
The meeting site is accessible to handicapped individuals.  Assistance with communications (visual, hearing) must be requested  
24 hours in advance by contacting the City Manager (503) 434-7405 – 1-800-735-1232 for voice, or TDY 1-800-735-2900. 
 
*Please note that these documents are also on the City’s website, www.mcminnvilleoregon.gov.  You may also request a copy from the 

Planning Department. 

City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

Landscape Review Committee 
Community Development Center, 231 NE 5th Street 

April 19, 2017 
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. February 15, 2017 Meeting Minutes (Exhibit 1) 

 

4. Action Items 

A. L 7-17 – Landscape Plan (Exhibit 2) 

1150 NE Lafayette Avenue 

B. L 12-17 – Street Tree Removal (Exhibit 3) 

151 NW Mt. Mazama Street 

C. L 13-17 – Landscape Plan (Exhibit 4) 

2180-2350 NE Highway 99W 

D. L 14-17 – Landscape Plan (Exhibit 5) 

1944 NE Baker Street 

E. L 15-17 – Landscape Plan (Exhibit 6) 

288 NE Norton Lane 

F. Amendments to Landscaping and Trees Chapters (Exhibit 7) 

 

5. Discussion Items 

6. Old/New Business 

7. Committee Member Comments 

8. Staff Comments 

9. Adjournment 
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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 

www.mcminnvilleoregon.gov 

EXHIBIT 1 - MINUTES 
February 15, 2017 12:00 pm 
Landscape Review Committee Community Development Center 
Regular Meeting McMinnville, Oregon 

Members Present: Rose Marie Caughran, Sharon Gunter, and Tim McDaniel 

Members Absent: Josh Kearns and Rob Stephenson 

Staff Present: Chuck Darnell 

1. Call to Order

The meeting was called to order at 12:12 pm. 

A. Election of Chair and Vice-Chair 

Committee Member Gunter nominated Rob Stephenson for Chair for 2017. The motion 
was seconded by Committee Member Caughran and passed 3-0. 

Committee Member McDaniel nominated Sharon Gunter for Vice Chair for 2017. The 
motion was seconded by Committee Member Caughran and passed 3-0. 

2. Citizen Comments

None. 

3. Approval of Minutes

A. January 18, 2017 Regular Meeting 

Committee Member Gunter moved to approve the January 18, 2017, Regular Meeting 
Minutes as written. The motion was seconded by Committee Member McDaniel and 
passed 3-0. 

4. Action/Docket Item (repeat if necessary)

A. L 1-17 – Landscape Plan (3950 SE Three Mile Lane) 
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Associate Planner Darnell introduced the application, which was a landscape plan for a 
new wireless communications tower on Three Mile Lane. It would not be visible from the 
street as it would be behind an existing building. The tower would be surrounded by a 
chain link fence with slats and arborvitae. Staff proposed a condition that the arborvitae 
would be placed three feet on center surrounding the entire facility. None of the existing 
site would be altered, and it was an existing paved area that would be used for the tower. 
Staff recommended approval with conditions. 
 
Committee Member McDaniel moved to approve L1-17 as presented. The motion was 
seconded by Committee Member Gunter and passed 3-0.  

 
B. L 2-17 – Landscape Plan (1270 NE Alpha Drive) 

 
Associate Planner Darnell introduced the landscape plan application for a parcel on the 
corner of Alpha Drive and Riverside Drive. This corner lot fronted two public rights-of-way 
and street trees would be planted on both frontages. The applicant was proposing to plant 
Maple trees on Riverside Drive to be consistent with the existing Maple trees on the site. 
There were overhead power lines on Alpha Drive, and a species of small cherry tree would 
be planted. There had to be 20 feet spacing between the trees. There would be 
landscaping around the perimeter of the parking lot and building with some boulders 
interspersed. There would also be barkdust and turf between the building and sidewalk. 
Drip line irrigation would be installed on all landscaped areas.  
 
There was discussion regarding how there was too much barkdust being proposed where 
plantings or turf could be used instead and revised drawings needed to be brought back.  
 
Committee Member McDaniel moved to deny the application based on incomplete 
landscape and irrigation plans and concerns about the amount of barkdust proposed and 
minimal plantings in the areas fronting the streets. The motion was seconded by 
Committee Member Gunter and passed 3-0. 
 

5. Discussion Items 
 

A. Tree City USA 20th Year Celebration 
 

Associate Planner Darnell said this was the 20th year that McMinnville was a Tree City 
USA and suggested planning a planting event to celebrate.  
 
There was discussion regarding partnering with Morning Rotary and possible locations in 
the City for the plantings. Associate Planner Darnell would come back to the next meeting 
with more details. 

 
6. Old/New Business 

 
None. 
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7. Committee/Commissioner Comments 
 
There was discussion regarding trees being removed for street lights and if they would be 
replaced. Associate Planner Darnell would look into the issue and bring back more 
information. 
 

8. Staff Comments 
 

None. 
 
9. Adjournment 
 
The meeting was adjourned at 1:00 pm. 
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Attachments: Application and Landscape Plan 
Decision Document 

City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 2 - STAFF REPORT 
 

DATE: April 19, 2017 

TO: Landscape Review Committee Members 

FROM: Chuck Darnell, Associate Planner 

SUBJECT: Agenda Item 4A: L 7-17 

 
 
Report in Brief: 
 
An application for a landscape plan for a renovated industrial building into a government building to be 
used by the McMinnville School District (L 7-17) to be reviewed by the Landscape Review Committee. 
 
Background: 
 
The applicant, Pete Keenan on behalf of the McMinnville School District, submitted a landscape plan 
review application to install landscaping on the site of an existing industrial building that will be 
renovated to function as a maintenance facility for the school district on the property located at 1150 NE 
Lafayette Avenue.  The subject property is more specifically described as Tax Lot 202, Section 21, T. 4 
S., R. 4 W., W.M. 
 
Discussion: 
 
The subject property is zoned C-3 (General Commercial), and is also located in Zone 3 of the Northeast 
Gateway District.  The applicant is proposing to renovate the existing building and also construct two 
new maintenance buildings behind the existing building on the southern portion of the site.  The subject 
site can be seen below as a red outlined area: 
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L 7-17 – 1150 NE Lafayette Avenue Landscape Plan  Page 2 

 

 
 
 
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) (Area Determination – 
Planning Factors)).  The landscape plan as proposed greatly exceeds those requirements, as 7.9 
percent of the site is proposed to be landscaped.  In addition, a significant amount of the southern 
portion of the site will remain as open green space that will be seeded with grasses.  This amounts to a 
much larger area of the site that is landscaped in some fashion.  
 
The landscaping being proposed on the main portion of the site can be seen below: 
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L 7-17 – 1150 NE Lafayette Avenue Landscape Plan  Page 3 

 

 
 
In reviewing a landscape plan, Section 17.57.050(B) (Area Determination – Planning Factors) of the 
McMinnville Zoning Ordinance requires the Landscape Review Committee to also consider the 
following factors: 

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

uses occurring thereon. 
 
The existing site does include some landscaping, but the applicant is proposing to upgrade the existing 
landscape areas to improve the frontage between the building and Lafayette Avenue.  The existing 
building is located in a mainly industrial and commercial area, with commercial and industrial type uses 
immediately adjacent on both sides. 
 
The applicant is proposing to upgrade the existing planting islands within the parking lot, along the 
property frontage on Lafayette Avenue, and along the front edge of the existing building.  Most of the 
exiting trees on the site will be retained, specifically in the planter areas adjacent to the parking spaces 
that are closest to the entry of the building.  Two (2) existing trees on the western property line will be 
removed, and this is to allow for the construction of an ADA-accessible walkway from Lafayette Avenue 
to the entry of the building, which is a building code requirement.  Two (2) new trees will be planted in 
the same general area as the trees being removed.  Four (4) larger existing maple trees near the 
building, as well as three (3) existing pear trees near Lafayette Avenue, will all be retained.  The 
location of the existing trees and the trees to be removed can be seen below: 
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The applicant will also be installing new trees on the site along Lafayette Avenue and within the 
planting islands in the parking areas.  The applicant had proposed to install Village Green Zelkova 
(Zelkova serrata ‘Village Green’) trees along the property line adjacent to Lafayette Avenue to introduce 
a sense of a tree-lined street along the property line.  However, existing utility lines exist overhead in 
that location and Village Green Zelkova trees would cause conflicts with those utilities in the future.  
Therefore, a condition of approval has been added to install a tree from the “Small Trees” section of the 
McMinnville Street Tree list in place of the Village Green Zelkova trees.  The applicant is also proposing 
to install two (2) Golden Desert Ash (Fraxinus excelsior ‘Aureafolia’) trees will within the planting islands 
in the parking areas. 
 
Other landscape material to be installed on the site include Little Rascal Holly (Ilex x ‘Mondo’), Harbor 
Dwarf Nandina (Nandina domestica ‘Harbor Dwarf’), Double Play Gold Spirea (Spiraea japonica ‘Yan’), 
and David Viburnum (Viburnum davidii).  These shrubs will fill out the remainder of the planting islands 
along Lafayette Avenue and the edges of the parking areas.  The remainder of the site will be treated 
as lawn, providing for additional open green space on the site particularly in the areas adjacent to 
residential uses.  The proposed landscape plan and disbursement of plants results in landscaping that 
is compatible with the proposed use as a government maintenance building and the surrounding 
properties.  
 

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 on the sides most visible from the public right-of-way by a 
combination of perimeter building plantings and larger shade trees.  Village Green Zelkova (Zelkova 
serrata ‘Village Green’) and Golden Desert Ash (Fraxinus excelsior ‘Aureafolia’) will be installed closest 
to Lafayette Avenue, providing larger shade trees that will provide screening at maturity.  Also, the 
existing trees closer to the building will be retained, which will preserve larger mature trees on the site 
that will provide screening of the site. 
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The southern portion of the site that will be treated as open green space will be surrounded by a sight-
obscuring fence.  Some existing vegetation does exist in the southern portion of the site, particularly 
along the eastern property line.  The applicant is proposing to clean out trash, leaf litter, and invasive 
plant species, and then maintain the existing vegetation.  This vegetation wasn’t specifically installed or 
maintained as landscaped area, but the vegetation, along with the sight-obscuring fence, does provide 
for screening between the proposed use and the adjacent residential uses. 
 

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.  

 

Most of the exiting trees on the site will be retained, specifically in the planter areas adjacent to the 
parking spaces that are closest to the entry of the building.  Two (2) existing trees on the western 
property line will be removed, and this is to allow for the construction of an ADA-accessible walkway 
from Lafayette Avenue to the entry of the building, which is a building code requirement.  Two (2) new 
trees will be planted in the same general area as the trees being removed.  Four (4) larger existing 
maple trees near the building, as well as three (3) existing pear trees near Lafayette Avenue, will all be 
retained.   

 

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

 

The applicant is proposing to maintain planting islands in the parking areas on the site.  The exiting 
planting islands are sparsely planted, and the applicant will be installing a variety of shade trees and 
shrubs to break up the parking areas, add visual interest to the site, and screen the parking areas from 
view from Lafayette Avenue.  In no location will there be more than six (6) parking spaces without a 
landscaping island providing buffering between other parking spaces. 

 

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.  

 

The landscape plan does not include the installation of street trees, as the areas shown to be planted 
are all within the subject site and are not within the public right-of-way.  However, the trees planted 
along Lafayette Avenue will provide a similar sense of a tree-lined street along Lafayette Avenue, and 
will benefit pedestrians traveling along that roadway. 

 

6. Suitable watering facilities or irrigation systems must be included in or near all planted areas. 
 
The applicant has included a detailed irrigation plan that shows the installation of a fixed spray irrigation 
system. 
 
Fiscal Impact: 
 
None. 
 
Committee Options: 
 

1) APPROVE the application, per the decision document provided which includes the findings of 
fact and conditions of approval. 

2) APPROVE the application with additional conditions of approval, providing findings of fact for 
the inclusion of additional conditions. 
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3) CONTINUE the application, requesting the applicant to submit more information or details for 
review. 

4) DENY the application, providing findings of fact for the denial in the motion to deny. 
 
Recommendation/Suggested Motion: 
 
Based on the findings described in the staff report and decision document, staff is recommending that 
the landscape plan be approved with the following conditions: 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan dated 
February 6, 2017. 

2. That the applicant shall not install Village Green Zelkova (Zelkova serrata ‘Village Green’) trees 
as shown on the landscape plan due to conflicts with the overhead utility lines in that location.  
In place of the Village Green Zelkova trees, the applicant shall install seven (7) trees of a 
species from the “Small Trees” section of the McMinnville Street Tree list.  The trees shall be a 
minimum of two (2) inches in caliper measured as six (6) inches above grade. 

3. That each tree to be planted along the property line adjacent to Lafayette Avenue 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 each tree and the curb side of each tree. 
The root barrier protection shall be placed in 10-foot lengths, centered on each tree, and to a 
depth of eighteen (18) inches. In addition, all trees shall be provided with deep watering tubes to 
promote deep root growth (see enclosed detail). 

4. That the applicant is reminded that trees are not to be planted within: 

a. Five (5) feet of a private driveway or alley; 

b. Ten (10) feet of a fire hydrant, transformer, power or water vault, water meter box, utility 
pole, sanitary sewer, storm or water line; or 

c. Twenty (20) feet of street light standards or street intersections. 

5. That all other landscaping shall not be placed within four (4) feet of existing or new fire hydrants, 
or within one (1) foot of the existing water meter near Lafayette Avenue.  Minor adjustments in 
plant placement from the locations shown on the approved landscape plan are allowed if 
relocation is necessary to meet minimum clearances. 

6. 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. 

 
Suggested Motion:  
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE LANDSCAPE REVIEW 
COMMITTEE APPROVE L 7-17 WITH THE CONDITIONS OF APPROVAL AS RECOMMENDED BY 
STAFF. 
 
 
CD:sjs 
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CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

 
503-434-7311 

www.mcminnvilleoregon.gov  
 

 

DECISION DOCUMENT – 1150 NE LAFAYETTE AVENUE 
 

DECISION, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF LANDSCAPE PLAN FOR A 
RENOVATED BUILDING AT 1150 NE LAFAYETTE AVENUE 
 
 

DOCKET: L 7-17 (Landscaping) 
 

REQUEST: The applicant requested the approval of a landscape plan for the renovation of 
an existing industrial building into a government maintenance building.  
Landscape plans are required to be reviewed and approved by the Landscape 
Review Committee as described in Section 17.57.030 (Plans-Submittal and 
review-Approval-Time limit for completion) of the McMinnville Zoning 
Ordinance. 

 
LOCATION: The property in question is located at 1150 NE Lafayette Avenue.  The subject 

property is more specifically described as Tax Lot 202, Section 21, T. 4 S., R. 4 
W., W.M. 

 
ZONING: The subject site is designated as Commercial on the McMinnville 

Comprehensive Plan Map, and is zoned C-3 (General Commercial). 
 
APPLICANT:   Pete Keenan, on behalf of McMinnville School District 
 
STAFF: Chuck Darnell, Associate Planner 
 
DECISION- 
MAKING BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: April 19, 2017.  Meeting was held at the Community Development Center, 231 

NE 5th Street, McMinnville, OR 97128 
 
COMMENTS: No public notice of the application was required by the McMinnville Zoning 

Ordinance.  No additional comments were received by the Planning 
Department. 

 
ATTACHMENTS: 

 

1. Application for Landscape Plan Review 
 
DECISION 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
WITH CONDITIONS of the landscape plan (L 7-17). 
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////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
DECISION: APPROVAL WITH CONDITIONS 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
 
Planning Staff:  Date:  
Chuck Darnell, Associate Planner 
 
 
Planning Department:  Date:  
Heather Richards, Planning Director 
  

Page 17 of 95
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Application Summary: 
 
The applicant requested the approval of a landscape plan for the renovation of an existing industrial 
building into a government maintenance building.  Landscape plans are required to be reviewed and 
approved by the Landscape Review Committee as described in Section 17.57.030 (Plans-Submittal 
and review-Approval-Time limit for completion) of the McMinnville Zoning Ordinance. 
 
CONDITIONS OF APPROVAL 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan dated 
February 6, 2017. 
 

2. That the applicant shall not install Village Green Zelkova (Zelkova serrata ‘Village Green’) 
trees as shown on the landscape plan due to conflicts with the overhead utility lines in that 
location.  In place of the Village Green Zelkova trees, the applicant shall install seven (7) trees 
of a species from the “Small Trees” section of the McMinnville Street Tree list.  The trees shall 
be a minimum of two (2) inches in caliper measured as six (6) inches above grade. 

 
3. That each tree to be planted along the property line adjacent to Lafayette Avenue 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 each tree and the curb side of each tree. 
The root barrier protection shall be placed in 10-foot lengths, centered on each tree, and to a 
depth of eighteen (18) inches. In addition, all trees shall be provided with deep watering tubes 
to promote deep root growth (see enclosed detail). 

 
4. That the applicant is reminded that trees are not to be planted within: 

a. Five (5) feet of a private driveway or alley; 

b. Ten (10) feet of a fire hydrant, transformer, power or water vault, water meter box, 
utility pole, sanitary sewer, storm or water line; or 

c. Twenty (20) feet of street light standards or street intersections. 
 

5. That all other landscaping shall not be placed within four (4) feet of existing or new fire 
hydrants, or within one (1) foot of the existing water meter near Lafayette Avenue.  Minor 
adjustments in plant placement from the locations shown on the approved landscape plan are 
allowed if relocation is necessary to meet minimum clearances. 
 

6. 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. 

 
ATTACHMENTS 
 

1. Application for Landscape Plan Review 
 
COMMENTS 
 
This matter was referred to the following public agencies for comment:  McMinnville Public Works 
Department and McMinnville Water and Light.  Comments were received by the Planning Department 
and have been incorporated into the conditions of approval. 
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FINDINGS OF FACT 
 
1. Pete Keenan, on behalf of McMinnville School District, submitted a landscape plan review 

application to install landscaping around a renovated industrial building on the property located 
at 1150 NE Lafayette Avenue.  The subject property is more specifically described as Tax Lot 
202, Section 21, T. 4 S., R. 4 W., W.M. 
 

2. The site is currently zoned C-3 (General Commercial), and is designated as Commercial on 
the McMinnville Comprehensive Plan Map, 1980. 

 
3. This matter was referred to the following public agencies for comment:  McMinnville Public 

Works Department and McMinnville Water and Light.  No comments in opposition have been 
provided.  Comments and suggested conditions of approval were provided, and have been 
incorporated into the conditions of approval in this document. 

 
4. A public meeting was held by the Landscape Review Committee on April 19, 2017 to review 

the application and proposed landscape plan.  No comments in opposition were provided by 
the public prior to the public meeting. 
 

5. The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 
1981 are applicable to this request: 

 
GOAL IV 3: TO ENSURE COMMERCIAL DEVELOPMENT THAT MAXIMIZES EFFICIENCY OF 

LAND USE THROUGH UTILIZATION OF EXISTING COMMERCIALLY DESIGNATED 
LANDS, THROUGH APPROPRIATELY LOCATING FUTURE COMMERCIAL LANDS, 
AND DISCOURAGING STRIP DEVELOPMENT. 

 
Policy 32.00:  Where necessary, landscaping and/or other visual and sound barriers shall be required to 

screen commercial activities from residential areas. 
 
Finding: Goal IV 3 and Policy 32.00 are satisfied in that the proposed landscape plan includes trees and 
other landscaped areas that will provided screening of the proposed use from the public right-of-way and 
from the residential areas to the south. 
 
GOAL VI 1: TO ENCOURAGE DEVELOPMENT OF A TRANSPORTATION SYSTEM THAT 

PROVIDES FOR THE COORDINATED MOVEMENT OF PEOPLE AND FREIGHT IN A 
SAFE AND EFFICIENT MANNER. 

 
Policy 122.00: The City of McMinnville shall encourage the following provisions for each of the three 

functional road classifications: 
 
   1. Major, minor arterials.  
   –Landscaping should be encouraged along public rights-of-way. 
   2. Major, minor collectors.  
   –Landscaping should be encouraged along public rights-of-way. 
   3. Local Streets  
   –Landscaping should be encouraged along public rights-of-way. 
 
Finding:  Goal VI 1 and Policy 122.00 are satisfied in that trees will be installed along the public right-of-
way along Lafayette Avenue.  The trees are not located in the public right-of-way, but are being placed 
along the property lines so that they are visible from the public right-of-way and provide screening of the 
use from the public right-of-way. 
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GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 
DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 

 
Policy 188.00: The City of McMinnville shall continue to provide opportunities for citizen involvement in 

all phases of the planning process. The opportunities will allow for review and comment 
by community residents and will be supplemented by the availability of information on 
planning requests and the provision of feedback mechanisms to evaluate decisions and 
keep citizens informed. 

 
Finding: Goal X 1 and Policy 188.00 are satisfied in that McMinnville continues to provide opportunities 
for the public to review and obtain copies of the application materials and completed staff report prior to 
the McMinnville Planning Commission and/or McMinnville City Council review of the request and 
recommendation at an advertised public hearing.  All members of the public have access to provide 
testimony and ask questions during the public review and hearing process. 
 
 

6. The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to 
the request: 

 
17.57.010  Purpose and intent. The purpose and intent of this chapter is to enhance the 

appearance of the city by encouraging quality landscaping which will benefit and protect the health, 
safety, and welfare of the general public. By relating all the requirements of the zoning ordinance to 
the project in one review procedure, the review will assist the developer in integrating the uses of the 
property with the landscaping, will relate the project to surrounding property uses in existence or 
projected, and will attempt to minimize project costs. The landscaping provisions in Section 17.57.050 
are in addition to all other provisions of the zoning ordinance which relate to property boundaries, 
dimensions, setback, vehicle access points, parking provisions and traffic patterns. The landscaping 
objectives shall also seek to accomplish the purposes set forth in Section 17.03.020. 
 
Finding:  The landscape plan as proposed would enhance the appearance of the city and will benefit 
the health, safety, and welfare of the general public.  The landscape plan as proposed meets the 
intent and purpose of the Landscaping chapter, as described in the findings for the specific landscape 
plan review criteria below. 
 

17.57.030  Plans—Submittal and review—Approval—Time limit for completion.  
C. The landscaping plan shall be approved if it is found to be compatible with the purpose, 

intent, and requirements of this chapter. Approval of the landscaping plan shall be 
indicated upon the plot plans. Any modifications shall be specified on the plans and 
agreed to in writing by the applicant prior to the issuance of a building permit. One copy of 
said approved plan shall be retained by the Planning Department and included within the 
permanent file; 

 
Finding:  The landscape plan as proposed meets the intent and purpose of the Landscaping chapter, 
as described in the findings for the specific landscape plan review criteria below.  Modifications as 
required by the conditions of approval will be discussed with the applicant and agreed to prior to the 
issuance of a building permit. 
 

17.57.050  Area Determination—Planning factors. 
A. Landscaping shall be accomplished within the following ranges: 

2. Commercial, at least seven percent of the gross area. This may be reduced to not less 
than five percent upon approval of the review committee. (The gross area to be 
landscaped may only be reduced by the review committee if there is a showing by the 
applicant that the intent and purpose of this chapter and subsection B of this section 
are met.)  
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Finding:  The landscape plan as proposed shows 7.9 percent of the subject site being landscaped, 
which exceeds the minimum requirement.  In addition, a significant amount of the southern portion of 
the site will remain as open green space that will be seeded with grasses.  This amounts to a much 
larger area of the site that is landscaped in some fashion. 
 

B. The following factors shall be considered by the applicant when planning the landscaping 
in order to accomplish the purpose set out in Section 17.57.010. The Landscape Review 
Committee shall have the authority to deny an application for failure to comply with any or 
all of these conditions: 
1. Compatibility with the proposed project and the surrounding and abutting properties 

and the uses occurring thereon. 
 

Finding:  The existing site does include some landscaping, but the applicant is proposing to upgrade 
the existing landscape areas to improve the frontage between the building and Lafayette Avenue.  
The existing building is located in a mainly industrial and commercial area, with commercial and 
industrial type uses immediately adjacent on both sides. 
 
The applicant is proposing to upgrade the existing planting islands within the parking lot, along the 
property frontage on Lafayette Avenue, and along the front edge of the existing building.  Most of the 
exiting trees on the site will be retained, specifically in the planter areas adjacent to the parking 
spaces that are closest to the entry of the building.  Two (2) existing trees on the western property line 
will be removed, and this is to allow for the construction of an ADA-accessible walkway from Lafayette 
Avenue to the entry of the building, which is a building code requirement.  Two (2) new trees will be 
planted in the same general area as the trees being removed.  Four (4) larger existing maple trees 
near the building, as well as three (3) existing pear trees near Lafayette Avenue, will all be retained. 
 
The applicant will also be installing new trees on the site along Lafayette Avenue and within the 
planting islands in the parking areas.  The applicant had proposed to install Village Green Zelkova 
(Zelkova serrata ‘Village Green’) trees along the property line adjacent to Lafayette Avenue to 
introduce a sense of a tree-lined street along the property line.  However, existing utility lines exist 
overhead in that location and Village Green Zelkova trees would cause conflicts with those utilities in 
the future.  Therefore, a condition of approval has been added to install a tree from the “Small Trees” 
section of the McMinnville Street Tree list in place of the Village Green Zelkova trees.  The applicant 
is also proposing to install two (2) Golden Desert Ash (Fraxinus excelsior ‘Aureafolia’) trees will within 
the planting islands in the parking areas. 
 
Other landscape material to be installed on the site include Little Rascal Holly (Ilex x ‘Mondo’), Harbor 
Dwarf Nandina (Nandina domestica ‘Harbor Dwarf’), Double Play Gold Spirea (Spiraea japonica 
‘Yan’), and David Viburnum (Viburnum davidii).  These shrubs will fill out the remainder of the planting 
islands along Lafayette Avenue and the edges of the parking areas.  The remainder of the site will be 
treated as lawn, providing for additional open green space on the site particularly in the areas 
adjacent to residential uses.  The proposed landscape plan and disbursement of plants results in 
landscaping that is compatible with the proposed use as a government maintenance building and the 
surrounding properties.  
 

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

 
Finding:  The proposed use will be screened on the sides most visible from the public right-of-way by 
a combination of perimeter building plantings and larger shade trees.  Village Green Zelkova (Zelkova 
serrata ‘Village Green’) and Golden Desert Ash (Fraxinus excelsior ‘Aureafolia’) will be installed 
closest to Lafayette Avenue, providing larger shade trees that will provide screening at maturity.  Also, 
the existing trees closer to the building will be retained, which will preserve larger mature trees on the 
site that will provide screening of the site. 
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The southern portion of the site that will be treated as open green space will be surrounded by a sight-
obscuring fence.  Some existing vegetation does exist in the southern portion of the site, particularly 
along the eastern property line.  The applicant is proposing to clean out trash, leaf litter, and invasive 
plant species, and then maintain the existing vegetation.  This vegetation wasn’t specifically installed 
or maintained as landscaped area, but the vegetation, along with the sight-obscuring fence, does 
provide for screening between the proposed use and the adjacent residential uses. 

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. 

 

Finding:  Most of the exiting trees on the site will be retained, specifically in the planter areas adjacent 
to the parking spaces that are closest to the entry of the building.  Two (2) existing trees on the 
western property line will be removed, and this is to allow for the construction of an ADA-accessible 
walkway from Lafayette Avenue to the entry of the building, which is a building code requirement.  
Two (2) new trees will be planted in the same general area as the trees being removed.  Four (4) 
larger existing maple trees near the building, as well as three (3) existing pear trees near Lafayette 
Avenue, will all be retained.   

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

Finding:  The applicant is proposing to maintain planting islands in the parking areas on the site.  The 
exiting planting islands are sparsely planted, and the applicant will be installing a variety of shade 
trees and shrubs to break up the parking areas, add visual interest to the site, and screen the parking 
areas from view from Lafayette Avenue.  In no location will there be more than six (6) parking spaces 
without a landscaping island providing buffering between other parking spaces. 

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. 

 

Finding: The landscape plan does not include the installation of street trees, as the areas shown to be 
planted are all within the subject site and are not within the public right-of-way.  However, the trees 
planted along Lafayette Avenue will provide a similar sense of a tree-lined street along Lafayette 
Avenue, and will benefit pedestrians traveling along that roadway. 

6. Suitable watering facilities or irrigation systems must be included in or near all planted 
areas; 

 

Finding:  The applicant has included a detailed irrigation plan that shows the installation of a fixed 
spray irrigation system. 
 

C. All landscaping approved through the Landscape Review Committee shall be continually 
maintained, including necessary watering, weeding, pruning, mowing, and replacement. 

 

Finding:  A condition of approval will require 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. 
 

17.57.060  Zones where required. Landscaping shall be required in the following zones except 
as otherwise noted:  

C. C-3 (General Commercial zone).  
 

Finding: The subject site is zoned C-3 (General Commercial), and landscaping is being provided as 
required. 
 
 

CD:sjs 
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Attachments: Application and Arborist’s Report 
Decision Document 

City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 3 - STAFF REPORT 
 

DATE: April 19, 2017 

TO: Landscape Review Committee Members 

FROM: Chuck Darnell, Associate Planner 

SUBJECT: Agenda Item 4B: L 12-17 

 
 
Report in Brief: 
 
An application for a tree removal (L 12-17) to be reviewed by the Landscape Review Committee. 
 
Background: 
 
The applicant, John and Kelly Hall, submitted a street tree removal application to remove three (3) 
street trees from the property located at 151 NW Mt. Mazama Street.  The subject property is more 
specifically described as Tax Lot 4300, Section 24AD, T. 4 S., R. 5 W., W.M. 
 
Discussion: 
 
The subject property is a single family site in a more recently developed area in the City of McMinnville.  
The subject site can be seen below as a red outlined area: 
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The applicant is requesting the removal of three (3) street trees due to the trees exhibiting some 
evidence of sun scald and water stress, as well as the fact that the property owners are required to 
install new sidewalk along the street frontage that the existing street trees are located along.  The 
sidewalk is required to be installed along with the construction of a single family home on the subject 
site.  The property owners are concerned that the installation of the sidewalk will impact the existing 
trees, and due to that and the poor condition of the existing trees, they are proposing to install three (3) 
new trees in their place after the sidewalks are installed and the home is constructed.  The applicant 
has submitted photos supporting those arguments. 
 
The trees in question were installed by the developer that constructed the Hillcrest Phase 5 subdivision.  
The diameter of the trees, measured at breast height, are about 9.5 inches.  The trees are located on 
the south side of the subject site.  On the street tree plan that was approved for this subdivision (L 2-
07), the tree species was identified as October Glory Red Maple (Acer rubrum ‘October Glory’).  
Although there are only three (3) street trees existing on the south side of the subject site, the approved 
street tree plan for the subdivision indicated that four (4) October Glory Maple trees would be installed 
along the south side of the subject site. 
 
Review Criteria: 
 
Section 17.58.050 (Review Criteria) of the McMinnville Zoning Ordinance states that street tree 
removals may be granted if any of the following criteria apply: 
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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.  

 
The applicant has provided photos and a description of the poor health of the trees proposed to be 
removed.  The trees show signs of sunscald, neglect, and water stress.  Public Works staff inspected 
the site and concurred with the applicant’s arguments.  Public Works staff recommended that, given the 
condition of the trees and the damage to the bark and tissue layers inside the bark, the trees be 
removed and replaced.  The damage to the bark is quite excessive, and is visible along the entire trunk 
of the tree from the ground to the canopy. 
 

B. The tree is in conflict with public improvements.  
 
The applicant is proposing to construct a single family home on the site, and by doing so, will be 
required to install sidewalks along the property frontage on 2nd Street.  The applicant is concerned that 
the installation of the sidewalk will impact the existing trees, and is proposing to remove them and 
replace the trees once the sidewalk installation and construction are complete.  The removal and 
replacement will allow for the sidewalks and new trees to be installed to meet all necessary street tree 
planting standards, and will allow for root-barrier protection to be effectively installed along the new 
sidewalk being constructed, which will ensure long-term health and survivability of the replacement 
trees. 
 

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.  

 
This criteria is not applicable, as the tree is not part of an approved development or public improvement 
project. 
 

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.  

 
This criteria is not applicable, as the tree in question is not located within the downtown tree zone. 
 
Based on the neglect and the poor condition of the existing trees, and the fact that the existing trees 
could be impacted by the installation of sidewalks, the tree removal meets multiple criteria to warrant 
removal. 
 
Tree Replacement: 
 
Section 17.58.040(D) (Tree Removal/Replacement) of the McMinnville Zoning Ordinance states that 
“Approval of a request to remove a tree may be conditioned upon replacement of the tree with another 
tree approved by the city, or a requirement to pay to the city an amount sufficient to fund the planting 
and establishment by the city of a tree, or trees, of similar value.” 
 
Although there are only three (3) street trees existing on the south side of the subject site, the approved 
street tree plan for the subdivision indicated that four (4) Autumn Glory Maple trees would be installed 
along the south side of the subject site.  Therefore, a condition of approval has been included to require 
that the applicant install four (4) replacement trees, if the removal of the existing trees is approved. 
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Fiscal Impact: 
 
None. 
 
Committee Options: 
 

1) APPROVE the application, per the decision document provided which includes the findings of 
fact and conditions of approval. 

2) APPROVE the application with additional conditions of approval, providing findings of fact for 
the inclusion of additional conditions. 

3) CONTINUE the application, requesting the applicant to submit more information or details for 
review. 

4) DENY the application, providing findings of fact for the denial in the motion to deny. 
 
Recommendation/Suggested Motion: 
 
Based on the findings described above, staff is recommending that the street tree removal 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.  The 
applicant shall contact Trena McManus at McMinnville Water and Light at 503-472-6919 
(extension 5) if the underground utilities become exposed. 

2. That the tree’s 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 any tree.  Please call the Engineering Department at  
(503) 434-7312 for sidewalk standards and specifications prior to construction. 

4. That the applicant shall plant four (4) street trees in place of the trees being removed.  The trees 
shall be October Glory Red Maple (Acer rubrum ‘October Glory’), and shall be a minimum of two 
(2) inches in caliper measured at six (6) inches above grade. 

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 trees.  The root barrier protection shall be placed in 10-foot lengths, 
centered on the trees, and to a depth of eighteen (18) inches.  In addition, the trees 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. 

7. That the applicant is reminded that trees are not to be planted within: 

a. Five (5) feet of a private driveway or alley; 
b. Ten (10) feet of a fire hydrant, transformer, power or water vault, water meter box, utility 

pole, sanitary sewer, storm or water line; or 
c. Twenty (20) feet of street light standards or street intersections. 

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

the replacement tree. 
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9. That all costs and liability associated with the tree’s removal shall be borne by the applicant. 

10. It is recommended that the root-barrier protection be installed along the new sidewalk during the 
construction and installation of the sidewalk. 

11. That the applicant shall complete the removal within six (6) months of this approval notification, 
or October 19, 2017. 

 
Suggested Motion:  
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE LANDSCAPE REVIEW 
COMMITTEE APPROVE L 12-17 WITH THE CONDITIONS OF APPROVAL AS RECOMMENDED BY 
STAFF. 
 
 
CD:sjs 
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CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

 
503-434-7311 

www.mcminnvilleoregon.gov  
 

 

DECISION DOCUMENT – 151 NW MT MAZAMA STREET 
 

DECISION, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF TREE REMOVAL REQUEST AT         
151 NW MT MAZAMA STREET 
 
 

DOCKET: L 12-17 (Street Tree Removal) 
 

REQUEST: The applicant requested the removal of three (3) street trees.  The removal of a 
tree within the public right-of-way requires City approval, and requests for tree 
removal are reviewed and approved by the Landscape Review Committee. 

 
LOCATION: The subject site is located at 151 NW Mt. Mazama Street.  The subject property 

is more specifically described as Tax Lot 4300, Section 24AD, T. 4 S., R. 5 W., 
W.M. 

 
ZONING: The subject site is designated as Residential on the McMinnville 

Comprehensive Plan Map, and is zoned R-1 (Single Family Residential). 
 
APPLICANT:   John and Kelly Hall 
 
STAFF: Chuck Darnell, Associate Planner 
 
DECISION- 
MAKING BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: April 19, 2017.  Meeting was held at the Community Development Center, 231 

NE 5th Street, McMinnville, OR 97128 
 
COMMENTS: No public notice of the application was required by the McMinnville Zoning 

Ordinance.  No additional comments were received by the Planning 
Department. 

 
ATTACHMENTS: 

 

1. Application for Tree Removal 
 
 
 
DECISION 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
WITH CONDITIONS of the street tree removal request (L 12-17). 
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////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
DECISION: APPROVAL WITH CONDITIONS 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
 
Planning Staff:  Date:  
Chuck Darnell, Associate Planner 
 
 
Planning Department:  Date:  
Heather Richards, Planning Director 
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Application Summary: 
 
The applicant requested the removal of three (3) street trees.  The removal of a tree within the public 
right-of-way requires City approval, and requests for tree removal are reviewed and approved by the 
Landscape Review Committee. 
 
CONDITIONS OF APPROVAL 
 

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.  The 
applicant shall contact Trena McManus at McMinnville Water and Light at 503-472-6919 
(extension 5) if the underground utilities become exposed. 
 

2. That the tree’s 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 any tree.  Please call the Engineering Department at                 
(503) 434-7312 for sidewalk standards and specifications prior to construction. 

 
4. That the applicant shall plant four (4) street trees in place of the trees being removed.  The 

trees shall be October Glory Red Maple (Acer rubrum ‘October Glory’), and shall be a 
minimum of two (2) inches in caliper measured at six (6) inches above grade. 

 
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 trees.  The root barrier protection shall be placed in 10-foot 
lengths, centered on the trees, and to a depth of eighteen (18) inches.  In addition, the trees 
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. 

 
7. That the applicant is reminded that trees are not to be planted within: 

a. Five (5) feet of a private driveway or alley; 

b. Ten (10) feet of a fire hydrant, transformer, power or water vault, water meter box, 
utility pole, sanitary sewer, storm or water line; or 

c. Twenty (20) feet of street light standards or street intersections. 
 

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

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

10. It is recommended that the root-barrier protection be installed along the new sidewalk during 
the construction and installation of the sidewalk. 

 
11. That the applicant shall complete the removal within six (6) months of this approval 

notification, or October 19, 2017. 
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ATTACHMENTS 
 

1. Application for Tree Removal 
 
COMMENTS 
 
This matter was referred to the following public agencies for comment:  McMinnville Public Works 
Department and McMinnville Water and Light.  Comments were received by the Planning Department 
and have been incorporated into the conditions of approval. 
 
FINDINGS OF FACT 
 
1. John and Kelly Hall submitted a tree removal application requesting the removal of three (3) 

street trees.  The removal of a tree within the public right-of-way requires City approval, and 
requests for tree removal are reviewed and approved by the Landscape Review Committee.  
The subject site is located at 151 NW Mt. Mazama Street.  The subject property is more 
specifically described as Tax Lot 4300, Section 24AD, T. 4 S., R. 5 W., W.M. 
 

2. The site is currently zoned R-1 (Single Family Residential), and is designated as Residential 
on the McMinnville Comprehensive Plan Map, 1980. 

 
3. This matter was referred to the following public agencies for comment:  McMinnville Public 

Works Department and McMinnville Water and Light.  No comments in opposition have been 
provided.  

 
4. A public meeting was held by the Landscape Review Committee on April 19, 2017 to review 

the application and proposed landscape plan.  No comments in opposition were provided by 
the public prior to the public meeting. 
 

5. The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 
1981 are applicable to this request: 

 
GOAL VI 1: TO ENCOURAGE DEVELOPMENT OF A TRANSPORTATION SYSTEM THAT 

PROVIDES FOR THE COORDINATED MOVEMENT OF PEOPLE AND FREIGHT IN A 
SAFE AND EFFICIENT MANNER. 

 
Policy 122.00: The City of McMinnville shall encourage the following provisions for each of the three 

functional road classifications: 
 
   1. Major, minor arterials.  
   –Landscaping should be encouraged along public rights-of-way. 
   2. Major, minor collectors.  
   –Landscaping should be encouraged along public rights-of-way. 
   3. Local Streets  
   –Landscaping should be encouraged along public rights-of-way. 
 
Finding: Goal VI 1 and Policy 122.00 are satisfied in that a condition of approval is included that will 
require that replacement trees be planted in the curb-side planting strip that exists on NW 2nd Street 
adjacent to the subject property. 
 
Policy 132.24.00: The safety and convenience of all users of the transportation system including 

pedestrians, bicyclists, transit users, freight, and motor vehicle drivers shall be 
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accommodated and balanced in all types of transportation and development projects 
and through all phases of a project so that even the most vulnerable McMinnville 
residents – children, elderly, and persons with disabilities – can travel safely within the 
public right-of-way. Examples of how the Compete Streets policy is implemented: 

 
1. Incorporate features that create a pedestrian friendly environment, such as: […] 

  g. Street furniture, street trees, and landscaping  
 
Finding:  Policy 132.24.00 is satisfied in that a condition of approval is included that will require that 
replacement trees be planted in the curb-side planting strip that exists on NW 2nd Street adjacent to the 
subject property.  The replacement trees will ensure that a pedestrian friendly environment continues to 
exist in this location. 
 
Policy 132.38.00: Aesthetics and streetscaping shall be a part of the design of McMinnville’s 

transportation system. Streetscaping, where appropriate and financially feasible, 
including public art, shall be included in the design of transportation facilities. Various 
streetscaping designs and materials shall be utilized to enhance the livability in the 
area of a transportation project. 

 
Finding: Policy 132.38.00 is satisfied in that a condition of approval is included that will require that 
replacement trees be planted in the curb-side planting strip that exists on NW 2nd Street adjacent to the 
subject property.  The replacement trees will ensure that a pedestrian friendly environment continues to 
exist in this location, which will enhance the livability in the area. 
 
Policy 132.43.05: Encourage Safety Enhancements – In conjunction with residential street 

improvements, the City should encourage traffic and pedestrian safety improvements 
that may include, but are not limited to, the following safety and livability 
enhancements: 

 3. Landscaping barriers between roadway and non-motorized uses;  
 4. Landscaping that promotes a residential atmosphere;  
 
Finding: Policy 132.43.05 is satisfied in that a condition of approval is included that will require that 
replacement trees be planted in the curb-side planting strip that exists on NW 2nd Street adjacent to the 
subject property.  Street tees in residential areas are a type of landscaping that promotes a residential 
atmosphere, and this will be accomplished with the tree replacement. 
 
GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 

DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 
 
Policy 188.00: The City of McMinnville shall continue to provide opportunities for citizen involvement 

in all phases of the planning process. The opportunities will allow for review and 
comment by community residents and will be supplemented by the availability of 
information on planning requests and the provision of feedback mechanisms to 
evaluate decisions and keep citizens informed. 

 
Finding: Goal X 1 and Policy 188.00 are satisfied in that McMinnville continues to provide opportunities 
for the public to review and obtain copies of the application materials and completed staff report prior to 
the McMinnville Planning Commission and/or McMinnville City Council review of the request and 
recommendation at an advertised public hearing.  All members of the public have access to provide 
testimony and ask questions during the public review and hearing process. 
 
 

6. The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to 
the request: 
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17.58.010 Purpose.  The purpose of this ordinance is to establish and maintain the maximum 

amount of tree cover on public and private lands in the city; provide tree-lined streets throughout the 
city; select, situate and maintain trees appropriately to minimize hazard, nuisance, damage, and 
maintenance costs; to enhance the appearance, beauty and charm of the City; to implement 
applicable adopted Downtown Improvement Plan provisions; to promote a diverse, healthy, and 
sustainable community forest; and to educate the public regarding community forest issues. 
 
Finding:  The approval of the removal request will allow for the removal of trees that are not 
contributing to the healthy, sustainable community forest desired for the City of McMinnville.  In order 
to maintain the maximum amount of tree cover on public and private lands in the city, a condition of 
approval has been included requiring that replacement trees be planted in place of the trees removed. 
 

17.58.020 Applicability.  The provisions of this ordinance shall apply to:  
A. Individual significant or historic trees as defined in this ordinance  
B. All trees planted in or upon any public area or right-of-way; 
C. All trees planted in or upon any private property which directly affect public infrastructure 

including but not limited to sewers, water mains, sidewalks, streets, public property, or 
clear vision distances at street intersections; 

D. All trees on developable land and subject or undergoing development review such as site 
plan review, tentative subdivision review, or partition review. 

 
Finding:  The trees being removed are located in the public right-of-way adjacent to the subject site.  
Therefore, provisions of the Trees chapter of the McMinnville Zoning Ordinance apply and the 
removal of any tree within the public right-of-way requires Landscape Review Committee approval. 
 

17.58.040 Tree Removal/Replacement  
A. The removal or major pruning of a tree within the public right-of-way shall require City 

approval, unless specifically designated as exempt by this ordinance. Persons wishing to 
remove or prune such trees shall file for a permit with the McMinnville Planning 
Department. The applicant shall include information describing the location, type, and size 
of the subject tree or trees, and the reasons for the desired action.  Requests for tree 
removal or pruning of trees outside of the downtown tree zone shall be forwarded to the 
McMinnville Landscape Review Committee for a decision within fifteen days of submittal.  
Requests for tree removal within the downtown tree one shall be submitted to the 
McMinnville Planning Department. Such requests shall be acted upon as soon as 
practicable, with consideration given to public safety, value of the tree to the public, and 
work schedules.  The Planning Director or his designee should attempt to make decisions 
on such requests within five calendar days of submittal.  The Landscape Review 
Committee or Planning Direct, as appropriate, may approve, approve with conditions, or 
deny the request based on the criteria stated in Section 17.58.050.  A decision of the 
committee or Director may be appealed to the Planning Commission if notice of intent to 
appeal is filed with the Planning Department within five days of the committee’s or 
Director’s decision.  A decision made by the Planning Director in response to a request to 
remove an unsafe tree, or a tree causing repeated and excessive damage to sidewalks or 
other public or private improvements or structures shall be final, unless appealed by the 
applicant; no other party shall have standing to appeal.  

B. Trees subject to this ordinance shall be removed or pruned following accepted pruning 
standards adopted by the City.  The Planning Director, after consultation with appropriate 
city staff and/or a certified arborist, shall direct removal of downtown trees that are 
identified in a current downtown tree zone inventory assessment as unhealthy, dangerous 
to the public, inappropriate for the downtown area, or otherwise in need of removal.  
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C. The applicant shall be responsible for all costs associated with the tree removal or pruning, 
or as otherwise required by this ordinance, and shall ensure that all work is done in a 
manner which ensures safety to individuals and public and private property.  

D. Approval of a request to remove a tree may be conditioned upon replacement of the tree 
with another tree approved by the city, or a requirement to pay to the city an amount 
sufficient to fund the planting and establishment by the city of a tree, or trees, of similar 
value.  The value of the existing tree to be removed shall be calculated using the methods 
set forth in the edition then in effect of the “Guide for Plant Appraisal” published by the 
International Society of Arboriculture Council of Tree Landscape Appraisers.  

E. The applicant is responsible for grinding stumps and surface roots at least six inches below 
grade. At least a two inch thick layer of topsoil shall be placed over the remaining stump 
and surface roots. The area shall be crowned at least two inches above the surrounding 
grade to allow for settling and shall be raked smooth.  The applicant shall restore any 
damaged turf areas and grades due to vehicular or mechanical operations.  The area shall 
be re-seeded.  

F. Other conditions may be attached to the permit approval by the McMinnville Landscape 
Review Committee as deemed necessary.  

 
Finding:  The provisions above are satisfied in that the removal request was reviewed and approved 
by the Landscape Review Committee during a public meeting.  The provisions related to standards to 
be followed in removing the tree are included as conditions of approval.  A condition of approval is 
also included requiring that replacement trees be planted in place of the trees being removed. 
 

17.58.050 Review Criteria.  A permit for major pruning or tree removal shall 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.  

 
Finding:  The applicant has provided photos and a description of the poor health of the trees proposed 
to be removed.  The trees show signs of sunscald, neglect, and water stress.  Public Works staff 
inspected the site and concurred with the applicant’s arguments.  Public Works staff recommended 
that, given the condition of the trees and the damage to the bark and tissue layers inside the bark, the 
trees be removed and replaced.  The damage to the bark is quite excessive, and is visible along the 
entire trunk of the tree from the ground to the canopy. 
 
The arborist’s report is accompanied by photos of the issues referenced above. 
 

B. The tree is in conflict with public improvements.  
 
Finding: The applicant is proposing to construct a single family home on the site, and by doing so, will 
be required to install sidewalks along the property frontage on 2nd Street.  The applicant is concerned 
that the installation of the sidewalk will impact the existing trees, and is proposing to remove them and 
replace the trees once the sidewalk installation and construction are complete.  The removal and 
replacement will allow for the sidewalks and new trees to be installed to meet all necessary street tree 
planting standards, and will allow for root-barrier protection to be effectively installed along the new 
sidewalk being constructed, which will ensure long-term health and survivability of the replacement 
trees. 
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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: April 19, 2017 

TO: Landscape Review Committee Members 

FROM: Chuck Darnell, Associate Planner 

SUBJECT: Agenda Item 4C: L 13-17 

 
 
Report in Brief: 
 
An application for an update to an existing landscaped area in a commercial shopping center (L 13-17) 
to be reviewed by the Landscape Review Committee. 
 
Background: 
 
The applicant, David Grover, submitted a landscape plan review application to update an existing 
landscaped area in a commercial shopping center on the property located at 2180-2350 NE Highway 
99W.  The subject property is in the western portion of the McMinnville Plaza commercial shopping 
area, and is more specifically described as Tax Lot 1003, Section 15BB, T. 4 S., R. 4 W., W.M. 
 
Discussion: 
 
The subject property is zoned C-3 (General Commercial).  The subject site can be seen below as a red 
outlined area: 
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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) (Area Determination – 
Planning Factors)).  The size of the subject site is 53,434 square feet.  The existing landscaped area is 
4,854 square feet, which equates to about nine (9) percent of the subject site being landscaped.  
 
The existing landscaped area consists of ten (10) mature Bowhall Red Maple (Acer rubrum ‘Bowhall’) 
trees.  The existing trees range in diameter from 15 to 19 inches, measured at breast height.  The 
applicant recently hired an arborist to inspect the trees and identify whether any hazardous conditions 
existed.  The arborist’s report identifies four (4) of the trees as having very poor structure and therefore 
being hazardous.  The arborist’s report goes on to state that all of the existing Bowhall Red Maple trees 
“are fully mature, and may be near the end of the safe useful life expectancy”.  Based on the arborist’s 
report and suggestions, the applicant is proposing to remove the trees. 
 
The property owner is interested in removing the four (4) trees identified as being hazardous.  In 
addition, they have proposed to remove the additional (6) Bowhall Red Maple trees based on their 
opinion that “simply removing and replacing the 4 hazardous trees will leave a very unbalanced and 
noncongruent symmetry to the landscape…”  They have proposed to replace all ten (10) trees with a 
different species that they feel will be more suitable to the landscaped area.  The species proposed to 
serve as the replacement tree is Japanese Snowbell (Styrax japonicus).   
 
The existing Bowhall Red Maple trees, as seen from Highway 99W to the north in August 2016, can be 
seen below: 
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In reviewing a landscape plan, Section 17.57.050(B) (Area Determination – Planning Factors) of the 
McMinnville Zoning Ordinance requires the Landscape Review Committee to also consider the 
following factors: 

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

uses occurring thereon. 
 
The subject site is part of a larger commercial shopping center, the McMinnville Plaza.  The subject site 
is one of the few properties in the shopping center area that has a significant amount of landscaping 
within the parking area.  The existing trees and lawn within the planting island provide for screening 
between uses, and also serve to break up the vast amounts of parking within the shopping center.  
Therefore, the retention of trees and landscaping in these areas is extremely important. 
 
As stated in the arborist’s report, four (4) of the Bowhall Red Maple trees do have poor structure and 
multiple central leaders, which is leading to hazardous conditions.  This creates a safety concern, 
especially considering the location within a busy shopping center, and makes the property owner’s 
concerns and requests for removal reasonable.  If the rest of the trees are reaching the end of their 
“safe useful life expectancy”, there is also reason to address the entire planting area and replace all 
trees at one time.  However, as stated above, the existing trees have a significant presence in the 
shopping center as one of the few larger landscaped areas with trees in the parking areas within the 
shopping center. 
 
The location of the existing trees, with the hazardous trees identified in yellow, can be seen below: 
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The applicant is proposing to replace the existing Bowhall Red Maple trees with ten (10) Japanese 
Snowbell (Styrax japonicus) trees.  Japanese Snowbell trees grow to a height of 15-25 feet, with a 
width of 15-25 feet.  Branching is generally low and horizontal, and the trees flower in May through 
June.  These trees will not grow to be as large as the Bowhall Red Maple trees that exist on the site 
today, but similar species of trees are located in other areas of the overall shopping center.  Smaller 
trees are located in the eastern portion of the shopping center parking lot, in front of Safeway and 
Petco, but larger maple trees exist in the western portion of the shopping center parking lot, in front of 
JC Penny.  The proposed plan is compatible with some portions of the surrounding shopping center 
area.  The proposed planting plan can be seen below: 
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The landscape area does include some other smaller shrubs and evergreen plantings along the 
northern edge of the landscape area.  The applicant is proposing to keep the smaller shrubs and 
evergreen plantings as they exist today.  This other landscaping can be seen below: 
 

 
 
 

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 on the side most visible from the public right-of-way, Highway 99W, 
by the new Japanese Snowbell (Styrax japonicus) trees.  However, the trees will not grow to be as 
large as the existing Bowhall Red Maple trees.  To ensure that an adequate level of screening is 
provided soon after replanting, and if the Landscape Review Committee decides to approve the 
request, a condition of approval could be included to require that the Japanese Snowbell trees installed 
on the site be a minimum of three (3) inches in caliper measured six (6) inches above grade. 
 

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.  

 

The existing trees on the site will be removed as part of this project, as described in more detail above.  
The trees are proposed to be replaced on a one-to-one ratio, although with a different species. 

 

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

 

The applicant is proposing to add two (2) of the new trees in landscape islands on the ends of an 
existing row of parking spaces.  This will provide for more visual interest in the parking lot, and better 
break up parking areas on the site. 
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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.  

 

The landscape plan does not include the installation of street trees, as the areas shown to be planted 
are all within the subject site and are not within the public right-of-way. 

 

6. Suitable watering facilities or irrigation systems must be included in or near all planted areas. 
 
An in-ground irrigation system exists within the landscaped area, and the applicant is not proposing to 
remove or change that system. 
 
Fiscal Impact: 
 
None. 
 
Committee Options: 
 

1) APPROVE the application, per the decision document provided which includes the findings of 
fact and conditions of approval. 

2) APPROVE the application with additional conditions of approval, providing findings of fact for 
the inclusion of additional conditions. 

3) CONTINUE the application, requesting the applicant to submit more information or details for 
review. 

4) DENY the application, providing findings of fact for the denial in the motion to deny. 
 
 
Recommendation/Suggested Motion: 
 
Staff is recommending that the Landscape Review Committee review the materials submitted and 
staff’s findings as described above, and make a decision to approve with conditions, continue, or deny 
the application. 
 
Staff would offer that, if the Landscape Review Committee decides to approve of the request, a 
condition of approval could be included to require that the Japanese Snowbell trees installed on the site 
be a minimum of three (3) inches in caliper measured six (6) inches above grade.  This would ensure 
that an adequate level of screening is provided soon after replacement, and would reduce the 
immediate aesthetic impacts of the tree removals.  Another option would be to require that more than 
10 replacement trees be planted, as the proposed Japanese Snowbell (Styrax japonicus) trees will not 
grow to be as large as the existing Bowhall Red Maple trees. 
 
If the Landscape Review Committee decides not to approve the request, findings could be that the 
removal of the six (6) existing Bowhall Red Maple trees is not necessary, due to the trees not being 
identified as hazardous in the arborist’s report.  The arborist’s report does identify that the trees “are 
fully mature, and may be near the end of the safe useful life expectancy”.  However, the Landscape 
Review Committee could find that the trees, even those identified as hazardous in the arborist’s report, 
could be trimmed or pruned to address the applicant’s concerns while not completely removing the 
trees. 
 
Suggested Motion:  
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THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE LANDSCAPE REVIEW 
COMMITTEE APPROVE L 13-17 WITH CONDITIONS AS DETERMINED BY THE LANDSCAPE 
REVIEW COMMITTEE. 
 
OR 
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE LANDSCAPE REVIEW 
COMMITTEE CONTINUE L 13-17 AND REQUEST THE APPLICANT TO SUBMIT MORE DETAILS 
AS DETERMINED BY THE LANDSCAPE REVIEW COMMITTEE. 
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Attachments: Application and Landscape Plan 
Decision Document 

City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 5 - STAFF REPORT 
 

DATE: April 19, 2017 

TO: Landscape Review Committee Members 

FROM: Chuck Darnell, Associate Planner 

SUBJECT: Agenda Item 4D: L 14-17 

 
 
Report in Brief: 
 
An application for a landscape plan for a new residential social relief facility (L 14-17) to be reviewed by 
the Landscape Review Committee. 
 
Background: 
 
The applicant, Troy Haworth, submitted a landscape plan review application to install landscaping on 
the site of a new residential social relief facility to be located at 1944 NE Baker Street.  The subject 
property is more specifically described as Tax Lot 400, Section 16CB, T. 4 S., R. 4 W., W.M. 
 
Discussion: 
 
The subject property is zoned C-3 PD (General Commercial Planned Development).  The site is 
currently vacant, and the applicant is proposing to construct a new building on the site that will function 
as a residential social relief facility.  The subject site can be seen below as a red outlined area: 
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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) (Area Determination – 
Planning Factors)).  The landscape plan as proposed greatly exceeds those requirements, as 42 
percent of the site is proposed to be landscaped. 
 

The landscaping being proposed on the main portion of the site can be seen below: 
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In reviewing a landscape plan, Section 17.57.050(B) (Area Determination – Planning Factors) of the 
McMinnville Zoning Ordinance requires the Landscape Review Committee to also consider the 
following factors: 

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

uses occurring thereon. 
 
The surrounding area consists of a mixture of multiple family residential properties, office uses, and 
other commercial uses primarily fronting Highway 99W to the east.  The applicant is proposing to 
incorporate a significant amount of landscaped area on the site, 42 percent of the total site, which will 
allow for the proposed project to be compatible with the surrounding uses and abutting properties. 
 
The applicant is proposing to install a lawn area along the site’s frontage on NE Baker Street, with the 
addition of trees and shrubs between the building and the parking areas closest to the street.  Two (2) 
Japanese Maple (Acer palmatum) and one (1) Deodar Cedar (Cedrus deodara) will be installed 
between the building and the parking spaces and NE Baker Street.  The Deodar Cedar tree will grow to 
a height of 40-50 feet with a canopy width of 20-30 feet.  In addition, numerous smaller shrubs and 
plants will be installed in the planter area west of the building, including geranium, heavenly bamboo, 
and choisya, which will provide additional screening of the proposed use from the public right-of-way. 
 
On the south side of the site, the applicant is proposing to install a continuous sight-obscuring fence 
along the south property line.  Inside the fence, a planter strip will be installed between the fence and 
the drive aisle that will include nine (9) Raywood Claret Ash (Fraxinus angustifolia ‘Raywood’) trees 
evenly spaced along the property line and a continuous row of Convexa box leaved holly (Ilex crenata 
‘Convexa’).  On the north side of the site, a similar treatment will be installed.  The north side of the site 
will feature six (6) evenly spaced Vine Maple (Acer circinatum) trees and a continuous row of Vanilla 
Plant (Sarcococca ruscifolia). 
 
In the back portion of the site, behind the building, the applicant is proposing to include an open lawn 
space that will provide usable green space on the site for residents of the facility.  This open lawn will 
be surrounded by landscaped planting areas, with the Raywood Claret Ash and Convexa Box Leaved 
Holly continuing around the eastern permiter of the site.  Between the open lawn and the building, 
picnic tables and benches will be provided for seating, and additional trees and shrubs will be installed 
for visual interest around the perimeter of the open lawn. 
 
The front side of the new building, which will face south and be visible from the public right-of-way and 
the parking areas, will be treated with landscaping as well.  Foundation plantings will be installed along 
the sidewalk between the building and the sidewalk along the parking area, which will enhance the 
pedestrian level environment around the building itself.  Nine (9) Italian Cypress (Cupressus 
sempervirens) trees will be installed in these areas on each prominent corner of the building, along with 
continuous rows of Little Bunny Fountain Grass (Pennisetum alopecuroides ‘Little Bunny’). 
 

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 on the sides most visible from the public right-of-way by a 
combination of perimeter building plantings and larger shade trees.  As described above, trees will be 
planted along the entire perimeter of the site, including Raywood Claret Ash (Fraxinus angustifolia 
‘Raywood’), Vine Maple (Acer circinatum), Japanese Maple (Acer palmatum) and Deodar Cedar 
(Cedrus deodara) trees.  Continuous rows of shrubs will also be provided along the north, east, and 
south property lines.  In addition, a sight-obscuring fence will be installed along the south property line 
to provide additional screening of the parking areas and drive aisle. 
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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.  

 

The existing site is vacant and undeveloped.  A few existing trees will be removed to allow for the 
construction of the new facility.  The trees to be removed are not particularly significant, and the 
number of trees being added to the site will greatly outweigh the number of trees being removed.  The 
existing grade of the site will be preserved. 

 

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

 

The applicant is proposing to install landscaping in planting areas on each end of the parking areas, 
which will be immediately adjacent to the new building to the south with a continuous row of 16 parking 
spaces.  As endcaps to the row of parking spaces, a Japanese Maple (Acer palmatum) and shrubs will 
be installed on the west end, and an Autumn Flame Red Maple (Acer rubrum ‘Autumn Flame’) and 
David Viburnum (Viburnum davidii) will be installed on the east end.  In addition, a planting island will 
be installed in the middle of the row of parking spaces to further break up the parking area.  This 
planting island will include another Autumn Flame Red Maple with David Viburnum filling out the 
planting area. 

 

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.  

 

The landscape plan does not include the installation of street trees, as the areas shown to be planted 
are all within the subject site and are not within the public right-of-way. 

 

6. Suitable watering facilities or irrigation systems must be included in or near all planted areas. 
 
The applicant has included a note on the landscape plan that all landscaped areas will be irrigated.  
The lawn space will be irrigated with a Rainbird fixed spray system, and the shrubs will be irrigated with 
Rainbird drip-line. 
 
Fiscal Impact: 
 
None. 
 
Committee Options: 
 

1) APPROVE the application, per the decision document provided which includes the findings of 
fact and conditions of approval. 

2) APPROVE the application with additional conditions of approval, providing findings of fact for 
the inclusion of additional conditions. 

3) CONTINUE the application, requesting the applicant to submit more information or details for 
review. 

4) DENY the application, providing findings of fact for the denial in the motion to deny. 
 
Recommendation/Suggested Motion: 
 
Based on the findings described in the staff report and decision document, staff is recommending that 
the landscape plan be approved with the following conditions: 
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1. That the applicant shall install landscaping as shown on the submitted landscape plan dated 
March 2, 2017. 

2. That the applicant is reminded that trees are not to be planted within: 

a. Ten (10) feet of a fire hydrant, transformer, power or water vault, water meter box, utility 
pole, sanitary sewer, storm or water line; or 

3. That the applicant shall maintain proper clearances around the existing and future water 
services and fire hydrant that will be located near the northwest corner of the site.  Landscaping 
shall not be placed within four (4) feet of fire hydrants, within four (4) feet of water valves, or 
within one (1) foot of water meters that may be located near NE Baker Street.  Minor 
adjustments in plant placement from the locations shown on the approved landscape plan are 
allowed if relocation is necessary to meet minimum clearances. 

4. 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. 

 
Suggested Motion:  
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE LANDSCAPE REVIEW 
COMMITTEE APPROVE L 14-17 WITH THE CONDITIONS OF APPROVAL AS RECOMMENDED BY 
STAFF. 
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CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

 
503-434-7311 

www.mcminnvilleoregon.gov  
 

 

DECISION DOCUMENT – 1944 NE BAKER STREET 
 

DECISION, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF LANDSCAPE PLAN FOR A NEW 
SOCIAL RELIEF FACILITY AT 1944 NE BAKER STREET 
 
 

DOCKET: L 14-17 (Landscaping) 
 

REQUEST: The applicant requested the approval of a landscape plan for the construction 
of a new residential social relief facility.  Landscape plans are required to be 
reviewed and approved by the Landscape Review Committee as described in 
Section 17.57.030 (Plans-Submittal and review-Approval-Time limit for 
completion) of the McMinnville Zoning Ordinance. 

 
LOCATION: The property in question is located at 1944 NE Baker Street.  The subject 

property is more specifically described as Tax Lot 400, Section 16CB, T. 4 S., 
R. 4 W., W.M. 

 
ZONING: The subject site is designated as Commercial on the McMinnville 

Comprehensive Plan Map, and is zoned C-3 PD (General Commercial Planned 
Development). 

 
APPLICANT:   Troy Haworth 
 
STAFF: Chuck Darnell, Associate Planner 
 
DECISION- 
MAKING BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: April 19, 2017.  Meeting was held at the Community Development Center, 231 

NE 5th Street, McMinnville, OR 97128 
 
COMMENTS: No public notice of the application was required by the McMinnville Zoning 

Ordinance.  No additional comments were received by the Planning 
Department. 

 
ATTACHMENTS: 

 

1. Application for Landscape Plan Review 
 
DECISION 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
WITH CONDITIONS of the landscape plan (L 14-17). 
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////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
DECISION: APPROVAL WITH CONDITIONS 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
 
Planning Staff:  Date:  
Chuck Darnell, Associate Planner 
 
 
Planning Department:  Date:  
Heather Richards, Planning Director 
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Application Summary: 
 
The applicant requested the approval of a landscape plan for the construction of a new residential 
social relief facility.  Landscape plans are required to be reviewed and approved by the Landscape 
Review Committee as described in Section 17.57.030 (Plans-Submittal and review-Approval-Time 
limit for completion) of the McMinnville Zoning Ordinance. 
 
CONDITIONS OF APPROVAL 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan dated 
March 2, 2017. 

2. That the applicant is reminded that trees are not to be planted within: 

a. Ten (10) feet of a fire hydrant, transformer, power or water vault, water meter box, utility 
pole, sanitary sewer, storm or water line; or 

3. That the applicant shall maintain proper clearances around the existing and future water 
services and fire hydrant that will be located near the northwest corner of the site.  
Landscaping shall not be placed within four (4) feet of fire hydrants, within four (4) feet of water 
valves, or within one (1) foot of water meters that may be located near NE Baker Street.  Minor 
adjustments in plant placement from the locations shown on the approved landscape plan are 
allowed if relocation is necessary to meet minimum clearances. 

4. 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. 

 
ATTACHMENTS 
 

1. Application for Landscape Plan Review 
 
COMMENTS 
 
This matter was referred to the following public agencies for comment:  McMinnville Public Works 
Department and McMinnville Water and Light.  Comments were received by the Planning Department 
and have been incorporated into the conditions of approval. 
 
FINDINGS OF FACT 
 
1. Troy Haworth submitted a landscape plan review application to install landscaping on the site 

of a new social relief facility to be constructed on the property located at 1944 NE Baker 
Street.  The subject property is more specifically described as Tax Lot 400, Section 16CB, T. 4 
S., R. 4 W., W.M. 
 

2. The site is currently zoned C-3 PD (General Commercial Planned Development), and is 
designated as Commercial on the McMinnville Comprehensive Plan Map, 1980. 

 
3. This matter was referred to the following public agencies for comment:  McMinnville Public 

Works Department and McMinnville Water and Light.  No comments in opposition have been 
provided.  Comments and suggested conditions of approval were provided, and have been 
incorporated into the conditions of approval in this document. 

 
4. A public meeting was held by the Landscape Review Committee on April 19, 2017 to review 

the application and proposed landscape plan.  No comments in opposition were provided by 
the public prior to the public meeting. 
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5. The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 

1981 are applicable to this request: 
 
GOAL IV 3: TO ENSURE COMMERCIAL DEVELOPMENT THAT MAXIMIZES EFFICIENCY OF 

LAND USE THROUGH UTILIZATION OF EXISTING COMMERCIALLY DESIGNATED 
LANDS, THROUGH APPROPRIATELY LOCATING FUTURE COMMERCIAL LANDS, 
AND DISCOURAGING STRIP DEVELOPMENT. 

 
Policy 32.00:  Where necessary, landscaping and/or other visual and sound barriers shall be required 

to screen commercial activities from residential areas. 
 
Finding: Goal IV 3 and Policy 32.00 are satisfied in that the proposed landscape plan includes trees and 
other landscaped areas that will provided screening of the proposed use from the public right-of-way, 
from the residential areas to the north, and from the commercial areas to the south and east. 
 
GOAL VI 1: TO ENCOURAGE DEVELOPMENT OF A TRANSPORTATION SYSTEM THAT 

PROVIDES FOR THE COORDINATED MOVEMENT OF PEOPLE AND FREIGHT IN A 
SAFE AND EFFICIENT MANNER. 

 
Policy 122.00: The City of McMinnville shall encourage the following provisions for each of the three 

functional road classifications: 
 
   1. Major, minor arterials.  
   –Landscaping should be encouraged along public rights-of-way. 
   2. Major, minor collectors.  
   –Landscaping should be encouraged along public rights-of-way. 
   3. Local Streets  
   –Landscaping should be encouraged along public rights-of-way. 
 
Finding: Goal VI 1 and Policy 122.00 are satisfied in that trees will be installed along the public right-of-
way along Lafayette Avenue.  The trees are not located in the public right-of-way, but are being placed 
along the property lines so that they are visible from the public right-of-way and provide screening of the 
use from the public right-of-way. 
 
GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 

DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 
 
Policy 188.00: The City of McMinnville shall continue to provide opportunities for citizen involvement in 

all phases of the planning process. The opportunities will allow for review and comment 
by community residents and will be supplemented by the availability of information on 
planning requests and the provision of feedback mechanisms to evaluate decisions and 
keep citizens informed. 

 
Finding: Goal X  and Policy 188.00 are satisfied in that McMinnville continues to provide opportunities for 
the public to review and obtain copies of the application materials and completed staff report prior to the 
McMinnville Planning Commission and/or McMinnville City Council review of the request and 
recommendation at an advertised public hearing.  All members of the public have access to provide 
testimony and ask questions during the public review and hearing process. 
 
 

6. The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to 
the request: 
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17.57.010  Purpose and intent. The purpose and intent of this chapter is to enhance the 

appearance of the city by encouraging quality landscaping which will benefit and protect the health, 
safety, and welfare of the general public. By relating all the requirements of the zoning ordinance to 
the project in one review procedure, the review will assist the developer in integrating the uses of the 
property with the landscaping, will relate the project to surrounding property uses in existence or 
projected, and will attempt to minimize project costs. The landscaping provisions in Section 17.57.050 
are in addition to all other provisions of the zoning ordinance which relate to property boundaries, 
dimensions, setback, vehicle access points, parking provisions and traffic patterns. The landscaping 
objectives shall also seek to accomplish the purposes set forth in Section 17.03.020. 
 
Finding:  The landscape plan as proposed would enhance the appearance of the city and will benefit 
the health, safety, and welfare of the general public.  The landscape plan as proposed meets the 
intent and purpose of the Landscaping chapter, as described in the findings for the specific landscape 
plan review criteria below. 
 

17.57.030  Plans—Submittal and review—Approval—Time limit for completion.  
C. The landscaping plan shall be approved if it is found to be compatible with the purpose, 

intent, and requirements of this chapter. Approval of the landscaping plan shall be 
indicated upon the plot plans. Any modifications shall be specified on the plans and agreed 
to in writing by the applicant prior to the issuance of a building permit. One copy of said 
approved plan shall be retained by the Planning Department and included within the 
permanent file; 

 
Finding:  The landscape plan as proposed meets the intent and purpose of the Landscaping chapter, 
as described in the findings for the specific landscape plan review criteria below.  Modifications as 
required by the conditions of approval will be discussed with the applicant and agreed to prior to the 
issuance of a building permit. 
 

17.57.050  Area Determination—Planning factors. 
A. Landscaping shall be accomplished within the following ranges: 

2. Commercial, at least seven percent of the gross area. This may be reduced to not less 
than five percent upon approval of the review committee. (The gross area to be 
landscaped may only be reduced by the review committee if there is a showing by the 
applicant that the intent and purpose of this chapter and subsection B of this section 
are met.)  

 
Finding:  The landscape plan as proposed shows 42 percent of the subject site being landscaped, 
which greatly exceeds the minimum requirement. 
 

B. The following factors shall be considered by the applicant when planning the landscaping 
in order to accomplish the purpose set out in Section 17.57.010. The Landscape Review 
Committee shall have the authority to deny an application for failure to comply with any or 
all of these conditions: 
1. Compatibility with the proposed project and the surrounding and abutting properties 

and the uses occurring thereon. 
 
Finding:  The surrounding area consists of a mixture of multiple family residential properties, office 
uses, and other commercial uses primarily fronting Highway 99W to the east.  The applicant is 
proposing to incorporate a significant amount of landscaped area on the site, 42 percent of the total 
site, which will allow for the proposed project to be compatible with the surrounding uses and abutting 
properties. 
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The applicant is proposing to install a lawn area along the site’s frontage on NE Baker Street, with the 
addition of trees and shrubs between the building and the parking areas closest to the street.  Two (2) 
Japanese Maple (Acer palmatum) and one (1) Deodar Cedar (Cedrus deodara) will be installed 
between the building and the parking spaces and NE Baker Street.  The Deodar Cedar tree will grow 
to a height of 40-50 feet with a canopy width of 20-30 feet.  In addition, numerous smaller shrubs and 
plants will be installed in the planter area west of the building, including geranium, heavenly bamboo, 
and choisya, which will provide additional screening of the proposed use from the public right-of-way. 
 
On the south side of the site, the applicant is proposing to install a continuous sight-obscuring fence 
along the south property line.  Inside the fence, a planter strip will be installed between the fence and 
the drive aisle that will include nine (9) Raywood Claret Ash (Fraxinus angustifolia ‘Raywood’) trees 
evenly spaced along the property line and a continuous row of Convexa box leaved holly (Ilex crenata 
‘Convexa’).  On the north side of the site, a similar treatment will be installed.  The north side of the 
site will feature six (6) evenly spaced Vine Maple (Acer circinatum) trees and a continuous row of 
Vanilla Plant (Sarcococca ruscifolia). 
In the back portion of the site, behind the building, the applicant is proposing to include an open lawn 
space that will provide usable green space on the site for residents of the facility.  This open lawn will 
be surrounded by landscaped planting areas, with the Raywood Claret Ash and Convexa Box Leaved 
Holly continuing around the eastern permiter of the site.  Between the open lawn and the building, 
picnic tables and benches will be provided for seating, and additional trees and shrubs will be installed 
for visual interest around the perimeter of the open lawn. 
 
The front side of the new building, which will face south and be visible from the public right-of-way and 
the parking areas, will be treated with landscaping as well.  Foundation plantings will be installed 
along the sidewalk between the building and the sidewalk along the parking area, which will enhance 
the pedestrian level environment around the building itself.  Nine (9) Italian Cypress (Cupressus 
sempervirens) trees will be installed in these areas on each prominent corner of the building, along 
with continuous rows of Little Bunny Fountain Grass (Pennisetum alopecuroides ‘Little Bunny’). 
 

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

 
Finding:  The proposed use will be screened on the sides most visible from the public right-of-way by 
a combination of perimeter building plantings and larger shade trees.  As described above, trees will 
be planted along the entire perimeter of the site, including Raywood Claret Ash (Fraxinus angustifolia 
‘Raywood’), Vine Maple (Acer circinatum), Japanese Maple (Acer palmatum) and Deodar Cedar 
(Cedrus deodara) trees.  Continuous rows of shrubs will also be provided along the north, east, and 
south property lines.  In addition, a sight-obscuring fence will be installed along the south property line 
to provide additional screening of the parking areas and drive aisle. 
 

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. 

 
Finding:  The existing site is vacant and undeveloped.  A few existing trees will be removed to allow 
for the construction of the new facility.  The trees to be removed are not particularly significant, and 
the number of trees being added to the site will greatly outweigh the number of trees being removed.  
The existing grade of the site will be preserved. 
 

4. The development and use of islands and plantings therein to break up parking areas. 
 
Finding:  The applicant is proposing to install landscaping in planting areas on each end of the parking 
areas, which will be immediately adjacent to the new building to the south with a continuous row of 16 
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parking spaces.  As endcaps to the row of parking spaces, a Japanese Maple (Acer palmatum) and 
shrubs will be installed on the west end, and an Autumn Flame Red Maple (Acer rubrum ‘Autumn 
Flame’) and David Viburnum (Viburnum davidii) will be installed on the east end.  In addition, a 
planting island will be installed in the middle of the row of parking spaces to further break up the 
parking area.  This planting island will include another Autumn Flame Red Maple with David Viburnum 
filling out the planting area. 
 

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. 

 
Finding: The landscape plan does not include the installation of street trees, as the areas shown to be 
planted are all within the subject site and are not within the public right-of-way. 
 

6. Suitable watering facilities or irrigation systems must be included in or near all planted 
areas; 

 
Finding:  The applicant has included a note on the landscape plan that all landscaped areas will be 
irrigated.  The lawn space will be irrigated with a Rainbird fixed spray system, and the shrubs will be 
irrigated with Rainbird drip-line. 
 

C. All landscaping approved through the Landscape Review Committee shall be continually 
maintained, including necessary watering, weeding, pruning, mowing, and replacement. 

 
Finding:  A condition of approval will require 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. 
 

17.57.060  Zones where required. Landscaping shall be required in the following zones except 
as otherwise noted:  

C. C-3 (General Commercial zone).  
 
Finding: The subject site is zoned C-3 (General Commercial), and landscaping is being provided as 
required. 
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Attachments: Application and Submitted Materials 
Decision Document 

City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 6 - STAFF REPORT 
 

DATE: April 19, 2017 

TO: Landscape Review Committee Members 

FROM: Chuck Darnell, Associate Planner 

SUBJECT: Agenda Item 4E: L 15-17 

 
 
Report in Brief: 
 
An application for a tree removal (L 15-17) to be reviewed by the Landscape Review Committee. 
 
Background: 
 
The applicant, Bill Riffle on behalf of Chemeketa Community College, submitted a street tree removal 
application to remove three (3) street trees from the property located at 288 NE Norton Lane.  The 
subject property is the location of Chemeketa Community College and more specifically described as 
Tax Lots 3600 and 3701, Section 22, T. 4 S., R. 4 W., W.M. 
 
Discussion: 
 
The subject property is the location of the Chemeketa Community College and surrounding commercial 
development north of SE Three Mile Lane (Highway 18).  The subject site can be seen below as a red 
outlined area: 
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The applicant is requesting the removal of three (3) street trees from the south side of the site, which 
are visible from NE Three Mile Lane (Highway 18).  The trees are located outside of the property line 
and are located within the Oregon Department of Transportation (ODOT) right-of-way.  The trees 
proposed to be removed were installed as part of an approved landscape plan associated with the 
commercial development.  The trees were not installed with the construction of the community college 
building.  The specific location of the trees proposed to be removed can be seen below: 
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The trees in question were installed by the developer that constructed the commercial development on 
the subject site, which at the time was to be the Tanger Factory Outlet shopping center.  The landscape 
plan was reviewed and approved by the Landscape Review Committee in 1993 (L 3-93).  The existing 
trees are a maple cultivar, and the original landscape plan for the development identified the trees to be 
planted in that location as Red Sunset Maple (Acer rubrum ‘Red Sunset’).  The application lists the 
diameters of the existing trees as 33, 41, and 44 inches.  However, upon inspection of the site it was 
determined that the actual diameters of the existing trees are 11, 13, and 14 inches. 
 
The original request made by Chemeketa Community College was for a street tree removal.  The 
applicant is requesting the removal and replacement of the trees because the trees are blocking the 
freestanding sign on the site.  While the three (3) trees proposed to be removed are located in the 
public right-of-way, the trees were installed as part of an approved landscape plan.  Therefore, the 
request will be treated as an amendment to the approved landscape plan (L 3-93). 
 
Review Criteria: 
 
In reviewing a landscape plan, Section 17.57.050(B) (Area Determination – Planning Factors) of the 
McMinnville Zoning Ordinance requires the Landscape Review Committee to also consider the 
following factors: 

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

uses occurring thereon. 
 
The subject site is part of a larger commercial shopping center, which originally was to be the Tanger 
Factory Outlet shopping center.  The trees were part of an approved landscape plan, which were 
installed prior to Chemeketa Community College owning the site.  The trees were planted in a 
landscape area in front of the freestanding sign on the site.  However, the original landscape plan did 
not show the trees to be planted in this area.  The original landscape plan (L 3-93) showed that the 
trees would be installed within the property line and behind the freestanding sign.  The area of the site 
in question from the original landscape plan can be seen below: 
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The applicant and current owner of the property is now proposing to remove the trees and replace the 
trees within their property lines.  The applicant is proposing to install three (3) replacement trees further 
west, in a location between other groups of existing trees.  The proposed location would create a more 
consistent planting pattern through this western portion of the southern property line.  However, the 
removal of the existing trees would create a void in the center of the subject site’s frontage along SE 
Three Mile Lane (Highway 18).  In order to reduce the immediate and long-term landscape aesthetic 
impacts of the removal of the proposed trees, staff is suggesting that, if the Landscape Review 
Committee approves of the amendment to the existing landscape plan, six (6) replacement trees be 
installed.  Those replacement trees could be spread in existing voids along the southern property line to 
create a more consistent planting pattern, with three (3) trees installed west of the existing freestanding 
sign and three (3) trees installed east of the existing freestanding sign.  A condition of approval has 
been included related to this. 
 
The replacement trees will be required to be Red Sunset Maple (Acer rubrum ‘Red Sunset’) trees, 
which will be compatible with the surrounding area and the abutting uses.  The original landscape plan 
also showed more trees being installed along the eastern portion of the south property line, which were 
not installed once the Chemeketa Community College building was constructed.  The original plan and 
what was actually installed on the site, with the area with missing trees highlighted in red, can be seen 
below: 
 

 

 
 
The trees proposed to be removed were not planted in the correct location, as shown on the original 
landscape plan (L 3-93).  These trees were planted in their existing location by a previous owner, and 
the applicant and current owner are now proposing to correct the improper placement of the trees 
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within the right-of-way.  Public Works staff inspected the site, and determined that there are no 
immediate health concerns that would warrant removing the trees.  The removal request, as stated 
above, is mainly to increase visibility of the freestanding sign on the site.  Public Works staff determined 
that visibility could be improved by doing some trimming and pruning of the trees.  However, if that 
practice is continued for an extended period of time, it could eventually have more significant impacts 
on the trees and alter their natural growth and shape.  Given that, the replacement of new trees in 
locations that would allow for them to grow unimpeded would result in a healthier tree canopy long-
term.  The additional replacement trees spread along the south property line as required by the 
condition of approval would also be more compatible with the original landscape plan that was 
approved. 
 

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

 
The proposed use is screened on the side most visible from the public right-of-way, SE Three Mile 
Lane (Highway 18), by the existing Red Sunset Maple (Acer rubrum ‘Red Sunset’) trees.  However, the 
removal of the trees will create a void in the screening of the subject site around the center of the site.  
To ensure that an adequate level of screening is provided soon after replanting, a condition of approval 
has been included to require that six (6) replacement trees be installed and spread along the southern 
property line to create a more consistent planting pattern, which will also provide for more screening of 
the proposed use from the public right-of-way. 
 

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.  

 

Three (3) existing trees will be removed as part of this project.  A condition of approval will require six 
(6) replacement trees to reduce the immediate and long-term aesthetic impacts of the removal of the 
trees. 

 

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

 

The general location of the existing trees were not intended to be planting islands to break up parking 
areas.  However, the trees do provide screening of the existing parking areas.  The condition of 
approval to add six (6) replacement trees on the site will ensure that the parking areas continue to be 
screened, and will provide for shade in the parking areas as well once the trees develop a mature 
canopy. 

 

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.  

 

The landscape plan does not include the installation of street trees, as the areas shown to be planted 
are all within the subject site and are not within the public right-of-way.  The replacement trees to be 
planted will be adjacent to parking areas, and the tree species, Red Sunset Maple (Acer rubrum ‘Red 
Sunset’), is not one that is prohibited in parking areas. 

 

6. Suitable watering facilities or irrigation systems must be included in or near all planted areas. 
 
Irrigation exists in the landscaped areas, and is not proposed to be removed or changed. 
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Fiscal Impact: 
 
None. 
 
Committee Options: 
 

1) APPROVE the application, per the decision document provided which includes the findings of 
fact and conditions of approval. 

2) APPROVE the application with additional conditions of approval, providing findings of fact for 
the inclusion of additional conditions. 

3) CONTINUE the application, requesting the applicant to submit more information or details for 
review. 

4) DENY the application, providing findings of fact for the denial in the motion to deny. 
 
Recommendation/Suggested Motion: 
 
Based on the findings described in the staff report and decision document, staff is recommending that 
the tree removal and amendment to the landscape plan 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 tree’s stumps and remaining surface roots shall be removed at least six (6) inches 
below grade. 

3. That the applicant shall plant six (6) trees in place of the trees being removed.  The trees shall 
be Red Sunset Maple (Acer rubrum ‘Red Sunset’) trees, and shall be a minimum of two (2) 
inches in caliper measured at six (6) inches above grade.  The replacement trees shall be 
planted in locations spread along the southern property line, with three (3) trees installed west of 
the existing freestanding sign and three (3) trees installed east of the existing freestanding sign. 

4. That the applicant shall verify that the proposed planting areas for the replacement trees are 
located outside of Oregon Department of Transportation (ODOT) right-of-way. 

5. That the applicant is reminded that trees are not to be planted within: 

a. Ten (10) feet of a fire hydrant, transformer, power or water vault, water meter box, utility 
pole, sanitary sewer, storm or water line; or 

b. Twenty (20) feet of street light standards or street intersections. 
 

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

7. That all costs and liability associated with the tree’s removal shall be borne by the applicant. 

8. That the applicant shall complete the removal within six (6) months of this approval notification, 
or October 19, 2017. 

 
Suggested Motion:  
 
THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 
AND THE MATERIALS SUBMITTED BY THE APPLICANT, THE LANDSCAPE REVIEW 
COMMITTEE APPROVE L 15-17 WITH THE CONDITIONS OF APPROVAL AS RECOMMENDED BY 
STAFF. 
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CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

 
503-434-7311 

www.mcminnvilleoregon.gov  
 

 

DECISION DOCUMENT – 288 NE NORTON LANE 
 

DECISION, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF A TREE REMOVAL AND LANDSCAPE 
PLAN AMENDMENT REQUEST AT 288 NE NORTON LANE 
 
 

DOCKET: L 15-17 (Tree Removal) 
 

REQUEST: The applicant requested the removal of three (3) street trees.  The three (3) 
trees proposed to be removed are located in the public right-of-way, but the 
trees were installed as part of an approved landscape plan (L 3-93) and were 
improperly planted within the right-of-way.  Therefore, the request has been 
treated as an amendment to the approved landscape plan. 

 
LOCATION: The subject site is located at 288 NE Norton Lane.  The subject property is 

more specifically described as Tax Lots 3600 and 3701, Section 22, T. 4 S., R. 
4 W., W.M. 

 
ZONING: The subject site is designated as Commercial on the McMinnville 

Comprehensive Plan Map, and is zoned C-3 (General Commercial). 
 
APPLICANT:   Bill Riffle, on behalf of Chemeketa Community College 
 
STAFF: Chuck Darnell, Associate Planner 
 
DECISION- 
MAKING BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: April 19, 2017.  Meeting was held at the Community Development Center, 231 

NE 5th Street, McMinnville, OR 97128 
 
COMMENTS: No public notice of the application was required by the McMinnville Zoning 

Ordinance.  No additional comments were received by the Planning 
Department. 

 
ATTACHMENTS: 

 

1. Application for Tree Removal 
 
 
 
DECISION 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
WITH CONDITIONS of the street tree removal request (L 15-17). 
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////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
DECISION: APPROVAL WITH CONDITIONS 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
 
 
 
Planning Staff:  Date:  
Chuck Darnell, Associate Planner 
 
 
Planning Department:  Date:  
Heather Richards, Planning Director 
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Application Summary: 
 
The applicant requested the removal of three (3) street trees.  The three (3) trees proposed to be 
removed are located in the public right-of-way, but the trees were installed as part of an approved 
landscape plan (L 3-93) and were improperly planted within the right-of-way.  Therefore, the request 
has been treated as an amendment to the approved landscape plan. 
 
CONDITIONS OF APPROVAL 
 

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

 
3. That the applicant shall plant six (6) trees in place of the trees being removed.  The trees shall 

be Red Sunset Maple (Acer rubrum ‘Red Sunset’) trees, and shall be a minimum of two (2) 
inches in caliper measured at six (6) inches above grade.  The replacement trees shall be 
planted in locations spread along the southern property line, with three (3) trees installed west 
of the existing freestanding sign and three (3) trees installed east of the existing freestanding 
sign. 

 
4. That the applicant shall verify that the proposed planting areas for the replacement trees are 

located outside of Oregon Department of Transportation (ODOT) right-of-way. 
 

5. That the applicant is reminded that trees are not to be planted within: 

a. Ten (10) feet of a fire hydrant, transformer, power or water vault, water meter box, 
utility pole, sanitary sewer, storm or water line; or 

b. Twenty (20) feet of street light standards or street intersections. 
 

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

7. That all costs and liability associated with the tree’s removal shall be borne by the applicant. 
 

8. That the applicant shall complete the removal within six (6) months of this approval 
notification, or October 19, 2017. 

 
 
ATTACHMENTS 
 

1. Application for Tree Removal 
 
COMMENTS 
 
This matter was referred to the following public agencies for comment:  McMinnville Public Works 
Department and McMinnville Water and Light.  Comments were received by the Planning Department 
and have been incorporated into the conditions of approval. 
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FINDINGS OF FACT 
 
1. Bill Riffle, on behalf of Chemeketa Community College, submitted a tree removal application 

requesting the removal of three (3) street trees.  The three (3) trees proposed to be removed 
are located in the public right-of-way, but the trees were installed as part of an approved 
landscape plan (L 3-93) and were improperly planted within the right-of-way.  Therefore, the 
request has been treated as an amendment to the approved landscape plan.  The subject site 
is located at 288 NE Norton Lane.  The subject property is more specifically described as Tax 
Lots 3600 and 3701, Section 22, T. 4 S., R. 4 W., W.M. 
 

2. The site is currently zoned C-3 (General Commercial), and is designated as Commercial on 
the McMinnville Comprehensive Plan Map, 1980. 

 
3. This matter was referred to the following public agencies for comment:  McMinnville Public 

Works Department and McMinnville Water and Light.  No comments in opposition have been 
provided.  

 
4. A public meeting was held by the Landscape Review Committee on April 19, 2017 to review 

the application and proposed landscape plan.  No comments in opposition were provided by 
the public prior to the public meeting. 
 

5. The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 
1981 are applicable to this request: 

 
GOAL IV 3: TO ENSURE COMMERCIAL DEVELOPMENT THAT MAXIMIZES EFFICIENCY OF 

LAND USE THROUGH UTILIZATION OF EXISTING COMMERCIALLY DESIGNATED 
LANDS, THROUGH APPROPRIATELY LOCATING FUTURE COMMERCIAL LANDS, 
AND DISCOURAGING STRIP DEVELOPMENT. 

 
Policy 32.00:  Where necessary, landscaping and/or other visual and sound barriers shall be 

required to screen commercial activities from residential areas. 
 
Finding: Goal IV 3 and Policy 32.00 are satisfied in that the subject site is landscaped and the 
replacement trees will provide for additional screening of the commercial development. 
 
GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 

DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 
 
Policy 188.00: The City of McMinnville shall continue to provide opportunities for citizen involvement 

in all phases of the planning process. The opportunities will allow for review and 
comment by community residents and will be supplemented by the availability of 
information on planning requests and the provision of feedback mechanisms to 
evaluate decisions and keep citizens informed. 

 
Finding: Goal X 1 and Policy 188.00 are satisfied in that McMinnville continues to provide opportunities 
for the public to review and obtain copies of the application materials and completed staff report prior to 
the McMinnville Planning Commission and/or McMinnville City Council review of the request and 
recommendation at an advertised public hearing.  All members of the public have access to provide 
testimony and ask questions during the public review and hearing process. 
 
 

6. The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to 
the request: 
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17.57.010  Purpose and intent. The purpose and intent of this chapter is to enhance the 
appearance of the city by encouraging quality landscaping which will benefit and protect the health, 
safety, and welfare of the general public. By relating all the requirements of the zoning ordinance to 
the project in one review procedure, the review will assist the developer in integrating the uses of the 
property with the landscaping, will relate the project to surrounding property uses in existence or 
projected, and will attempt to minimize project costs. The landscaping provisions in Section 17.57.050 
are in addition to all other provisions of the zoning ordinance which relate to property boundaries, 
dimensions, setback, vehicle access points, parking provisions and traffic patterns. The landscaping 
objectives shall also seek to accomplish the purposes set forth in Section 17.03.020. 
 
Finding:  The landscaping of the subject site is quite extensive, and does enhance the appearance of 
the city and will benefit the health, safety, and welfare of the general public.  The removal and 
replacement of the trees on the site will ensure that the landscaping on the site is consistent and 
continues to be compatible with surrounding uses and properties. 
 

17.57.030  Plans—Submittal and review—Approval—Time limit for completion.  
C. The landscaping plan shall be approved if it is found to be compatible with the purpose, 

intent, and requirements of this chapter. Approval of the landscaping plan shall be 
indicated upon the plot plans. Any modifications shall be specified on the plans and agreed 
to in writing by the applicant prior to the issuance of a building permit. One copy of said 
approved plan shall be retained by the Planning Department and included within the 
permanent file; 

 
Finding:  The tree removal and replacement, as proposed and as required with conditions of approval, 
meets the intent and purpose of the Landscaping chapter, as described in the findings for the specific 
landscape plan review criteria below.  Modifications as required by the conditions of approval will be 
discussed with the applicant and agreed to prior to the issuance of a building permit. 
 

17.57.050  Area Determination—Planning factors. 
A. Landscaping shall be accomplished within the following ranges: 

2. Commercial, at least seven percent of the gross area. This may be reduced to not less 
than five percent upon approval of the review committee. (The gross area to be 
landscaped may only be reduced by the review committee if there is a showing by the 
applicant that the intent and purpose of this chapter and subsection B of this section 
are met.)  

 

Finding:  Specific measurements of the landscaped area of the site were not provided.  However, the 
applicant is not proposing to change or remove any of the landscaped areas as they were previously 
approved by the Landscape Review Committee in 1993 (L 3-93).  The landscaping of the subject site 
is quite extensive between the commercial development and the community college building, and the 
landscaped area does exceed seven (7) percent of the gross area of the site. 
 

B. The following factors shall be considered by the applicant when planning the landscaping 
in order to accomplish the purpose set out in Section 17.57.010. The Landscape Review 
Committee shall have the authority to deny an application for failure to comply with any or 
all of these conditions: 
1. Compatibility with the proposed project and the surrounding and abutting properties 

and the uses occurring thereon. 
 

Finding:  The subject site is part of a larger commercial shopping center, which originally was to be 
the Tanger Factory Outlet shopping center.  The trees were part of an approved landscape plan, 
which were installed prior to Chemeketa Community College owning the site.  The trees were planted 
in a landscape area in front of the freestanding sign on the site.  However, the original landscape plan 
did not show the trees to be planted in this area.  The original landscape plan (L 3-93) showed that 
the trees would be installed within the property line and behind the freestanding sign. 
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The applicant and current owner of the property is now proposing to remove the trees and replace the 
trees within their property lines.  The applicant is proposing to install three (3) replacement trees 
further west, in a location between other groups of existing trees.  The proposed location would create 
a more consistent planting pattern through this western portion of the southern property line.  
However, the removal of the existing trees would create a void in the center of the subject site’s 
frontage along SE Three Mile Lane (Highway 18).  In order to reduce the immediate and long-term 
landscape aesthetic impacts of the removal of the proposed trees a condition of approval has been 
included to require that six (6) replacement trees be installed.  Those replacement trees could be 
spread in existing voids along the southern property line to create a more consistent planting pattern, 
with three (3) trees installed west of the existing freestanding sign and three (3) trees installed east of 
the existing freestanding sign. 
 
The replacement trees will be required to be Red Sunset Maple (Acer rubrum ‘Red Sunset’) trees, 
which will be compatible with the surrounding area and the abutting uses.  The original landscape 
plan also showed more trees being installed along the eastern portion of the south property line, 
which were not installed once the Chemeketa Community College building was constructed.   
 
The trees proposed to be removed were not planted in the correct location, as shown on the original 
landscape plan (L 3-93).  These trees were planted in their existing location by a previous owner, and 
the applicant and current owner are now proposing to correct the improper placement of the trees 
within the right-of-way.  Public Works staff inspected the site, and determined that there are no 
immediate health concerns that would warrant removing the trees.  The removal request, as stated 
above, is mainly to increase visibility of the freestanding sign on the site.  Public Works staff 
determined that visibility could be improved by doing some trimming and pruning of the trees.  
However, if that practice is continued for an extended period of time, it could eventually have more 
significant impacts on the trees and alter their natural growth and shape.  Given that, the replacement 
of new trees in locations that would allow for them to grow unimpeded would result in a healthier tree 
canopy long-term.  The additional replacement trees spread along the south property line as required 
by the condition of approval would also be more compatible with the original landscape plan that was 
approved. 
 

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

 
Finding:  The proposed use is screened on the side most visible from the public right-of-way, SE 
Three Mile Lane (Highway 18), by the existing Red Sunset Maple (Acer rubrum ‘Red Sunset’) trees.  
However, the removal of the trees will create a void in the screening of the subject site around the 
center of the site.  To ensure that an adequate level of screening is provided soon after replanting, a 
condition of approval has been included to require that six (6) replacement trees be installed and 
spread along the southern property line to create a more consistent planting pattern, which will also 
provide for more screening of the proposed use from the public right-of-way. 
 

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. 

 
Finding:  Three (3) existing trees will be removed as part of this project.  A condition of approval will 
require six (6) replacement trees to reduce the immediate and long-term aesthetic impacts of the 
removal of the trees. 
 

4. The development and use of islands and plantings therein to break up parking areas. 
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Finding:  The general location of the existing trees were not intended to be planting islands to break 
up parking areas.  However, the trees do provide screening of the existing parking areas.  The 
condition of approval to add six (6) replacement trees on the site will ensure that the parking areas 
continue to be screened, and will provide for shade in the parking areas as well once the trees 
develop a mature canopy. 
 

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. 

 
Finding: The landscape plan does not include the installation of street trees, as the areas shown to be 
planted are all within the subject site and are not within the public right-of-way.  The replacement trees 
to be planted will be adjacent to parking areas, and the tree species, Red Sunset Maple (Acer rubrum 
‘Red Sunset’), is not one that is prohibited in parking areas. 
 

6. Suitable watering facilities or irrigation systems must be included in or near all planted 
areas; 

 
Finding:  Irrigation exists in the landscaped areas, and is not proposed to be removed or changed. 
 
 
 
CD:sjs 

Page 93 of 95



Attachments: None 

City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 7 - STAFF REPORT 
 

DATE: April 19, 2017 

TO: Landscape Review Committee Members 

FROM: Chuck Darnell, Associate Planner 

SUBJECT: Agenda Item 4F: Amendments to Landscaping and Trees Chapters 

 
 
Report in Brief: 
 
The purpose of this discussion item is to receive an update on the status of the proposed amendments 
to the Landscaping chapter (Chapter 17.57) and the Trees chapter (Chapter 17.58) of the McMinnville 
Zoning Ordinance. 
 
Background: 
 
The Landscape Review Committee reviewed the existing Landscaping (Chapter 17.57) and Trees 
(Chapter 17.58) chapters of the McMinnville Zoning Ordinance at previous meetings, and eventually 
developed recommended amendments to those chapters.  In January, the Landscape Review 
Committee recommended that the amendments be brought forward to the Planning Commission for 
consideration as zoning text amendments. 
 
Since that time, staff brought the proposed amendments forward to the Planning Commission for 
review during a public hearing at their regular meeting on March 16, 2017.  Public comments were 
received at the public hearing, and the Planning Commission decided to continue the public hearing to 
allow for the comments provided by the public to be reviewed by staff and incorporated into the 
proposed amendments to the Landscaping and Trees chapters. 
 
Discussion: 
 
The comments provided at the public hearing from the public have been reviewed by Planning 
Department staff.  Staff will provide a more detailed update at the Landscape Review Committee 
meeting on the changes that have been incorporated based on the additional comments received at the 
Planning Commission meeting. 
 
Fiscal Impact: 
 
None. 
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Recommendation/Suggested Motion: 
 
Staff is recommending that the Landscape Review Committee recommend to the Planning Commission 
that the Landscaping and Trees chapters of the zoning ordinance be amended as suggested by staff.  
The Planning Department would then present the proposed zoning ordinance amendments and bring 
them forward at the continued public hearing, which is scheduled for the regular meeting of the 
Planning Commission on May 18, 2017. 
 
Motion: “I move to recommend to the Planning Commission that the Landscape and Trees 
chapters (Chapters 17.57 and 17.58) of the zoning ordinance be amended as suggested by staff 
and as supported by the Landscape Review Committee.” 
 
 
 
CD:sjs 
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