
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 
ZOOM Online Meeting 

Wednesday, July 28, 2021 - 12:00 PM 
 

Please note that this meeting will be conducted via  
ZOOM meeting software due to the COVID-19 event.  

 

Join ZOOM Meeting online via the following link: 
https://mcminnvilleoregon.zoom.us/j/82735554395?pwd=TGtRT01samxuUnVoSG5obXI0c0VjZz09  

 
Meeting ID: 827 3555 4395 

Passcode: 345866 
 

Or join ZOOM Meeting by phone via the following number: 1-253-215-8782 
 

Committee Members Agenda Items 

John Hall 

Chair 

 

Rob Stephenson 

Vice-Chair 

 

Josh Kearns 

 

Patty Sorensen 

 

Carlton Davidson 

 

 

1. Call to Order 

2. Citizen Comments 

3. Action Items 

• L 15-21 – Landscape Plan (Exhibit 1) 
1245 NE Alpha Drive 
 

4. Old/New Business 

• Development Code Revisions 

5. Committee Member Comments 

6. Staff Comments 

7. 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 - STAFF REPORT 

DATE: July 28, 2021  
TO: Landscape Review Committee Members 
FROM: Amy Dixon, Contract Planner 
SUBJECT: Landscape Plan Review Application (L 15-21) 

STRATEGIC PRIORITY & GOAL: 

OBJECTIVE/S: Strategically plan for short and long-term growth and development that will 
create enduring value for the community 

REPORT IN BRIEF: 

This proceeding is a review by the Landscape Review Committee of an application for a landscape plan 
(L 15-21) for a new industrial development at 1245 NE Alpha Drive.  Staff has reviewed the application 
for consistency with the applicable criteria, and recommends approval of the application, subject to the 
conditions specified in the attached Decision Document. 

PROJECT DESCRIPTION: 

The subject site is located at 1245 NE Alpha Drive and is more specifically described as Tax Lot 3100, 
Section 15C, T. 4 S., R. 4 W., W.M.  See Figure 1 (Vicinity Map).  The property is zoned M-2PD 
(General Industrial Planned Development) and is within the Northeast Industrial Area Planned 
Development Overlay District (Ordinance 4135). See Figure 2 (Zoning Map).   

The subject property is approximately 2.85 acres and is undeveloped.  Properties to the north, east and 
west are all zoned M-2PD (General Industrial Planned Development) with only the properties to the 
north and east developed with industrial facilities. The property to the south across Riverside Drive is 
zoned M-1 (Light Industrial) and is undeveloped.  

The proposed site plan for the development features two multi-tenant buildings located along the 
western and northern property lines. A centrally located parking lot provides access and parking to the 
site.  Proposed landscaping is focused along the Riverside and Alpha Drive frontages, the south and 
east property line, and the parking lot.   See Figure 3, 4 & 5 (Landscape Plan) and Figure 6 (Plant 
Schedule). 
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L 15-21 – Landscape Plan Review – 1245 NE Alpha Drive Page 2 

Attachments: 
Attachment A – Decision, Conditions, Findings of Fact And Conclusionary Findings For The Approval Of A Landscape Plan 

Review for a New Industrial Development at 1245 NE Alpha Drive 

Figure 1: Vicinity Map (Subject Site Approximate)   
 

 

Figure 2: Zoning Map 
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Figure 3: Partial Proposed Landscape Plan 
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Figure 4: Partial Proposed Landscape Plan 
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Review for a New Industrial Development at 1245 NE Alpha Drive 

Figure 5: Partial Proposed Landscape Plan 
 

 

i  
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Attachment A – Decision, Conditions, Findings of Fact And Conclusionary Findings For The Approval Of A Landscape Plan 

Review for a New Industrial Development at 1245 NE Alpha Drive 

Figure 6: Proposed Plant Schedule 

 

 
STAFF REVIEW:  
 
Decisions and/or recommendations for land-use applications are dependent upon whether or not the 
applications meet state regulations, the McMinnville Comprehensive Plan and the McMinnville 
Municipal Code (MMC). The application can either meet these criteria as proposed, or a condition of 
approval can be provided that either outlines what needs to occur to meet the criteria or when 
something needs to occur to meet the criteria. Attached is the decision document that provides the 
Findings of Fact and Conclusionary Findings for the land-use application. This document outlines the 
legal findings on whether or not each application meets the applicable criteria and whether or not there 
are conditions of approval that if achieved put the application in compliance with the criteria.   
 
Applicable Review Criteria 
Landscaping in the M-2 (General Industrial) zone is subject to commercial standards and requirements 
outlined in McMinnville Municipal Code (MMC) Chapters 17.57-Landscaping. 
 
Compliance with Review Factors 
Below are tables summarizing the application’s compliance with critical criteria and review factors.  The 
Decision Document for the land-use application has the detailed analysis and findings for this 
compliance: 
 
MMC 17.57.070(A)(2) 

 Total Site Area 
(s.f.) 

Landscape 
Provided (s.f.) 

Percentage 
Provided  

Percentage Required 
(Industrial) 

Industrial Buildings 124,146 19,343 15.5% 7.0% 
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Review for a New Industrial Development at 1245 NE Alpha Drive 

 
 
MMC 17.57.070(B) 

Issue Notes Condition to Help Meet Criteria 

Compatibility with the 
project and 
surrounding 
properties and uses 

• Planting focused around perimeter of 
site includes shade trees and ground 
covers 

• Some trees along east property line 
conflict with overhead power lines in 
one area. 

• Parking lot landscaping provides 
benefits to parking area, screening & 
buffering from surrounding property.  

Condition #1 requires the 
applicant to install landscaping as 
shown on the landscape plans 
comply with required conditions 
of approval. 
 
Condition #2 ensures the trees 
do not conflict with overhead 
power lines. 

Screening the 
proposed use 

• Perimeter planting on north and west 
of site to screen from adjacent 
properties 

• Shade trees, evergreen shrubs 
provide screening & buffering of 
parking area  

None  

Retention of existing 
trees 

• No existing trees or significant natural 
areas on site  

None 

Parking lot islands 
and planting 

• Landscape islands throughout parking 
area 

• Shade trees and evergreen shrubs 
provide shading and screening 
benefits  

None 

Use of suitable street 
trees 

• The plans show two within the planter 
strip and 17 onsite trees along 
Riverside Drive and  

• The plans show four onsite trees and 
no planter strip is shown along Alpha 
Drive. 

• No prohibited trees within the parking 
area 

None 

Irrigation system or 
water facilities 

• Automatic irrigation to be provided to 
planting areas  

None 

 
MMC 17.58 

Issue Notes Condition to Help Meet Criteria 

Street Trees Planting 
– When Required 

• There are only two street trees within 
the planter strip along Riverside Drive 
and McMinnville Public Works has 
indicated that they should be 
relocated out of the right-of-way 

• A three and one-half (3.5) foot 
wide planter strip, and five (5) foot 
sidewalk is proposed along the 
Alpha Drive property due to 
accommodating a wider improved 

Condition #3 requires all trees 
along Riverside Drive to be 
located out of the right-of-way. 
 
Condition #4 requires that Root 
Barrier protection for trees 
adjacent to public sidewalks be 
used on the sidewalk side of trees.  

 
Condition #5 requires all trees 
not be planted closer than: 
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Issue Notes Condition to Help Meet Criteria 

street.  No streets are required for 
this reduced planter strip. 

 

• 5’ from a private driveway 
or alley 

• 10’ from fire hydrants, 
utility poles, sanitary 
sewer, storm or water lines 

• 20’ from streetlight 
standards or intersections  

Street Tree 
Standards 

• There are no street trees. None  

 
MMC 17.61 

Issue Notes Condition to Help Meet Criteria 

Solid Waste and 
Recycling Enclosure 
Plan Guidelines and 
Standards. 

• Perimeter planting on north and west 
of site to screen from adjacent 
properties 

• Shade trees, evergreen shrubs 
provide screening & buffering of 
parking area 

• Trash enclosure does have 
screening.  But the plans do not 
indicate height of plants at time of 
planting.  

Condition #6 requires that the 
plants be a minimum of three (3) 
feet in height at the time of 
planting. 
  

 
Staff-Suggested Conditions of Approval 
 

1. That the applicant shall install landscaping as shown on the landscape plans received by the 
Planning Department on June 30, 2021, and shall comply with required conditions of approval. 
 

2. That the trees planted under overhead wires on Alpha Drive frontage shall be appropriate for 
planting under overhead wires with a maximum mature height of 25 feet or less, such as a 
Recommended Small Tree Species from the McMinnville Street Tree List that is suitable for 
planting under wires. 
 

3. All trees along Riverside Drive shall be located out of the right-of-way. 
 

4. Root Barrier protection for trees adjacent to public sidewalks shall be used on the sidewalk side of 
trees.  
 

5.  Trees shall not be planted closer than: 
 

• 5’ from a private driveway or alley 

• 10’ from fire hydrants, utility poles, sanitary sewer, storm or water lines 

• 20’ from streetlight standards or intersections 
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Attachments: 
Attachment A – Decision, Conditions, Findings of Fact And Conclusionary Findings For The Approval Of A Landscape Plan 

Review for a New Industrial Development at 1245 NE Alpha Drive 

6. That the trash enclosure plant material shall be a minimum of three (3) feet in height at the time 
of planting.  
 

7. That the applicant shall maintain property clearances around the existing and future water and 
electrical services that will be located on the site.  Landscaping shall not be placed within four 
(4) feet of fire hydrants, within four (4) feet of water valves, within four (4) feet of vaults, within 
three (3) feet of the back or side of a transformer, or within one (1) foot of water meters.  Minor 
adjustments in plant placement from the locations shown on the approved landscaping plan are 
allowed if relocation is necessary to meet minimum clearances.  

 
8. That all landscaping approved by the Landscape Review Committee and required as conditions 

of approval shall be continually maintained, including necessary watering, weeding, pruning, 
mowing, and replacement. 
 

COMMENTS: 
 
Agency Comments 
 

• McMinnville Public Works Department 
 
1. Along the Alpha Drive property, the right-of-way improvements have a curb and gutter, three 

and one-half (3.5) foot wide planter strip, and five (5) foot sidewalk due to accommodating a 
wider improved street.   
 

2. The applicant has shown the street trees on the property along Riverside in order to avoid 
conflicts with the existing sanitary force main.  On the west end of the frontage, there are 
two trees shown in the planter strip.  It is recommended they be moved behind the walk as 
well, as the force main continues to the west. 

 
3. The applicant has called out Nyssa sylvatica ‘Wildfire’ and Zelkova serrata ‘Green Vase’.  

Both are on the city’s recommended street tree list for 5’ planter strips. 
 

4. For the trees located behind the walk on property, the applicant should consider the use of 
root barrier protection on the sidewalk side. 
 

5. The applicant should be reminded that trees cannot be planted closer than: 
 

▪ 5’ from a private driveway or alley 

▪ 10’ from fire hydrants, utility poles, sanitary sewer, storm or water lines 

▪ 20’ from streetlight standards or intersections 

 

• McMinnville Water and Light 

 
Water: Maintain clearance from existing and future water facilities. See enclosed clearance 
details; VAULTCLEAR, FH-CLR and WMCLEAR 
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Power: No comments on this application. 

 
Public Comments 
No public comments were received prior to the issuance of this report. 
 
LANDSCAPE REVIEW 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. 
 
 
STAFF RECOMMENDATION: 
Staff has reviewed the application for consistency with the applicable criteria.  Staff finds that, subject to 
the recommended conditions specified in the attached Decision Document, the application submitted by 
the applicant contains sufficient evidence to find the applicable criteria are satisfied. 
 
Staff RECOMMENDS APPROVAL of the application, subject to the conditions specified in the attached 
Decision Document. 
 
 
SUGGESTED MOTION:  

THAT BASED ON THE FINDINGS OF FACT, THE CONCLUSIONARY FINDINGS FOR APPROVAL, 

AND THE MATERIALS SUBMITTED BY THE APPLICANT, I MOVE THAT THE LANDSCAPE 

REVIEW COMMITTEE APPROVE THE DECISION DOCUMENT AND APPROVE THE LANDSCAPE 

PLAN REVIEW APPLICATION L 15-21 SUBJECT TO THE CONDITIONS SPECIFIED IN THE 

DECISION DOCUMENT. 

 

AD 
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CITY OF MCMINNVILLE 
PLANNING DEPARTMENT 

231 NE FIFTH STREET 
MCMINNVILLE, OR  97128 

503-434-7311 
www.mcminnvilleoregon.gov 

DECISION, CONDITIONS, FINDINGS OF FACT AND CONCLUSIONARY FINDINGS FOR THE 
APPROVAL OF A LANDSCAPE PLAN REVIEW FOR A NEW INDUSTRIAL DEVELOPMENT AT 
1245 NE ALPHA DRIVE 

DOCKET: L 15-21 (Landscape Plan Review) 

REQUEST: Approval of a Landscape Plan for a new industrial development at 1245 NE 
Alpha Drive 

LOCATION: 1245 NE Alpha Drive (Tax Lot 3100, Section 15C, T. 4. S., R. 4 W., W.M.) 

ZONING: M-2PD (General Industrial Planned Development) 

APPLICANT:  Jeffrey A Zumwalt, ZOF, LLC 

STAFF: Amy Dixon, Contract Planner 

DATE DEEMED 
COMPLETE: June 30, 2021 

DECISION-MAKING 
BODY & ACTION: McMinnville Landscape Review Committee makes a recommendation of 

approval or denial to the Planning Director. 

MEETING DATE 
& LOCATION: July 28, 2021, Community Development Center, 231 NE 5th Street, McMinnville, 

Oregon, and Zoom Online Meeting ID 518 962 842. 

PROCEDURE: Landscape plans are required to be reviewed and approved by the Landscape 
Review Committee as described in Section 17.57.050 (Plans-Submittal and 
review-Approval-Time limit for completion) of the McMinnville Zoning 
Ordinance. 

CRITERIA: The applicable criteria are specified in Section 17.57.070 (Area Determination – 
Planning factors) of the McMinnville Zoning Ordinance, McMinnville City Code. 

APPEAL: The decision may be appealed within 15 days of the date the decision is mailed 
as specified in Section 17.57.170 of the McMinnville Zoning Ordinance.   

COMMENTS: This matter was referred to the following public agencies for comment: 
McMinnville Public Works Department and McMinnville Water and Light. Their 
Comments are provided in this document. No public notice of the application 
was required by the McMinnville Zoning Ordinance.  No additional comments 
were received by the Planning Department. 

Attachment A
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L 15-21 - Decision Document Page 2 

Attachments: 

Attachment 1 – Application and Attachments 

DECISION 

Based on the findings and conclusionary findings, the Landscape Review Committee finds the 
applicable criteria are satisfied with conditions and recommends APPROVAL of the Landscape Plan 
(L 15-21) subject to the conditions of approval provided in this document.   

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
DECISION: APPROVAL WITH CONDITIONS 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 

Planning Staff:  Date:  
Amy Dixon, Contract Planner 

Planning Department:  Date:  
Heather Richards, Planning Director 
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L 15-21 - Decision Document Page 3 

Attachments: 

Attachment 1 – Application and Attachments 

I.  APPLICATION SUMMARY: 
 

Subject Property & Request 
The applicant, Jeffrey Zumwalt, ZOF LLC, submitted a landscape plan review application (Docket L 
15-21) seeking approval of a landscape plan for a new industrial development. 
 

The subject site is located at 1245 NE Alpha Drive and is more specifically described as Tax Lot 
3100, Section 15C, T. 4 S., R. 4 W., W.M.  See Figure 1 (Vicinity Map).  The property is zoned M-
2PD (General Commercial Planned Development) and is within the Northeast Industrial Area Planned 
Development Overlay District (Ordinance 4135). See Figure 2 (Zoning Map).   
 

The subject property is approximately 2.85 acres and is undeveloped.  Properties to the north, east 
and west are all zoned M-2PD (General Industrial) with only the properties to the north and east 
developed with industrial facilities. The property to the south across Riverside Drive is zoned M-1 
(Light Industrial) and is undeveloped.  
 

The proposed site plan for the development features four multi-tenant buildings located along the 
western and northern property lines. A centrally located parking lot provides access and parking to the 
site.  Proposed landscaping is focused along the Riverside and Alpha Drive frontages, the south and 
east property line, and the parking lot.   See Figure 3 & 4 (Landscape Plan) and Figure 5 (Plant 
Schedule). 
 

Figure 1: Vicinity Map (Subject Site Approximate)   
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Attachment 1 – Application and Attachments 

Figure 2: Zoning Map 
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Attachments: 

Attachment 1 – Application and Attachments 

Figure 3: Partial Proposed Landscape Plan
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Attachments: 

Attachment 1 – Application and Attachments 

Figure 4: Partial Proposed Landscape Plan

 

 

Figure 5: Proposed Plant Schedule 
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Attachments: 

Attachment 1 – Application and Attachments 

 

 

Summary of Criteria & Issues 
Decisions and/or recommendations for approval of the land use application is dependent upon 
whether the application meets state regulations, the McMinnville Comprehensive Plan and the 
McMinnville Municipal Code (MMC).  The application can either meet these criteria as proposed, or a 
condition of approval can be provided that either outlines what needs to occur to meet the criteria or 
when something needs to occur to meet the criteria. 
 

The proposed development is on land zoned M-2PD (General Industrial Planned Development).  
McMinnville Municipal Code (MMC) Section 17.57.030 requires landscaping in the M-2 zone.   
Therefore, landscaping is required subject to the criteria and standards described in MMC Chapter 
17.57-Landscaping.   
 

 

II.  CONDITIONS: 
 

1. That the applicant shall install landscaping as shown on the landscape plans received by the 
Planning Department on June 30, 2021, and shall comply with required conditions of approval. 
 

2. That the trees planted under overhead wires on Alpha Drive frontage shall be appropriate for 
planting under overhead wires with a maximum mature height of 25 feet or less, such as a 
Recommended Small Tree Species from the McMinnville Street Tree List that is suitable for 
planting under wires. 
 

3.  All trees along Riverside Drive shall be located out of the right-of-way. 
 

4.  Root Barrier protection for trees adjacent to public sidewalks shall be used on the sidewalk side of 
trees.  
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Attachments: 

Attachment 1 – Application and Attachments 

5.  Trees shall not be planted closer than: 
 

▪ 5’ from a private driveway or alley 

▪ 10’ from fire hydrants, utility poles, sanitary sewer, storm or water lines 

▪ 20’ from streetlight standards or intersections 
 

6. That the trash enclosure plant material shall be a minimum of three (3) feet in height at the 
time of planting.  
 

7. That the applicant shall maintain property clearances around the existing and future water and 
electrical services that will be located on the site.  Landscaping shall not be placed within four 
(4) feet of fire hydrants, within four (4) feet of water valves, within four (4) feet of vaults, within 
three (3) feet of the back or side of a transformer, or within one (1) foot of water meters.  Minor 
adjustments in plant placement from the locations shown on the approved landscaping plan 
are allowed if relocation is necessary to meet minimum clearances.  

 

8. That all landscaping approved by the Landscape Review Committee and required as 
conditions of approval shall be continually maintained, including necessary watering, weeding, 
pruning, mowing, and replacement. 

 

 

III.  ATTACHMENTS: 
 

1. L 15-21 Application and Attachments (on file with the Planning Department) 
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Attachments: 

Attachment 1 – Application and Attachments 

 

IV.  COMMENTS: 
 

Agency Comments 
This matter was referred to the following public agencies for comment: McMinnville Public Works 
Department and McMinnville Water and Light.  The following comments were received: 
 

• McMinnville Public Works Department 
 

1. Along the Alpha Drive property, the right-of-way improvements have a curb and gutter, 
three and one-half (3.5) foot wide planter strip, and five (5) foot sidewalk due to 
accommodating a wider improved street.   
 

2. The applicant has shown the street trees on the property along Riverside in order to avoid 
conflicts with the existing sanitary force main.  On the west end of the frontage, there are 
two trees shown in the planter strip.  It is recommended they be moved behind the walk as 
well, as the force main continues to the west. 

 

3. The applicant has called out Nyssa sylvatica ‘Wildfire’ and Zelkova serrata ‘Green Vase’.  
Both are on the city’s recommended street tree list for 5’ planter strips. 
 

4. For the trees located behind the walk on property, the applicant should consider the use of 
root barrier protection on the sidewalk side. 
 

5. The applicant should be reminded that trees cannot be planted closer than: 
 

▪ 5’ from a private driveway or alley 

▪ 10’ from fire hydrants, utility poles, sanitary sewer, storm or water lines 

▪ 20’ from streetlight standards or intersections 
 

 

 

• McMinnville Water and Light 
 

Water: Maintain clearance from existing and future water facilities. See enclosed clearance 
details; VAULTCLEAR, FH-CLR and WMCLEAR 
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Attachments: 

Attachment 1 – Application and Attachments 

Power: No comments on this application. 
 

Public Comments 
No public notice of the application was provided by the City of McMinnville, as Landscape Plan 
Review applications are reviewed by the process described in Section 17.57.050 of the McMinnville 
Zoning Ordinance which does not require public notification.  No public comments were received prior 
to the Planning Director’s decision. 
 

 

V.  FINDINGS OF FACT - PROCEDURAL FINDINGS 
 

1. The applicant, Jeffrey Zumwalt, ZOF LLC, submitted a landscape plan review application on 
June 30, 2021. 

 

2. The application was deemed complete on June 30, 2021.  Based on that date, the application 
is subject to a 30-day review timeframe, which expires July 30, 2021. 

 

3. Notice of the application was referred to the following public agencies for comment:  
McMinnville Public Works Department and McMinnville Water and Light. Comments received 
from public agencies are addressed in the Decision Document. 
 

4. No public notice of the application was provided by the City of McMinnville, as Landscape Plan 
Review applications are reviewed by the process described in Section 17.57.050 of the 
McMinnville Zoning Ordinance, which does not require public notification.  No public 
comments were received prior to the public meeting. 

 

5. A public meeting was held by the Landscape Review Committee on July 28, 2021, to review 
the application and proposed landscape plan. 

 

 

VI. FINDINGS OF FACT - GENERAL FINDINGS 
 

1. Location:   1245 NE Alpha Drive (Tax Lot 3100, Section 15C, T.4 S., R. 4 W., W.M.) 
 

2. Size:  2.85 acres  
 

3. Comprehensive Plan Map Designation:  Industrial 
 

4. Zoning:   M-2PD (General Industrial Planned Development) 
 

5. Overlay Zones/Special Districts:  Northeast Industrial Planned Development Overlay District 
(Ordinance 4135) 
 

6. Current Use:  Undeveloped 
 

7. Inventoried Significant Resources: 
a. Historic Resources:  None 
b. Other:  None 
 

8. Other Features: 
a. Slopes: The site is relatively flat. 
b. Easements:  A 15-foot-wide public utility easement is present along the south property 

line abutting Riverside Drive and a 20-foot-wide public utility easement is present along 
the easter property line abutting Alpha Drive.    
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Attachment 1 – Application and Attachments 

 

9. Utilities: 
a. Water:  The property is served by a water main in NE Alpha Drive.  The treatment 

plant has sufficient treatment capacity.   
b. Sewer:  The property is served by a sewer main in NE Alpha Drive.  The municipal 

water reclamation facility has sufficient capacity to accommodate expected waste flows 
resulting from the use.   

c. Stormwater:  The property is served by a stormwater sewer main in NE Alpha Drive.   
d. Other Services:   Other services are available to the property.  Overhead utilities are 

present adjacent to the property along the east side of Alpha Drive.   
e. Other Services:   Other services are available to the property.  Overhead utilities are 

present in one area adjacent to the property along Alpha Drive.   
 

10. Transportation: Riverside Drive is classified as a Major Collector and Alpha Drive is classified 
as a Local Street in the Transportation System Plan (TSP). Right-of-way improvements along 
the property frontage include the provision of curb and gutter. Riverside Drive and Alpha Drive 
right-of-way improvement requires a five (5) foot sidewalk and five (5) foot wide planter strip. 
McMinnville Public Works allows for the right-of-way improvements along the Alpha Drive to 
be reduced to a three and one-half (3.5) foot wide planter strip, and five (5) foot sidewalk. 

 

VII.  CONCLUSIONARY FINDINGS: 
 

The Conclusionary Findings are the findings regarding consistency with the applicable criteria for the 
application. The applicable planning factors for a Landscape Plan Review are specified in Section 
17.57.070 of the Zoning Ordinance.  The applicable standards for Street Trees are specified in 
Section 17.58.090 of the Zoning Ordinance 
 

In addition, the goals, policies, and proposals in Volume II of the Comprehensive Plan are to be 
applied to all land use decisions as criteria for approval, denial, or modification of the proposed 
request.  Goals and policies are mandated; all land use decisions must conform to the applicable 
goals and policies of Volume II.  “Proposals” specified in Volume II are not mandated, but are to be 
undertaken in relation to all applicable land use requests. 
 

Comprehensive Plan Volume II: 
The following Goals, Policies, and Proposals from Volume II of the Comprehensive Plan provide 
criteria applicable to this request: 
 

The implementation of most goals, policies, and proposals as they apply to this application are 
accomplished through the provisions, procedures, and standards in the city codes and master plans, 
which are sufficient to adequately address applicable goals, polices, and proposals as they apply to 
this application.   
 

The following additional findings are made relating to specific Goals and Policies:   
 

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. 

 

APPLICANT’S RESPONSE:  None. 
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FINDING: SATISFIED.   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 
Landscape Review Committee review of the request and recommendation at an advertised public 
meeting.  All members of the public have access to provide testimony and ask questions during 
the public review and hearing process. 

 

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

Chapter 17.57 Landscaping 
 

17.57.010 Purpose and intent. The purpose and intent of this Chapter is to encourage and, where 
appropriate, require the use of landscape elements, particularly plant materials, in proposed 
developments in an organized and harmonious manner that will enhance, protect and promote the 
economic, ecological and aesthetic environment of McMinnville. Landscaping is considered by 
McMinnville to be an integral part of a complete comprehensive development plan.  The City 
recognizes the value of landscaping in achieving the following objectives:  

A.  Provide guidelines and standards that will:  
1.  Reduce soil erosion and the volume and rate of discharge of storm water runoff.  

2.  Aid in energy conservation by shading structures from energy losses caused by weather 
and wind.  

3.  Mitigate the loss of natural resources.  

4.  Provide parking lot landscaping to reduce the harmful effects of heat, noise and glare 
associated with motor vehicle use.  

5.  Create safe, attractively landscaped areas adjacent to public streets.  

6.  Require the planting of street trees along the City’s rights-of-way.  

7.  Provide visual screens and buffers that mitigate the impact of conflicting land uses to 
preserve the appearance, character and value of existing neighborhoods.  

8.  Provide shade, and seasonal color.  

9.  Reduce glare, noise and heat.  
B.  Promote compatibility between land uses by reducing the visual noise and lighting impacts of 

specific developments on users of the site and abutting properties.  

C.  Unify development and enhance and define public and private places.  

D.  Preserve existing mature trees.  

E.  Enhance the urban forest and tree canopy.  
F.  Encourage the use of plants native to the Willamette Valley to the maximum extent feasible, 

in order to reduce watering requirements and agricultural chemical applications, and to 
provide a sense of regional identity with plant communities unique to the area.  

G.  Establish and enhance a pleasant visual character and structure to the built environment that 
is sensitive to safety and aesthetic issues.  

H.  Support McMinnville as a community that cares about its appearance.  
 

It is further recognized that landscaping increases property values, attracts potential residents and 
businesses to McMinnville, and creates safer, more pleasant living and working environments for all 
residents and visitors to the city.  
 

The guidelines and standards contained in this chapter serve to help McMinnville realize the 
objectives noted above. These guidelines and standards are intended as minimum standards for 
landscape treatment. Owners and developers are encouraged to exceed these in seeking more 
creative solutions both for the enhanced value of their land and for the collective health and 
enjoyment of all citizens of McMinnville. The landscaping provisions in Section 17.57.070 are in 
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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. 
 

APPLICANT’S RESPONSE: None. 
 

FINDING: SATISFIED.  The landscape plan will enhance the appearance of the city and will 
benefit the economic, ecological, and aesthetic environment of the city.  Conditions of approval 
have been included in the findings described in further detail below to ensure that the 
proposed planting meets necessary City standards and criteria, which will result in a pleasant 
visual character and structure to the built environment that is sensitive to safety and aesthetic 
issues. 
 

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

A. R-4 (Multiple-Family Residential zone, except the construction of a Single-Family or Two-
Family Residential unit);  

B. C-1 (Neighborhood Business zone);  

C. C-2 (Travel Commercial zone);  

D. C-3 (General Commercial zone);  

E. O-R (Office/Residential zone);  

F. M-L (Limited Light Industrial zone);  

G. M-1 (Light Industrial zone);  

H. M-2 (General Industrial zone).  
 

APPLICANT’S RESPONSE:  None. 
 

FINDING: SATISFIED.  The proposed development is within the M-2 (General Industrial) zone; 
therefore, landscaping is required subject to landscaping requirements of industrial uses and 
the criteria and standards described in Chapter 17.57 – Landscaping. 

 

17.57.070 Area Determination – Planning Factors. 
17.57.070(A).  Landscaping shall be accomplished within the following ranges: 

1. Industrial, 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.)  

 

APPLICANT’S RESPONSE:  None. 
 

FINDING: SATISFIED.  The subject site is approximately 2.85 acres, or 124,146 square feet.  
The applicant indicates that approximately 19,343 square feet of landscaping is provided over the 
entire site.   

 Total Site Area 
(s.f.) 

Landscape Provided 
(s.f.) 

Percentage Percentage 
Required 

Industrial Buildings 124,146 19,343 15.5% 7.0% 

 

The proposed landscaping area of 15.5 percent exceeds the seven (7) percent minimum 
landscaping requirement for industrial development.  Therefore, this standard is met. 

 

17.57.070(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 
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Committee shall have the authority to deny an application for failure to comply with any or all of these 
conditions: 
 

17.57.070(B)(1). Compatibility with the proposed project and the surrounding and abutting properties 
and the uses occurring thereon. 
 

APPLICANT’S RESPONSE:  None. 
 

FINDING:  SATISFIED WITH CONDITION OF APPROVAL #1, #2 & #3 The proposed site plan 
for the development features four multi-tenant buildings located along the western and 
northern property lines. A centrally located parking lot provides access and parking to the site.  
Proposed landscaping is focused along the Riverside Drive and Alpha Drive frontages, the 
southern and eastern property lines, and the parking lot. Most of the surrounding properties 
are undeveloped with the exception for the property to the north and properties to the east 
across Alpha Drive. 
 

Proposed Landscaping along Riverside Drive  
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Proposed Landscaping along Riverside Drive  
 

 

 

 

 

Proposed Landscaping along Riverside Drive  
 

 

 

Proposed landscaping along Riverside Drive features a proposed row of deciduous trees and 
shrubs in a bed of groundcover along the southern property line.  A planter strip is included in 
right-of-way improvements. The plans indicate mostly lawn within the planter strip along 
Riverside Drive due to conflict with utilities.  They are providing street trees in the planting strip 
where there is no conflict and moving the other trees onto private property behind curb. But 
due to utility conflict, as recommended by McMinnville Public Works, these trees should also 
be relocated out the public right-of-way and a conditions is necessary to ensure that this 
occurs. 
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The proposed trees along Riverside Drive are Zelkova serrata 'Green Vase', a tree that grows 
approximately 50 feet tall and 40 feet wide, and the proposed trees along Alpha are Nyssa 
sylvatica ‘Wildfire’, a tree that grows approximately 45 feet tall and 30 feet wide.  The trees are 
spaced approximately 25 feet apart. Although most of these trees are not street trees, they do 
provide benefits to the public right-of-way, as well as for parking lot screening.   

 

Proposed Landscaping along Alpha Drive 
 

 

 

 

Proposed landscaping along Alpha Drive features an onsite row of deciduous trees and shrubs 
with lawn groundcover.  Along the Alpha Drive property, a three and one-half (3.5) foot wide planter 

strip, and five (5) foot sidewalk is proposed due to accommodating a wider improved street.  No streets 
are required for this reduced planter strip. 
 

27 of 41



L 15-21 - Decision Document Page 17 

Attachments: 

Attachment 1 – Application and Attachments 

Overhead utilities are present at one location on the east side of Alpha Drive.  The mature 
height of the proposed Nyssa sylvatica ‘Wildfire’, trees in this area would indicate they will be 
in conflict with the overhead utilities in time.  Therefore, a condition of approval is included to 
provide a substitute tree species with a mature height and form that is compatible with 
overhead wires in this area. 
 

Proposed Landscaping along North Property Line 
 

 

 

 

 

Proposed landscaping along the northern property occurs at the eastern end where there the 
property access point is location and at the parking lot turn-arournd.  Mount Vernon Laurel and 
dwarf nandina are proposed at the parking lot turn-around.  On the eastern end of the north 
property where there is an access point, a Persian Parrotia tree, Mount Vernon Laurel, 
wintercreeper, and Silver King Euonymus are proposed. The landscaping is limited due to the 
need to access the utilities on the back of the buildings.  
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Proposed Landscaping along Western Property Line 
 

 

 

Proposed landscaping along the western property line occurs only near the southern portion 
which features Wine & Rose Weigela and Silver King Euonymus. The landscaping is limited 
due to the need to access the utilities on the back of the buildings.  

 

 

Proposed Parking Lot Landscaping 
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Proposed Parking Lot Landscaping 
 

 

 

Parking lot landscaping is proposed in a bed along the street property lines, abutting the 
property to the north and internal parking lot islands.  Next to the access driveway, Nyssa 
Sylvatica ‘Wildfire’ trees and Mount Vernon Laurel. Within the interior of the parking lot, there 
are seven islands evenly spaced throughout the parking.  Planting include Persian Parrotia 
trees, emerald carpet bramble, and Massachusetts Kinnikinic. 

 

Overall, and with the recommended conditions of approval, the characteristics of the proposed 
landscaping are compatible with the project and the adjacent surrounding properties.  
 

CONDITION FOR FINDING:  
1.  That the applicant shall install landscaping as shown on the landscape plans received by 

the Planning Department on June 30, 2021 and shall comply with required conditions of 
approval. 
 

2.  That any tree planted under overhead wires along Alpha Drive frontage shall be appropriate 
for planting under overhead wires with a maximum mature height of 25 feet or less, such as a 
Recommended Small Tree Species from the McMinnville Street Tree List that is suitable for 
planting under wires.  

 

3.  All trees along Riverside Drive shall be located out of the right-of-way. 
 

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

APPLICANT’S RESPONSE: None. 
 

FINDING: SATISFIED.  Shade trees and shrubs are utilized mostly along the east and south 
property lines to screen and buffer the proposed use. Due to maintenance of utility access, the 
landscaping plans indicate rock or mulch behind the buildings along most of the of the north 
and west property lines where no building access is provided.  Although the building 
themselves provide most of the screening, laurel is utilized on the north property line to screen 
the parking area from the property to north. 
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17.57.070(B)(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. 

 

APPLICANT’S RESPONSE: None. 
 

FINDING: SATISFIED.  No significant natural areas or existing trees are present on the site to 
incorporate into the development of the project.  Therefore, this factor is not applicable.   

 

17.57.070(B)(4).  The development and use of islands and plantings therein to break up parking 
areas. 
 

APPLICANT’S RESPONSE: None. 
 

FINDING: SATISFIED.  As described in the finding for Section 17.57.070(B)(1) above, planting 
islands are spaced throughout the parking aisles to break up the parking areas.  Planting in the 
islands and around the perimeter of parking areas includes Persian Parrotia trees, shrubs such 
as the Kaleidoscope Abelia and dwarf nandina, and groundcover of Massachusetts Kinnikinic.  
The planting will provide shade and cooling effects to the parking area, and help reduce noise 
and glare associated with motor vehicle use. 
 

17.57.070(B)(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. 
 

APPLICANT’S RESPONSE: None. 
 

FINDING: SATISFIED. The proposed industrial development is fronting on streets with dedicated 
five (5) foot curb-side planter strips. As described in more detail in findings for Chapter 17.58 
Trees, street trees are not required along Alpha Drive because the planter strip is not the 
minimum size for street trees adjacent to a local street and McMinnville Public Works is 
recommending all trees along Riverside Drive be located out of the right-of-way. All the tree types 
proposed are listed in the McMinnville Street Tree List. No prohibited tree is proposed in the 
parking area. 
 

17.57.070(B)(6).  Suitable watering facilities or irrigation systems must be included in or near all 
planted areas. 
 

APPLICANT’S RESPONSE: None. 
 

FINDING: SATISFIED. The landscape plan indicates that all beds are to be irrigated with Rain 
Bird fixed spray heads. 
 

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

APPLICANT’S RESPONSE:  None. 
 

FINDING: SATISFIED WITH CONDITION OF APPROVAL #8. A condition of approval is 
included to 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. 
 

CONDITION FOR FINDING:  
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8. That all landscaping approved by the Landscape Review Committee and required as 
conditions of approval shall be continually maintained, including necessary watering, 
weeding, pruning, mowing, and replacement. 

 

Chapter 17.58.  Trees 
 

17.58.080 Street Tree Planting—When Required. All new multi-family development, commercial or 
industrial development, subdivisions, partitions, or parking lots fronting on a public roadway which has 
a designated curb-side planting strip or planting island shall be required to plant street trees in 
accordance with the standards listed in Section 17.58.090. 
 

APPLICANT’S RESPONSE: None. 
 

FINDING:  SATISFIED WITH CONDITION OF APPROVAL #3 above, #4 & #5.  The proposed 
industrial development is fronting on Riverside Drive and Alpha Drive.  Required right-of-way 
improvements include the provision of a designated curb-side planting strip that is 5 feet wide for 
both streets.   
 

The plans indicate the required planter strip along Riverside Drive has only two street. They have 
trees located onsite along the property line.  It is noted on the landscaping plans that the 
Riverside planter strip has utilities and street trees would be in conflict with these utilities. 
Typically, utility location has not been an issue for locating street trees within the planter strip. But 
McMinnville Public Works Department that there is an existing sanitary force main.  They 
recommend that all trees along Riverside Drive be located be located out of the right-of-way.  
They also recommend that root barrier protection on the sidewalk side be installed on the 
sidewalk side of the trees.  They noted that trees cannot be planted closer than the following: 
 

o 5’ from a private driveway or alley; 
o 10’ from fire hydrants, utility poles, sanitary sewer, storm or water lines; or 
o 20’ from streetlight standards or intersections. 

 

To meet this criterion, conditions are necessary.   
 

Due to Alpha being a local street, a five (5) foot planter strip and a five (5) foot sidewalk is 
required.  Required right-of-way improvements has a provision to allow a designated curb-side 
planting strip that is three and one-half (3.5) feet wide and McMinnville Public Works has 
recommended this width for Alpha Drive.  
 

CONDITION FOR FINDING:  
 

4.  Root Barrier protection for trees adjacent to public sidewalks shall be used on the sidewalk 
side of trees. 
 

5.  Trees shall not be planted closer than: 
 

▪ 5’ from a private driveway or alley 

▪ 10’ from fire hydrants, utility poles, sanitary sewer, storm or water lines 

▪ 20’ from streetlight standards or intersections 
 

17.58.090 Street Tree Standards. 
A. When located adjacent to a local residential street or minor collector street, street trees shall be 

planted within a curbside landscape strip measuring a minimum of three (3) feet in width. Street trees 
adjacent to major collector streets or arterial streets shall be placed a minimum of four (4) feet from 
the back edge of the sidewalk.  In no case shall a tree be planted closer than two and one-half (2 ½) 
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feet from the face of a curb.  These standards may be superseded by design drawings and 
specifications as periodically developed and adopted by the City.    

 

APPLICANT’S RESPONSE: None. 
 

FINDING:  SATISFIED.  The proposed industrial development is fronting on Riverside Drive and 
Alpha Drive.  Riverside Drive is classified as a Major Collector and Alpha Drive is classified as a 
local street in the Transportation System Plan.   A designated curb-side planter strip adjacent to 
the subject property along Riverside Drive and Alpha Drive is required.  The minimum planter 
width for Recommended Street Trees in the McMinnville Street Tree List, adopted by Resolution 
2019-26, is four (4) feet.  Trees could be planted no closer than two and one-half (2.5) feet from 
the face of the curb. Required right-of-way improvements has a provision to allow a designated 
curb-side planting strip that is three and one-half (3.5) feet wide and McMinnville Public Works 
has recommended this width along Alpha Drive.   
 

Chapter 17.61 Solid Waste and Recycling Enclosure Plan 
 

17.61.020 – Applicability and Exemptions. 
A. The requirements of this chapter shall apply to all new commercial, industrial, and multi-family 

developments of three (3) or more dwelling units. 
 

APPLICANT’S RESPONSE:  None. 
 

FINDING: SATISFIED. The proposed project and landscaping are for a new industrial 
development; therefore, the standards of the chapter shall apply. 

 

17.61.030 – Guidelines and Standards. 
C. Any trash or recycling enclosure which is visible from the street must provide landscaping around 

three (3) sides of the structure.  Climbing vines and screening shrubs or hedges are appropriate, 
and landscaping must be a minimum of three feet (3) in height at the time of planting. 

 

APPLICANT’S RESPONSE:  None. 
 

FINDING: SATISFIED WITH CONDITION OF APPROVAL #6. A solid waste/recycling 
enclosure is required for all new industrial development.  The proposed landscape plan 
indicates the location of the required enclosure between two of the buildings along the north 
property line.  The Landscaping Plans indicated that there will be green Spire Euonymus 
shrubs and Emerald Carpet Bramble on the south and the two buildings on the east and west 
provide the required screening.  Although, the plans do not indicate the height at time of 
planting. Therefore, a condition of approval for the plant material be a minimum of three (3) 
feet in height at the time of planting is necessary to ensure compliance. 
 

CONDITION FOR FINDING:   
6. That the trash enclosure plant material shall be a minimum of three (3) feet in height at the 

time of planting. 
 

 

 

AD 
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