contact the McMinnville Public Works Superintendent, David 
Renshaw, at (503) 434-7316 to discuss specific staking, watering tube requirements, and to 
schedule a planting inspection prior to backfilling. 

8. That all planter areas shall be restored to original grade immediately following the planting of any 
replacement tree. 

9. That all costs and liability associated with a tree’s removal shall be borne by any future applicant. 

10. That any future applicant shall complete the removal and replacement within six (6) months of 
receiving approval. 

 
Suggested Motion:  Staff recommends that a motion be made to approve the Barclay Heights Street Tree 
Improvement Plan, subject to the conditions as noted in the staff report. 
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Street Tree Improvement Plan 

Barclay Heights 
 

The City intends to implement a street tree improvement plan for this area in order to create an 
expedited administrative process for property owners seeking to remove and replace street 
trees.   As per ordinance, all costs for street tree maintenance, removals and replacements, as 
well as sidewalk repairs, will be the responsibility of the adjacent property owner.  Permit 
applications in replacement tree plan areas will be processed administratively by the Planning 
Department.  Sidewalk removal/replacement permit requirements shall remain in effect for all 
street tree replacement plans. 

 

All street tree replacement plans shall: 

1. Be specific to a defined area, and related to specific, observed street tree problems 
(health, structural problems, conflicts with public improvements, etc.) within the given 
area. 

2. Provide a rationale for removing existing trees and implementing an replacement 
program.   

3. Include a list of approved street tree choices appropriate to the planting situation. 

4. Provide a specific construction detail that clearly describes required planting practices. 

5. Allow for administrative approval by the Planning Director of removal/replacement 
applications.  A permit for tree removal shall be granted if: 

a. The tree is unsafe, dead or diseased, as determined by the Planning Director or 
designee, or a certified arborist. 

b. The tree is in conflict with public improvements. 

c. The proposed removal is part of an approved development project, a public 
improvement project where no alternative is available or is part of a street tree 
improvement program. 

d. The tree poses likely future conflicts with public improvements, as determined by 
the Planning Director or designee. 

e. The tree poses an imminent danger to the public or any private property owner or 
occupant. 

6. Require all plantings be inspected and approved by City staff. 

7. All Street Tree Improvement plans shall be reviewed by the Planning Director and 
approved by the Landscape Review Committee. 
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Barclay Heights Street Tree Improvement Plan 

 

A. Defined area (see attached map): Includes all public rights of way within the Barclay 
Heights subdivision: 

 

• 8th Street, within Barclay Heights 

• Thomas Court, from 8th Street to cul-de-sac 

 

B. Rationale: 

 
a. Planning records do not appear to note the designated street tree for this 

subdivision.  It appears the tree planted is a maple cultivar, most likely an Acer 
rubrum or acer platanoides variety. 

b. The planting strip within this subdivision is about 5’ in width.  There are various 
utilities boxes, hydrants and street lighting poles located in the park strip as well.  
There is underground electrical in several locations as well.  There are no 
overhead conflicts. 

c. In multiple locations within the subdivision, the existing trees are shallow rooted, 
with observed surface rooting in the park street and associated sidewalk and 
curb/gutter damage.  This appears largely to be a planting issue. 

 

C. Approved Street Tree List for area (from City’s approved list): 

a. Site characteristics lend themselves to medium sized trees 

i. Mature height 25-40’ 

ii. Minimum planting strip width:  five feet 

iii. Trees spaced to provide continuous canopy at maturity 

b. Trees: 

Cherries and Pears: 

Flowering pear varieties  Pyrus calleryana 

Flowering Cherry varieties  Prunus serrulata 

Sargent Cherry   Prunus sargentii 

Maples: 

Norway maple varieties  Acer platanoides 

David’s Maple    Acer davidii 

Hedge Maple    Acer campestre 

Red maple varieties   acer rubrum 
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Others: 

American Hophornbeam  Ostrya virginiana 

Eastern Redbud   Cercis canadensis 

European Hornbeam   Carpinus betulus 

Goldenrain tree   Koelreuteria paniculata 

Honelocust (thornless)  Gleditsia triancanthos ‘inermis’ 

Japanese snowbell   Styrax japonicius 

Tricolor beech    Fagus sylvatica ‘Tricolor’ 

Yellow wood    Caldrastis lutea 

 

 

D. Construction Detail (see attached):  all new plantings shall require linear root barrier 
protection, deep watering tubes, mulch and staking as per the attached detail. 
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