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

October 18, 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 

4. Action Items 

A. L 2-17 – Revised Landscape Plan (Exhibit 1) 
1270 NE Alpha Drive 

B. L 36-17 – Landscape Plan (Exhibit 2) 
1500 SW Baker Street 

C. L 37-17 – Landscape Plan (Exhibit 3) 
1240 SW Booth Bend Road (Tax Lot R4429 01800) 

D. L 38-17 – Landscape Plan (Exhibit 4) 
540 NW Highway 99W 

E. L 39-17 – Street Tree Removal (Exhibit 5) 
2446 NW Zinfandel Loop 

F. L 42-17 – Landscape Plan (Exhibit 6) 
615 NE 15th Street 

G. L 44-17 – Street Tree Removal (Exhibit 7) 
2688 NW Mt. Ashland Drive 

H. L 34-17 – Revised Landscape Plan (Exhibit 8) 
1445 NE Miller Street 

I. L 24-17 – Revised Landscape Plan (Exhibit 9) 
904 NE 10th Street 

 

5. Discussion Items 
6. Old/New Business 
7. Committee Member Comments 
8. Staff Comments 
9. Adjournment 
 

 

http://www.mcminnvilleoregon.gov/
http://www.mcminnvilleoregon.gov/
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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: October 18, 2017 
TO: Landscape Review Committee Members 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 4A: L 2-17 
 
 
Report in Brief: 
 
A revised landscape plan for the construction of a new industrial building (L 2-17) to be reviewed by the 
Landscape Review Committee. 
 
Background: 
 
The applicant, Aaron Baker, submitted a landscape plan review application to install landscaping 
around a new industrial building being constructed on the property located at 1270 NE Alpha Drive.  
The subject property is more specifically described as Tax Lot 2400, Section 15C, T. 4 S., R. 4 W., 
W.M. 
 
The Landscape Review Committee reviewed a revised landscape plan for this development at their 
September 20, 2017 meeting and continued the application to allow the applicant to make revisions to 
the plan to better meet the landscape plan review criteria in Section 17.57.070(B)(1) and Section 
17.57.070(B)(2) of the McMinnville Zoning Ordinance.  Specifically, the Landscape Review Committee 
had concerns with the proposed screening of the parking lots on the site.  The Committee also had 
concerns with the planting densities throughout the site, and asked the applicant to provide more detail 
on specific plant species and spacing of the plants at installation. 
 
Discussion: 
 
The subject property is zoned M-2 PD (General Industrial Planned Development).  The applicant is 
currently constructing a new industrial building on the site.  The subject site can be seen below as a red 
outlined area: 
 

http://www.mcminnvilleoregon.gov/
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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 17.57.070(A) (Area Determination – 
Planning Factors)).  The landscape plan as proposed exceeds those requirements, as about 15 percent 
of the area of the site being developed is proposed to be landscaped. 
 
The landscaping that was originally proposed for the site can be seen below: 
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The revised landscaping now proposed on the portion of the site being developed can be seen below: 
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In response to the continuance of the revised landscape plan and to better meet Section 17.57.070(B) 
(Area Determination – Planning Factors) of the McMinnville Zoning Ordinance, the applicant has 
increased the planting density in all of the landscape beds.  Specifics on the proposed revisions are 
described in more detail below for each of the review criteria in Section 17.57.070(B): 

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

uses occurring thereon. 
 
The site on which the new industrial building will be constructed is currently vacant, but the proposed 
building will be located on the same lot as an existing industrial building to the east.  That building, as 
well as others on abutting properties, are well landscaped with trees screening parking areas and 
perimeter plantings around buildings and property lines.  The specific location of the proposed building 
is on a corner, so all sides of the building and associated parking areas will be visible from public right-
of-way. 
 
The applicant is proposing to install street trees along NE Alpha Drive and NE Riverside Drive.  There 
are overhead utility wires on NE Alpha Drive, so the applicant is proposing to install Flowering Plum 
(Prunus cerasifera ‘Thundercloud’) trees along NE Alpha Drive.  The Thundercloud Flowering Plum tree 
is specifically listed on the McMinnville Street Tree List, and grows to a mature height of 15-20 feet and 
a canopy width of 15-20 feet.  Based on those sizes, the McMinnville Zoning Ordinance defines the 
Flowering Plum as a small or narrow stature tree, and requires that the trees be spaced no greater than 
20 feet apart (Section 17.58.090(C)).  The landscape plan as proposed shows the trees being planted 
25 feet apart, so a condition of approval has been added to reduce the spacing to 20 feet apart on 
center.  The applicant is proposing to install Red Maple (Acer rubrum ‘Red Sunset’) trees along NE 
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Riverside Drive, spaced at 30 feet, to be consistent with existing street tree plantings to the east.  Red 
Maples are also a species that is listed on the McMinnville Street Tree List.  
 
The remainder of the site is proposed to be landscaped along the building perimeter and along the 
edges of the parking lots that will be most visible from the public right-of-way.  The applicant is 
proposing to install David Viburnum (Viburnum davidii) and Heavenly Bamboo (Nandina domestica) 
along the base of the building on the west side and near the southwest corner of the building.  The 
applicant has provided information on the spacing and pattern of these shrubs.  The David Viburnum 
and Heavenly Bamboo will be planted 30 inches apart on center, and will be planted in a continuous 
row, alternating by groups of three (3) of each shrub.  This planting pattern will be used on the west 
side of the northern parking lot and south side of the southern parking lot.  A condition of approval is 
included to require that the spacing and alternating of these shrubs be continued along the west and 
south sides of the building, because as they are shown on the plan they will be space nearly 10 (ten) 
feet apart in some locations which will not provide adequate screening. 
 
Between the building and parking lots and the streets, the applicant is proposing to install Otto Luyken’s 
Laurel (Prunus laurocerasus ‘Otto Luyken’) in groups of four (4) throughout the west and south sides of 
the site.  On the south side of the site, four (4) Vine Maple (Acer circinatum) will be installed with one 
(1) tree at each group of Otto Luyken’s Laurel.  River rock and boulder features will also be included on 
the west and south sides of the site.  Within these areas, the applicant is proposing to install more 
groups of Otto Luyken’s Laurel, along with Zebra Grass (Miscanthus sinensis ‘Zebrinus’) to provide 
more vertical planting interest. 
 
Staff believes that the proposed planting plan and landscaping is compatible with the proposed 
development and that the subject site will be compatible with 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-ways by a 
combination of fencing and landscaping.  Sight-obscuring fencing will be installed around areas on the 
west and south side of the building to screen required mechanical equipment.  David Viburnum and 
Heavenly Bamboo will be installed along the perimeter of the parking areas that will be adjacent to NE 
Alpha Drive and NE Riverside Drive, as well as along the perimeter of the building.  The David 
Viburnum will grow to a height of 5 feet and a spread of 6 feet, and the Heavenly Bamboo will grow to a 
height of 3 - 8 feet and a spread of 2 - 4 feet.  The proposed spacing and alternating planting of these 
two species, along with the proposed street tree plantings and the other river rock and smaller 
plantings, will provide for a full landscaped screening along the parking lot and building perimeters. 
 

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

 

There are no existing trees on the site to be preserved.  The site is basically flat and the existing grade 
will be maintained. 
 

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

 

The landscape plan does not include substantial landscape islands in the parking areas, but the parking 
areas on the site are fairly well spread out throughout the site.  There is not a large expanse of parking 
areas in any single location on the site, which reduces the visual impact of the parking areas without 
breaking them up with additional landscaping.  The applicant is proposing to install a row of Otto 
Luyken’s Laurel (Prunus laurocerasus ‘Otto Luyken’) within the planting area along the access drive on 
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the north side of the site.  In response to the Committee’s previous comments on the minimal plantings 
in this area, the applicant has added three (3) Vine Maple (Acer circinatum) trees.  This will provide for 
additional buffering between the site’s parking areas and the adjacent property. 
 

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 includes the installation of street trees along NE Alpha Drive and NE Riverside 
Drive.  The species of trees being proposed are on the McMinnville Street Tree List, and a condition of 
approval has been added to ensure that the trees will be planted to meet the minimum spacing 
requirements based on mature canopy width. 

 

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 
either with drip line or an in-ground automatic system. 
 
Street Tree Review: 
 
In reviewing the street tree portion of the landscape plan, Section 17.58.090 of the McMinnville Zoning 
Ordinance requires the Landscape Review Committee to consider the following standards: 
 

A. The species of the street trees to be planted shall be chosen from the McMinnville Street Tree 
List, as approved by Resolution 2016-22, unless approval of another species is given by the 
McMinnville Landscape Review Committee.  The Landscape Review Committee may 
periodically update the McMinnville Street Tree List as necessary to reflect current arborist 
practices and industry standards.  

 
The applicant is proposing to install Flowering Plum (Prunus cerasifera ‘Thundercloud’) trees along NE 
Alpha Drive and Red Maple (Acer rubrum ‘Red Sunset’) trees along NE Riverside Drive.  Both of those 
species are listed on the McMinnville Street Tree List.  
 

B. Street trees shall be a minimum of two (2) inches in caliper measured at six (6) inches above 
ground level.  All trees shall be healthy grown nursery stock with a single straight trunk, a well 
developed leader with tops and roots characteristic of the species cultivar or variety. All trees 
must be free of insects, diseases, mechanical injury, and other objectionable features when 
planted. 

 
A condition of approval is recommended to specify that the trees be a minimum of two (2) inches in 
caliper measured at six (6) inches above ground level.  All trees shall be healthy grown nursery stock 
with a single straight trunk, a well developed leader with tops and roots characteristic of the species 
cultivar or variety. 
 

C. Small or narrow stature trees (under 25 feet tall and less than 16 feet wide branching) should be 
spaced no greater than 20 feet apart; medium sized trees (25 feet to 40 feet tall, 16 feet to 35 
feet wide branching) should be spaced no greater than 30 feet apart; and large trees (over 40 
feet tall and more than 35 feet wide branching) should be spaced no greater than 40 feet apart. 
Within residential developments, street trees should be evenly spaced, with variations to the 
spacing permitted as approved by the City for specific site limitations and safety purposes.  

 
The street tree plan shows an evenly spaced planting pattern.  The Thundercloud Flowering Plum tree 
grows to a mature height of 15 - 20 feet and a canopy width of 15 - 20 feet.  Based on those sizes, the 
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McMinnville Zoning Ordinance defines the Flowering Plum as a small or narrow stature tree, and 
requires that the trees be spaced no greater than 20 feet apart (Section 17.58.090(C)).  The landscape 
plan as proposed shows the trees being planted 25 feet apart, so a condition of approval has been 
added to reduce the spacing to 20 feet apart on center.  The applicant is proposing to install Red Maple 
(Acer rubrum ‘Red Sunset’) trees along NE Riverside Drive, spaced at 30 feet, to be consistent with 
existing street tree plantings to the east.  This spacing is consistent with the requirements for a medium 
tree. 
 

D. 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 1/2) feet from the face of a curb. 

 
The proposed planting strips will be seven (7) feet in width along Riverside Drive, which is an arterial, 
and four (4) feet along Alpha Drive, which is considered a local street.  The proposed widths of the 
planting strips exceed the minimum required widths. 
 

E. Street trees shall not be planted within ten (10) feet of fire hydrants, utility poles, sanitary sewer, 
storm sewer or water lines, or within twenty (20) feet of street light standards or street 
intersections, or within five (5) feet of a private driveway or alley. New utility poles shall not be 
located within five (5) feet of an existing street tree. Variations to these distances may be 
granted by the Public Works Director and as may be required to ensure adequate clear vision. 

 
Utilities were not identified on the street tree plan, but a condition of approval will be included to ensure 
that the street trees will meet the required setbacks from each type of utility and the driveway. 
 
 
Fiscal Impact: 
 
None. 
 
Commission 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: 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan submitted 
October 9, 2017. 
 

2. 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. 
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3. That the David Viburnum (Viburnum davidii) and Heavenly Bamboo (Nandina domestica) 
planting pattern proposed on the west side of the northern parking lot and the south side of the 
southern parking lot be continued along the west and south perimeters of the new building. 
 

4. That the street trees installed shall be Flowering Plum (Prunus cerasifera ‘Thundercloud’) trees 
along NE Alpha Drive and Red Maple (Acer rubrum ‘Red Sunset’) trees along NE Riverside 
Drive.  The trees shall be a minimum of two (2) inches in caliper measured at six (6) inches 
above grade.  The use of other tree species may be permitted with prior approval from the 
Landscape Review Committee. 

 
5. That the Flowering Plum (Prunus cerasifera ‘Thundercloud’) trees along NE Alpha Drive shall be 

planted no more than 20 feet apart on center. 
 

6. All trees shall be healthy grown nursery stock with a single straight trunk, a well developed 
leader with tops and roots characteristic of the species cultivar or variety.  All trees must be free 
of insects, diseases, mechanical injury, and other objectionable features when planted. 

 

7. That each street tree 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). 
 

8. That the applicant shall schedule an inspection with the McMinnville Public Works 
Superintendent of the installed root barrier and water tubes prior to any street tree planting.  
Trees intended for planting shall be on-site and available for inspection.  The applicant shall 
contact the McMinnville Public Works Superintendent, David Renshaw, at (503) 434-7316 to 
schedule a planting inspection prior to backfilling. 

 

9. 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. 

 

10. That the street trees shall be continually maintained, including necessary watering, weeding, 
pruning, and replacement, by the developer or property owner.  Maintenance of the street trees 
shall be the continuing obligation of the abutting property owner. 

 
11. 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 2-17 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, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF LANDSCAPE PLAN FOR A NEW 
INDUSTRIAL BUILDING AT 1270 NE ALPHA DRIVE 
 
 

DOCKET: L 2-17 
 

REQUEST: The applicant requested the approval of a landscape plan for a new industrial 
building.  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. 

 
LOCATION: The property in question is located at 1270 NE Alpha Drive.  The subject 

property is more specifically described as Tax Lot 2400, Section 15C, T. 4 S., 
R. 4 W., W.M. 

 
ZONING: M-2 PD (General Industrial Planned Development). 
 
APPLICANT:   Aaron Baker 
 
STAFF: Chuck Darnell, Associate Planner 
 
DATE DEEMED  
COMPLETE: October 9, 2017 
 
HEARINGS BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: September 20, 2017 and October 18, 2017.  Meetings were held at the 

Community Development Center, 231 NE 5th Street, McMinnville, OR 97128 
 
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.  No public notice of the application 
was required by the McMinnville Zoning Ordinance.  No additional comments 
were received by the Planning Department. 
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DECISION 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
WITH CONDITIONS of the landscape plan (L 2-17). 
 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
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 a new industrial building.  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. 
 
The subject site can be seen below as a red outlined area: 
 

 
 
 
CONDITIONS OF APPROVAL 
 
L 2-17 is approved subject to the following conditions: 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan 
submitted October 9, 2017. 
 

2. 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. 
 

3. That the David Viburnum (Viburnum davidii) and Heavenly Bamboo (Nandina domestica) 
planting pattern proposed on the west side of the northern parking lot and the south side of the 
southern parking lot be continued along the west and south perimeters of the new building. 
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4. That the street trees installed shall be Flowering Plum (Prunus cerasifera ‘Thundercloud’) 
trees along NE Alpha Drive and Red Maple (Acer rubrum ‘Red Sunset’) trees along NE 
Riverside Drive.  The trees shall be a minimum of two (2) inches in caliper measured at six (6) 
inches above grade.  The use of other tree species may be permitted with prior approval from 
the Landscape Review Committee. 

 
5. That the Flowering Plum (Prunus cerasifera ‘Thundercloud’) trees along NE Alpha Drive shall 

be planted no more than 20 feet apart on center. 
 

6. All trees shall be healthy grown nursery stock with a single straight trunk, a well developed 
leader with tops and roots characteristic of the species cultivar or variety.  All trees must be 
free of insects, diseases, mechanical injury, and other objectionable features when planted. 

 

7. That each street tree 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). 
 

8. That the applicant shall schedule an inspection with the McMinnville Public Works 
Superintendent of the installed root barrier and water tubes prior to any street tree planting.  
Trees intended for planting shall be on-site and available for inspection.  The applicant shall 
contact the McMinnville Public Works Superintendent, David Renshaw, at (503) 434-7316 to 
schedule a planting inspection prior to backfilling. 

 

9. 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. 

 

10. That the street trees shall be continually maintained, including necessary watering, weeding, 
pruning, and replacement, by the developer or property owner.  Maintenance of the street 
trees shall be the continuing obligation of the abutting property owner. 

 
11. 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. Aaron Baker submitted a landscape plan review application to install landscaping on the 
property located at 1270 NE Alpha Drive.  The subject property is more specifically described 
as Tax Lot 2400, Section 15C, T. 4 S., R. 4 W., W.M. 
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2. The site is currently zoned M-2 PD (General Industrial Planned Development), and is 
designated as Industrial 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.  McMinnville Water and Light expressed 
concerns with the locations of some of the plant materials, and conditions of approval have 
been added to address the concerns.  

 
4. A public meeting was held by the Landscape Review Committee on September 20, 2017 to 

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

 
CONCLUSIONARY FINDINGS: 
 
McMinnville’s Comprehensive Plan: 
 
The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 1981 are 
applicable to this request: 
 
GOAL IV 6: TO INSURE INDUSTRIAL DEVELOPMENT THAT MAXIMIZES EFFICIENCY OF LAND 

USES, THAT IS APPROPRIATELY LOCATED IN RELATION TO SURROUNDING 
LAND USES, AND THAT MEETS NECESSARY ENVIRONMENTAL STANDARDS. 

 
Policy 54.00: The City of McMinnville shall establish industrial planned development ordinances which 

shall be placed over the future industrial areas designated on the McMinnville 
Comprehensive Plan Map, the industrial reserve area, and certain existing industrially 
designated areas within the city limits. The overlay shall also be applied to any areas 
which are in the future designated for future industrial use through an amendment to the 
comprehensive plan map. The overlays shall provide standards to control the nuisance 
and negative environmental effects of industries. These controls shall cover, but not be 
limited to, the following areas: 

 
1. Landscaping and screening  

 
Finding:  Goal IV 6 and Policy 54.00 are satisfied in that the Comprehensive Plan states that industrial 
development shall be located appropriately to be compatible with surrounding uses.  Landscaping is a 
standard that is listed in the Comprehensive Plan as one way to mitigate the effects of industrial 
developments.  Landscaping is proposed to be installed with this industrial development, which will 
provide for additional screening of the proposed use resulting in the industrial development being more 
compatible with the surrounding properties. 
 
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. 
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Finding: Goal VI 1 and Policy 122.00 are satisfied in that street trees will be installed within the public 
right-of-way, and landscaping will be installed within the site adjacent to 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 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. 
 

McMinnville’s City Code: 
 
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 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. […] 
 

Finding: The landscape plan as proposed would enhance the appearance of the city and will benefit 
the economic, ecological, and aesthetic environment of the city.  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 Zones where required. Landscaping shall be required in the following zones except 
as otherwise noted: […] 

H. M-2 (General Industrial zone).  
 

Finding:  The subject site is zoned M-2 (General Industrial), and landscaping is being provided as 
required. 
 

17.57.050  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. 
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17.57.070  Area Determination—Planning factors. 
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.)  

 

Finding:  The landscape plan as proposed shows 15 percent of the portion of the site being developed 
as landscaped area. 
 

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 site on which the new industrial building will be constructed is currently vacant, but the 
proposed building will be located on the same lot as an existing industrial building to the east.  That 
building, as well as others on abutting properties, are well landscaped with trees screening parking 
areas and perimeter plantings around buildings and property lines.  The specific location of the 
proposed building is on a corner, so all sides of the building and associated parking areas will be 
visible from public right-of-way. 
 
The applicant is proposing to install street trees along NE Alpha Drive and NE Riverside Drive.  There 
are overhead utility wires on NE Alpha Drive, so the applicant is proposing to install Flowering Plum 
(Prunus cerasifera ‘Thundercloud’) trees along NE Alpha Drive.  The Thundercloud Flowering Plum 
tree is specifically listed on the McMinnville Street Tree List, and grows to a mature height of 15 - 20 
feet and a canopy width of 15 - 20 feet.  Based on those sizes, the McMinnville Zoning Ordinance 
defines the Flowering Plum as a small or narrow stature tree, and requires that the trees be spaced 
no greater than 20 feet apart (Section 17.58.090(C)).  The landscape plan as proposed shows the 
trees being planted 25 feet apart, so a condition of approval has been added to reduce the spacing to 
20 feet apart on center.  The applicant is proposing to install Red Maple (Acer rubrum ‘Red Sunset’) 
trees along NE Riverside Drive, spaced at 30 feet, to be consistent with existing street tree plantings 
to the east.  Red Maples are also a species that is listed on the McMinnville Street Tree List.  
 
The remainder of the site is proposed to be landscaped along the building perimeter and along the 
edges of the parking lots that will be most visible from the public right-of-way.  The applicant is 
proposing to install David Viburnum (Viburnum davidii) and Heavenly Bamboo (Nandina domestica) 
along the base of the building on the west side and near the southwest corner of the building.  The 
applicant has provided information on the spacing and pattern of these shrubs.  The David Viburnum 
and Heavenly Bamboo will be planted 30 inches apart on center, and will be planted in a continuous 
row, alternating by groups of three (3) of each shrub.  This planting pattern will be used on the west 
side of the northern parking lot and south side of the southern parking lot.  A condition of approval is 
included to require that the spacing and alternating of these shrubs be continued along the west and 
south sides of the building, because as they are shown on the plan they will be space nearly 10 (ten) 
feet apart in some locations which will not provide adequate screening. 
 
Between the building and parking lots and the streets, the applicant is proposing to install Otto 
Luyken’s Laurel (Prunus laurocerasus ‘Otto Luyken’) in groups of four (4) throughout the west and 
south sides of the site.  On the south side of the site, four (4) Vine Maple (Acer circinatum) will be 
installed with one (1) tree at each group of Otto Luyken’s Laurel.  River rock and boulder features will 
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also be included on the west and south sides of the site.  Within these areas, the applicant is 
proposing to install more groups of Otto Luyken’s Laurel, along with Zebra Grass (Miscanthus 
sinensis ‘Zebrinus’) to provide more vertical planting interest. 
 
The proposed planting plan and landscaping is compatible with the proposed development and that 
the subject site will be compatible with 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-ways by 
a combination of fencing and landscaping.  Sight-obscuring fencing will be installed around areas on 
the west and south side of the building to screen required mechanical equipment.  David Viburnum 
and Heavenly Bamboo will be installed along the perimeter of the parking areas that will be adjacent 
to NE Alpha Drive and NE Riverside Drive, as well as along the perimeter of the building.  The David 
Viburnum will grow to a height of 5 feet and a spread of 6 feet, and the Heavenly Bamboo will grow to 
a height of 3-8 feet and a spread of 2-4 feet.  The proposed spacing and alternating planting of these 
two species, along with the proposed street tree plantings and the other river rock and smaller 
plantings, will provide for a full landscaped screening along the parking lot and building perimeters. 
 

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:  There are no existing trees on the site to be preserved.  The site is basically flat and the 
existing grade will be maintained. 
 

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

Finding:  The landscape plan does not include substantial landscape islands in the parking areas, but 
the parking areas on the site are fairly well spread out throughout the site.  There is not a large 
expanse of parking areas in any single location on the site, which reduces the visual impact of the 
parking areas without breaking them up with additional landscaping.  The applicant is proposing to 
install a row of Otto Luyken’s Laurel (Prunus laurocerasus ‘Otto Luyken’) within the planting area 
along the access drive on the north side of the site.  In response to the Committee’s previous 
comments on the minimal plantings in this area, the applicant has added three (3) Vine Maple (Acer 
circinatum) trees.  This will provide for additional buffering between the site’s parking areas and the 
adjacent property. 
 

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 includes the installation of street trees along NE Alpha Drive and NE 
Riverside Drive.  The species of trees being proposed are on the McMinnville Street Tree List, and a 
condition of approval has been added to ensure that the trees will be planted to meet the minimum 
spacing requirements based on mature canopy width. 
 

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 either with drip line or an in-ground automatic system. 
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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. 
 

17.58.080  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. 
 

Finding:  The street tree plan as proposed will include street trees adjacent to the new industrial 
development site, and the street trees will be installed in a designated curb-side planting strip fronting 
the public right-of-way. 
 

17.58.090  Street Tree Standards. 
A. The species of the street trees to be planted shall be chosen from the McMinnville Street 

Tree List, as approved by Resolution 2016-22, unless approval of another species is given 
by the McMinnville Landscape Review Committee. The Landscape Review Committee 
may periodically update the McMinnville Street Tree List as necessary to reflect current 
arborist practices and industry standards.  

 

Finding:  The applicant is proposing to install Flowering Plum (Prunus cerasifera ‘Thundercloud’) trees 
along NE Alpha Drive and Red Maple (Acer rubrum ‘Red Sunset’) trees along NE Riverside Drive.  
Both of those species are listed on the McMinnville Street Tree List.  
 

B. Street trees shall be a minimum of two (2) inches in caliper measured at six (6) inches 
above ground level. All trees shall be healthy grown nursery stock with a single straight 
trunk, a well developed leader with tops and roots characteristic of the species cultivar or 
variety. All trees must be free of insects, diseases, mechanical injury, and other 
objectionable features when planted. 

 

Finding:  A condition of approval is recommended to specify that the trees be a minimum of two (2) 
inches in caliper measured at six (6) inches above ground level.  All trees shall be healthy grown 
nursery stock with a single straight trunk, a well developed leader with tops and roots characteristic of 
the species cultivar or variety. 
 

C. Small or narrow stature trees (under 25 feet tall and less than 16 feet wide branching) 
should be spaced no greater than 20 feet apart; medium sized trees (25 feet to 40 feet tall, 
16 feet to 35 feet wide branching) should be spaced no greater than 30 feet apart; and 
large trees (over 40 feet tall and more than 35 feet wide branching) should be spaced no 
greater than 40 feet apart. Within residential developments, street trees should be evenly 
spaced, with variations to the spacing permitted as approved by the City for specific site 
limitations and safety purposes.  

 

Finding:  The street tree plan shows an evenly spaced planting pattern.  The Thundercloud Flowering 
Plum tree grows to a mature height of 15 - 20 feet and a canopy width of 15 - 20 feet.  Based on those 
sizes, the McMinnville Zoning Ordinance defines the Flowering Plum as a small or narrow stature 
tree, and requires that the trees be spaced no greater than 20 feet apart (Section 17.58.090(C)).  The 
landscape plan as proposed shows the trees being planted 25 feet apart, so a condition of approval 
has been added to reduce the spacing to 20 feet apart on center.  The applicant is proposing to install 
Red Maple (Acer rubrum ‘Red Sunset’) trees along NE Riverside Drive, spaced at 30 feet, to be 
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consistent with existing street tree plantings to the east.  This spacing is consistent with the 
requirements for a medium tree. 
 

D. 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 1/2) feet from the face of a curb. 

 

Finding:  The proposed planting strips will be seven (7) feet in width along Riverside Drive, which is an 
arterial, and four (4) feet along Alpha Drive, which is considered a local street.  The proposed widths 
of the planting strips exceed the minimum required widths. 
 

E. Street trees shall not be planted within ten (10) feet of fire hydrants, utility poles, sanitary 
sewer, storm sewer or water lines, or within twenty (20) feet of street light standards or 
street intersections, or within five (5) feet of a private driveway or alley. New utility poles 
shall not be located within five (5) feet of an existing street tree. Variations to these 
distances may be granted by the Public Works Director and as may be required to ensure 
adequate clear vision. 

 

Finding:  Utilities were not identified on the street tree plan, but a condition of approval will be included 
to ensure that the street trees will meet the required setbacks from each type of utility and the 
driveway. 
 

17.58.120  Street Tree Maintenance. Street trees shall be continually maintained, including 
necessary watering, weeding, pruning and replacement, by the developer or property owner for one 
full growing season following planting, or as may be required by the City. 
 

Finding: A condition of approval has been included to ensure that the applicant or future property 
owner will maintain the street trees as approved. 
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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 2 - STAFF REPORT 
 

DATE: October 18, 2017 
TO: McMinnville Landscape Review Committee 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 4B: L 36-17 
 
 
Report in Brief: 
 
An application for a landscape plan for the renovation of an existing commercial building (L 36-17) to be 
reviewed by the Landscape Review Committee. 
 
Background: 
 
The applicant, John Sully, submitted a landscape plan review application to install landscaping around 
a portion of an existing commercial building that is being renovated on the property at 1500 SW Baker 
Street.  The subject property is more specifically described as Tax Lot 5700, Section 29AB, T. 4 S., R. 
4 W., W.M. 
 
Discussion: 
 
The subject site, on the corner of SW Baker Street and SW Taft Street, is an existing fully developed 
commercial property.  The building on the subject property that is being renovated was previously used 
as an auto repair business, and the applicant is now proposing to renovate the interior of the existing 
building to operate a marijuana dispensary.  The remainder of the site is fully paved, and will not be 
redeveloped as part of the new business.  The only change to the overall site is that parking spaces will 
be striped in the existing paved area.  However, the applicant is proposing to add a fenced plaza area 
on the front (west side) of the building.  Therefore, this portion of the site that is being developed must 
be landscaped. 
 
The subject site can be seen below as a red outlined area: 
 

http://www.mcminnvilleoregon.gov/
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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 17.57.070(A) (Area Determination – 
Planning Factors)).  The applicant is not proposing to update landscaping on the overall site at this 
time.  Since they are only proposing to update one particular landscaped area on the site, the seven (7) 
percent of the overall gross area of the site will not be calculated for this landscape plan. 
 
The landscaping being proposed on the site portion of the site can be seen below: 
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In reviewing a landscape plan, Section 17.57.070(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 portion of the site that is being developed consists of a fenced plaza area that will be added to the 
front of the existing building.  The fence will act more as a wall enclosing the plaza space, and will be 
wooden with horizontal boards running up to about 7 feet in height.  The fence/wall will include a 
doorway to enter into the plaza space, with a covered walkway running up the center of the plaza to the 
main entry door on the existing building.  The proposed planting plan consists entirely of raised bed 
planter boxes and large pots to accommodate the landscaping material being included in the plaza 
area. 
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Around the exterior perimeters of the fence wall, the applicant is proposing to install 1’ x 4’ planter 
boxes that will have climbing plants that will grow up the exterior side of the fence wall.  These climbing 
plants will include Halls Japanese Honeysuckle (Lonicera japonica 'Halliana'), Boston Ivy 
(Parthenocissus tricuspidata 'Veitchii'), and Clematis (Clematis armandii ‘Snowdrift’).  These climbing 
plants will grow up to cover the fence, providing additional screening, visual interest, and a variety of 
colors throughout the year during blooming periods or when seasons change.  The Halls Japanese 
Honeysuckle is found to be an invasive species, but because it will be contained in the planter box, it 
should not easily spread to surrounding areas. 
 
Inside the plaza space, Lavender Hidcote Blue (Lavandula angustifolia) will be planted in a linear row 
along the walkway from the entry to the plaza area to the entry to the building.  Italian Cypress Tiny 
Tower (Cupressus sempervirens) will be installed in pots on each side of the entry door to the building, 
with another Italian Cypress in a pot in the southern portion of the plaza space.  One (1) Bay Laurel tree 
will be installed in another pot in the northern portion of the plaza space.  The southern portion of the 
plaza space will be surrounded by more 1’ x 4’ planter boxes that will contain small evergreen shrubs.  
The northern portion of the plaza space will function more as a herb garden, with six (6) 2’ x 4’ planter 
boxes with a variety of different herbs. 
 
Staff believes that the proposed planting plan is compatible with the proposed development and that 
the subject site will be compatible with surrounding properties. 
 

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

 
Overall, the entire plaza space will be screened by the new fence wall being constructed around the 
perimeter of the plaza.  Climbing plants, including Halls Japanese Honeysuckle (Lonicera japonica 
'Halliana'), Boston Ivy (Parthenocissus tricuspidata 'Veitchii'), and Clematis (Clematis armandii 
‘Snowdrift’), will be installed in planter boxes around the perimeter of the plaza.  These climbing plants 
will grow up to cover the fence and provide additional screening of the proposed use. 
 

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

 
The existing site is fully paved and does not contain any natural area or vegetation to be retained. 
 

4. The development and use of islands and plantings therein to break up parking areas.  
 
The applicant is not proposing to redevelop the parking lot on the site.  The parking area, which is 
basically the remainder of the site outside of the building and the new plaza, will remain as it exists 
today, but will be striped to provide dedicated parking spaces on the site.  Since no actual development 
is occurring in this portion of the site, no landscaping is being required. 
 

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 there is no dedicated planting 
strip created along the property’s Baker Street or Taft Street frontages. 
 

6. Suitable watering facilities or irrigation systems must be included in or near all planted areas. 
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Irrigation facilities are not shown on the proposed plan.  Given the uniqueness of the proposal and the 
use of planter boxes and pots for all of the plants, staff believes that the proposed landscaping can be 
watered by hand.  A condition of approval is included to require that all of the landscaping be 
maintained, including necessary watering, weeding, pruning, and replacement. 
 
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: 
 
If the Landscape Review Committee finds the proposed planting plan to be adequate, staff 
recommends that the plan be approved with the conditions listed below. 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan dated 
October 7, 2017. 
 

2. 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. 

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

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

 
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 36-17 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, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF LANDSCAPE PLAN FOR A 
RENOVATED COMMERCIAL BUILDING AT 1500 SW BAKER STREET 
 
 
 

DOCKET: L 36-17  
 

REQUEST: The applicant requested the approval of a landscape plan for a portion of an 
existing commercial property that is being renovated for a new commercial 
business.  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. 

 
LOCATION: The subject property is located at 1500 SW Baker Street, and is more 

specifically described as Tax Lot 5700, Section 29AB, T. 4 S., R. 4 W., W.M. 
 

ZONING: C-3 (General Commercial)   
 
APPLICANT:   John Sully 
 
STAFF: Chuck Darnell, Associate Planner 
 
DATE DEEMED  
COMPLETE: October 9, 2017 
 
HEARINGS BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: October 18, 2017.  Meeting was held at the Community Development Center, 

231 NE 5th Street, McMinnville, OR 97128 
 
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.  No public notice of the application 
was required by the McMinnville Zoning Ordinance.  No additional comments 
were received by the Planning Department. 

 
 
 
 
 
 
 

 

ATTACHMENT A 

http://www.mcminnvilleoregon.gov/
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DECISION 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
of the landscape plan (L 36-17) subject to the conditions of approval provided in this document.   
 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
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 a portion of an existing commercial 
property that is being renovated for a new commercial business.  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. 
 
The subject site can be seen below as a red outlined area: 
 

 
 
CONDITIONS OF APPROVAL: 
 
L 36-17 is approved subject to the following conditions: 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan dated 
October 7, 2017. 

 
2. 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. 
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3. That all landscaping approved by the Landscape Review Committee and required as 
conditions of approval shall be maintained, including necessary watering, weeding, pruning, 
mowing, and replacement. 

 
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. John Sully submitted a landscape plan review application to install landscaping around the 

portion of a commercial property on which an existing commercial building is being renovated.  
The property is located at 1500 SW Baker Street, and is more specifically described as Tax 
Lot 5700, Section 29AB, 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.  Comments were received by the 
Planning Department and have been incorporated into the conditions of approval 

 
4. A public meeting was held by the Landscape Review Committee on October 18, 2017 to 

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

 
CONCLUSIONARY FINDINGS: 
 
McMinnville’s Comprehensive Plan: 
 
The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 1981 are 
applicable to this request: 
 
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. 
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McMinnville’s City Code: 
 
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 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. […] 
 

Finding: The landscape plan as proposed would enhance the appearance of the city and will benefit 
the economic, ecological, and aesthetic environment of the city.  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 Zones where required. Landscaping shall be required in the following zones except 
as otherwise noted: […] 

D. C-3 (General Commercial zone) 
 

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

17.57.050  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. 
 

17.57.070  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 applicant is not proposing to update landscaping on the overall site at this time.  Since 
they are only proposing to update one particular landscaped area on the site, the seven (7) percent of 
the overall gross area of the site will not be calculated for this landscape plan. 
 

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. 
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Finding:  The portion of the site that is being developed consists of a fenced plaza area that will be 
added to the front of the existing building.  The fence will act more as a wall enclosing the plaza 
space, and will be wooden with horizontal boards running up to about 7 feet in height.  The fence/wall 
will include a doorway to enter into the plaza space, with a covered walkway running up the center of 
the plaza to the main entry door on the existing building.  The proposed planting plan consists entirely 
of raised bed planter boxes and large pots to accommodate the landscaping material being included 
in the plaza area. 
 
Around the exterior perimeters of the fence wall, the applicant is proposing to install 1’ x 4’ planter 
boxes that will have climbing plants that will grow up the exterior side of the fence wall.  These 
climbing plants will include Halls Japanese Honeysuckle (Lonicera japonica 'Halliana'), Boston Ivy 
(Parthenocissus tricuspidata 'Veitchii'), and Clematis (Clematis armandii ‘Snowdrift’).  These climbing 
plants will grow up to cover the fence, providing additional screening, visual interest, and a variety of 
colors throughout the year during blooming periods or when seasons change.  The Halls Japanese 
Honeysuckle is found to be an invasive species, but because it will be contained in the planter box, it 
should not easily spread to surrounding areas. 
 
Inside the plaza space, Lavender Hidcote Blue (Lavandula angustifolia) will be planted in a linear row 
along the walkway from the entry to the plaza area to the entry to the building.  Italian Cypress Tiny 
Tower (Cupressus sempervirens) will be installed in pots on each side of the entry door to the 
building, with another Italian Cypress in a pot in the southern portion of the plaza space.  One (1) Bay 
Laurel tree will be installed in another pot in the northern portion of the plaza space.  The southern 
portion of the plaza space will be surrounded by more 1’ x 4’ planter boxes that will contain small 
evergreen shrubs.  The northern portion of the plaza space will function more as a herb garden, with 
six (6) 2’ x 4’ planter boxes with a variety of different herbs.  Therefore, the proposed planting plan is 
compatible with the proposed development and that the subject site will be compatible with 
surrounding properties. 
 

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

 

Finding:  Overall, the entire plaza space will be screened by the new fence wall being constructed 
around the perimeter of the plaza.  Climbing plants, including Halls Japanese Honeysuckle (Lonicera 
japonica 'Halliana'), Boston Ivy (Parthenocissus tricuspidata 'Veitchii'), and Clematis (Clematis 
armandii ‘Snowdrift’), will be installed in planter boxes around the perimeter of the plaza.  These 
climbing plants will grow up to cover the fence and provide additional screening of the proposed use. 
 

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

 

Finding:  The existing site is fully paved and does not contain any natural area or vegetation to be 
retained. 
 

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

Finding:  The applicant is not proposing to redevelop the parking lot on the site.  The parking area, 
which is basically the remainder of the site outside of the building and the new plaza, will remain as it 
exists today, but will be striped to provide dedicated parking spaces on the site.  Since no actual 
development is occurring in this portion of the site, no landscaping is being required. 
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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. 

 

Finding:  The landscape plan does not include the installation of street trees, as there is no dedicated 
planting strip created along the property’s Baker Street or Taft Street frontages. 
 

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 plants will be irrigated by a 
fully automated, permanent irrigation system. 
 

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

 

Finding:  Irrigation facilities are not shown on the proposed plan.  Given the uniqueness of the 
proposal and the use of planter boxes and pots for all of the plants, the proposed landscaping can be 
watered by hand.  A condition of approval is included to require that all of the landscaping be 
maintained, including necessary watering, weeding, pruning, and replacement. 
 
 
 
CD:sjs 
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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 3 - STAFF REPORT 
 

DATE: October 18, 2017 
TO: McMinnville Landscape Review Committee 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 4C: L 37-17 
 
 
Report in Brief: 
 
An application for a landscape plan for the construction of a new mini storage facility (L 37-17) to be 
reviewed by the Landscape Review Committee. 
 
Background: 
 
The applicant, Andisheh Afghan on behalf of Northwest Self Storage, submitted a landscape plan 
review application to install landscaping around a new mini self-storage facility proposed to be 
constructed on the property located adjacent to the existing Lowe’s store, near the intersection of 
Highway 18 and Highway 99W.  The subject property located at 1240 SW Booth Bend Road and is 
more specifically described as Tax Lot 1800, Section 29, T. 4 S., R. 4 W., W.M. 
 
Discussion: 
 
The subject property is zoned C-3 PD (General Commercial Planned Development).  The existing site 
is vacant, and the applicant is proposing to construct two new buildings on the property that will be 
used as mini self-storage facilities.  The subject site is included in a planned development overlay that 
contains design standards, and based on the proposed size of the new buildings, the development is 
also subject to the Large Format Commercial Development design standards in Chapter 17.56 of the 
McMinnville Zoning Ordinance.  The applicant has already obtained approval of the design of the 
buildings from the Planning Director, but a condition of approval was that the applicant submit their 
landscape plan for review by the Landscape Review Committee. 
 
The subject site can be seen below as a red outlined area: 
 

http://www.mcminnvilleoregon.gov/
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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 17.57.070(A) (Area Determination – 
Planning Factors)).  However, the Planned Development Overlay that applies to this property 
(Ordinance No. 4688) requires that at least 15 percent of the site be landscaped.  The landscape plan 
as proposed exceeds those requirements, as about 21 percent of the area of the site being developed 
is proposed to be landscaped. 
 
The landscaping being proposed on the site portion of the site can be seen below: 
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In reviewing a landscape plan, Section 17.57.070(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 a large parcel, and the proposed building will be large and will include long 
continuous walls along both of the prominent highway frontages.  The applicant is proposing to install 
extensive landscaping at the entry to the site, which is accessed through the existing Lowe’s parking 
lot.  The plan includes a sidewalk from the end of the existing sidewalk in the Lowe’s parking lot to the 
main entrance to the office portion of the proposed building.  Along the sidewalk, the applicant is 
proposing a variety of shrubs and grasses in landscape beds on each side of the sidewalk.  The shrubs 
will include Edward Goucher Abelia, Karen Azalea, Fragrant Sarcococca, Morticia New Zealand Flax, 
and Valley Valentine Japanese Pieris.  The grasses will include Karl Foerster Feather Reed Grass, 
Maiden Grass, and Mexican Feather Grass.  Groundcover, to include Blue Fescue and Gold Splash 
Wintercreeper, will be planted within the landscape beds to fill out these planting areas. 
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In addition, the applicant is proposing to install three (3) Redpointe Maple (Acer Rubrum ‘Redpointe’) 
trees along the Highway 99W frontage between the landscape beds and the roadway.  These trees will 
continue the planting pattern that exists along the Lowe’s property frontage on Highway 99W.  The 
Redpointe Maple trees will grow to a mature height of 45 feet, with a mature canopy width of 30 feet.  
The applicant is proposing to plant the trees about 35 feet apart, which will provide for a full canopy at 
maturity. 
 

Along the remaining frontages, the applicant is proposing to install a continuous row of Heavenly 
Bamboo (Nandina domestica) planted three (3) feet apart on center.  On the Highway 99W frontage, 
the landscape plan includes the installation of Little Gem Southern Magnolia (Magnolia grandiflora 
‘Little Gem’) trees and Sweet Bay (Laurus nobilis) dispersed throughout the row of Heavenly Bamboo.  
The plan does not show the dwarf trees and shrubs evenly spaced, but rather clustered into groups of 
two (2) or three (3) at certain points along the property frontage. 
 

Along the southern property line and fronting Highway 18, the applicant is proposing to continue the 
row of Heavenly Bamboo, with a few groups of Sweet Bay and Japanese Fatsia (Fatsia japonica).  In 
the southwest and southeast corners of the site, the applicant is proposing to plant Leland Cypress 
trees.  The Leyland Cypress trees in the southwest corner will need to be adjusted to allow space for a 
future City of McMinnville sign, which the applicant is required to leave space for to be installed in the 
future.  A condition of approval has been included to allow the location of these trees to be adjusted to 
allow space for the sign. 
 

Staff believes that the proposed planting plan is compatible with the proposed development and that 
the subject site will be compatible with surrounding properties.  However, screening of the use could be 
improved, as will be discussed below. 
 

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

 

The applicant is proposing to install a continuous row of Heavenly Bamboo along the property’s 
frontages to Highway 99W and Highway 18.  Interspersed within the row of shrubs will be some larger 
shrubs and dwarf trees (Sweet Bay and Little Gem Southern Magnolia).  The Heavenly Bamboo will 
form a continuous hedge once fully grown, which will provide for a continuous screening effect of the 
proposed use from the adjacent right-of-ways so the Landscape Review Committee could find the 
proposed planting plan to be adequate.  However, the use of taller shrubs and trees along the 
property’s frontages is somewhat minimal.  Staff believes additional plantings could be installed, 
particularly along the southern portion of the site, to provide for more screening of the use. 
 

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

 

A large stormwater detention area currently exists along the eastern portion of the property, between 
the subject site and the existing Lowe’s store.  This detention area is heavily landscaped around its 
perimeter, and the applicant is proposing to maintain the existing landscaping in this area.  The 
remainder of the site is vacant and does not contain any significant trees or landscaping. 
 

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

The proposed project does not include the installation of landscaping islands within the parking areas.  
The site only includes three (3) parking spaces near the office portion of the building.  The remaining 
parking spaces are included within the building, and will double as maneuvering space for vehicles 
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traveling through the site and to individual storage units.  The applicant is proposing to install denser 
landscaping around the parking spaces near the entry of the site, as described above, which will break 
up the parking area slightly. 
 

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 there will be no dedicated 
planting strip created along either property frontage. 
 

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 plants will be irrigated by a fully 
automated, permanent irrigation system.  Details were also included to show the specific type of 
sprinkler system and sprinkler heads that will be installed. 
 

Planned Development Landscaping Requirements 
 

In addition to the standard landscape plan review criteria, the Planned Development Overlay 
(Ordinance No. 4688) includes the following requirements for landscaping on the site: 
 

That landscape plans for the commercial site shall be submitted to the McMinnville Landscape 
Review Committee for review and approval prior to issuance of permits for any of the 
commercial buildings.  At a minimum, 15 percent of the site shall be landscaped with emphasis 
along all street frontages, at major entrances to the commercial complex, within off-street 
parking lots, and at building perimeters.  Final site and landscape plans should incorporate 
extensive streetside landscaping areas which facilitate meandering sidewalk(s) and street tree 
planting along both highway frontages (Highway 99W and the Highway 99W/Highway 18 
Connector).  A continuous evergreen screen shall be planted along the southern boundary of 
the site. 

 

The landscape plan as proposed does meet the 15 percent requirement, as about 21 percent of the site 
will be landscaped.  The landscaping is more emphasized at the entrance to the site and near the off-
street parking area near the office portion of the building.  Landscaping is also included along all street 
frontages and building perimeters, but staff does not believe the planting plan is “extensive”.  Additional 
plantings could be included along both of the property’s frontages, particularly along the Highway 18 
frontage on the southern portion of the site.  While the Planned Development Overlay does speak to a 
meandering sidewalk with street tree plantings, sidewalks are not included with the proposed 
development.  The property’s frontages culminate at a highway interchange, which is not a pedestrian 
friendly environment nor an area where pedestrians should be directed.  Therefore, sidewalks are not 
being required to be installed.  Without sidewalk installation, there will be no dedicated planting strip 
and therefore no ability to require street tree plantings. 
 

Fiscal Impact: 
 

None. 
 

Committee Options: 
 

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

If the Landscape Review Committee finds the proposed planting plan to be adequate, staff 
recommends that the plan be approved with the conditions listed below.  If the Landscape Review 
Committee believes that additional plantings could be added to provide for more screening of the 
proposed use, staff recommends that the Committee continue the application to allow the applicant to 
revise the plans.  
 

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

2. 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. 
 

3. That the applicant shall maintain proper clearances from storm water utilities in the northeast 
corner of the site.  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 the applicant shall maintain proper clearances around the 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 landscape plan are 
allowed if relocation is necessary to meet minimum clearances. 

 

5. That the final placement of the three (3) Leyland Cypress trees on the southwest corner of the 
property be adjusted to allow for the dedication of space for a future City sign. 
 

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 37-17 WITH THE CONDITIONS OF APPROVAL AS RECOMMENDED BY 
STAFF. 
 

OR 
 

THAT BASED ON THE FINDING THAT THE LANDSCAPE PLAN DOES NOT PROVIDE ADEQUATE 
SCREENING OF THE PROPOSED USE AS REQUIRED BY SECTION 17.57.070(B)(2) AND THE 
PLANNED DEVELOPMENT OVERLAY ORDINANCE, THE LANDSCAPE REVIEW COMMITTEE 
CONTINUES L 37-17 TO ALLOW APPLICANT TO SUBMIT ADDITIONAL INFORMATION. 
 

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, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF LANDSCAPE PLAN FOR A NEW MINI 
STORAGE BUILDING AT TAX LOT 1800, SECTION 29, T. 4 S., R. 4 W., W.M. 
 
 
 

DOCKET: L 37-17  
 

REQUEST: The applicant requested the approval of a landscape plan for two new industrial 
buildings.  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. 

 
LOCATION: The subject property located at 1240 SW Booth Bend Road and is more 

specifically described as Tax Lot 1800, Section 29, T. 4 S., R. 4 W., W.M. 
 

ZONING: C-3 PD (General Commercial Planned Development)   
 
APPLICANT:   Andisheh Afghan on behalf of Northwest Self Storage 
 
STAFF: Chuck Darnell, Associate Planner 
 
DATE DEEMED  
COMPLETE: September 19, 2017 
 
HEARINGS BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: October 18, 2017.  Meeting was held at the Community Development Center, 

231 NE 5th Street, McMinnville, OR 97128 
 
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.  No public notice of the application 
was required by the McMinnville Zoning Ordinance.  No additional comments 
were received by the Planning Department. 

 
 
 
 
 
 
 
 

 

ATTACHMENT A 

http://www.mcminnvilleoregon.gov/
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DECISION 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
of the landscape plan (L 37-17) subject to the conditions of approval provided in this document.   
 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
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 a new mini storage facility.  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. 
 
The subject site can be seen below as a red outlined area: 
 

 
 
CONDITIONS OF APPROVAL: 
 
L 37-17 is approved subject to the following conditions: 
 

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

 
2. 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. 
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3. That the applicant shall maintain proper clearances from storm water utilities in the northeast 
corner of the site.  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 the applicant shall maintain proper clearances around the 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 landscape plan are 
allowed if relocation is necessary to meet minimum clearances. 

 
5. That the final placement of the three (3) Leyland Cypress trees on the southwest corner of the 

property be adjusted to allow for the dedication of space for a future City sign. 
 

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. 
 
FINDINGS OF FACT 
 
1. Andisheh Afghan on behalf of Northwest Self Storage submitted a landscape plan review 

application to install landscaping on the property located at 1240 SW Booth Bend Road and 
more specifically described as Tax Lot 1800, Section 29, 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.  Comments were received by the 
Planning Department and have been incorporated into the conditions of approval 

 
4. A public meeting was held by the Landscape Review Committee on October 18, 2017 to 

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

 
CONCLUSIONARY FINDINGS: 
 
McMinnville’s Comprehensive Plan: 
 
The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 1981 are 
applicable to this request: 
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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 Highway 99W.  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 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. 
 
McMinnville’s City Code: 
 
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 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. […] 
 

Finding:  The landscape plan as proposed would enhance the appearance of the city and will benefit 
the economic, ecological, and aesthetic environment of the city.  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  Zones where required. Landscaping shall be required in the following zones except 
as otherwise noted: […] 

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

17.57.050  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. 
 

17.57.070  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 21.1 percent of the site as landscaped area. 
 

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 a large parcel, and the proposed building will be large and will include 
long continuous walls along both of the prominent highway frontages.  The applicant is proposing to 
install extensive landscaping at the entry to the site, which is accessed through the existing Lowe’s 
parking lot.  The plan includes a sidewalk from the end of the existing sidewalk in the Lowe’s parking 
lot to the main entrance to the office portion of the proposed building.  Along the sidewalk, the 
applicant is proposing a variety of shrubs and grasses in landscape beds on each side of the 
sidewalk.  The shrubs will include Edward Goucher Abelia, Karen Azalea, Fragrant Sarcococca, 
Morticia New Zealand Flax, and Valley Valentine Japanese Pieris.  The grasses will include Karl 
Foerster Feather Reed Grass, Maiden Grass, and Mexican Feather Grass.  Groundcover, to include 
Blue Fescue and Gold Splash Wintercreeper, will be planted within the landscape beds to fill out 
these planting areas. 
 
In addition, the applicant is proposing to install three (3) Redpointe Maple (Acer Rubrum ‘Redpointe’) 
trees along the Highway 99W frontage between the landscape beds and the roadway.  These trees 
will continue the planting pattern that exists along the Lowe’s property frontage on Highway 99W.  The 
Redpointe Maple trees will grow to a mature height of 45 feet, with a mature canopy width of 30 feet.  
The applicant is proposing to plant the trees about 35 feet apart, which will provide for a full canopy at 
maturity. 
 
Along the remaining frontages, the applicant is proposing to install a continuous row of Heavenly 
Bamboo (Nandina domestica) planted three (3) feet apart on center.  On the Highway 99W frontage, 
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the landscape plan includes the installation of Little Gem Southern Magnolia (Magnolia grandiflora 
‘Little Gem’) trees and Sweet Bay (Laurus nobilis) dispersed throughout the row of Heavenly Bamboo.  
The plan does not show the dwarf trees and shrubs evenly spaced, but rather clustered into groups of 
two (2) or three (3) at certain points along the property frontage. 
 
Along the southern property line and fronting Highway 18, the applicant is proposing to continue the 
row of Heavenly Bamboo, with a few groups of Sweet Bay and Japanese Fatsia (Fatsia japonica).  In 
the southwest and southeast corners of the site, the applicant is proposing to plant Leland Cypress 
trees.  The Leyland Cypress trees in the southwest corner will need to be adjusted to allow space for 
a future City of McMinnville sign, which the applicant is required to leave space for to be installed in 
the future.  A condition of approval has been included to allow the location of these trees to be 
adjusted to allow space for the sign. 
 
The proposed planting plan is compatible with the proposed development and the subject site will be 
compatible with surrounding properties.   
 

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

 

Finding:  The applicant is proposing to install a continuous row of Heavenly Bamboo along the 
property’s frontages to Highway 99W and Highway 18.  Interspersed within the row of shrubs will be 
some larger shrubs and dwarf trees (Sweet Bay and Little Gem Southern Magnolia).  The Heavenly 
Bamboo will form a continuous hedge once fully grown, which will provide for a continuous screening 
effect of the proposed use from the adjacent right-of-ways. 
 

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:  A large stormwater detention area currently exists along the eastern portion of the property, 
between the subject site and the existing Lowe’s store.  This detention area is heavily landscaped 
around its perimeter, and the applicant is proposing to maintain the existing landscaping in this area.  
The remainder of the site is vacant and does not contain any significant trees or landscaping. 
 

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

Finding:  The proposed project does not include the installation of landscaping islands within the 
parking areas.  The site only includes three (3) parking spaces near the office portion of the building.  
The remaining parking spaces are included within the building, and will double as maneuvering space 
for vehicles traveling through the site and to individual storage units.  The applicant is proposing to 
install denser landscaping around the parking spaces near the entry of the site, as described above, 
which will break up the parking area slightly. 
 

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 there will be no 
dedicated planting strip created along either property frontage. 
 

6. Suitable watering facilities or irrigation systems must be included in or near all planted 
areas; 
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Finding:  The applicant has included a note on the landscape plan that all plants will be irrigated by a 
fully automated, permanent irrigation system.  Details were also included to show the specific type of 
sprinkler system and sprinkler heads that will be installed. 
 

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. 
 
Planned Development Overlay 
 
The following Sections of a Planned Development Overlay Ordinance (Ord. No. 4688) are applicable 
to the request: 
 
Section 2, Subsection 2:  That landscape plans for the commercial site shall be submitted to the 
McMinnville Landscape Review Committee for review and approval prior to issuance of permits for 
any of the commercial buildings.  At a minimum, 15 percent of the site shall be landscaped with 
emphasis along all street frontages, at major entrances to the commercial complex, within off-street 
parking lots, and at building perimeters.  Final site and landscape plans should incorporate extensive 
streetside landscaping areas which facilitate meandering sidewalk(s) and street tree planting along 
both highway frontages (Highway 99W and the Highway 99W/Highway 18 Connector).  A continuous 
evergreen screen shall be planted along the southern boundary of the site. 
 
Finding:  The landscape plan as proposed does meet the 15 percent requirement, as about 21 
percent of the site will be landscaped.  The landscaping is more emphasized at the entrance to the 
site and near the off-street parking area near the office portion of the building.  Landscaping is also 
included along all street frontages and building perimeters, with a continuous row of evergreen shrubs 
(Heavenly Bamboo) being planted on the south side of the site.  While the Planned Development 
Overlay does speak to a meandering sidewalk with street tree plantings, sidewalks are not included 
with the proposed development.  The property’s frontages culminate at a highway interchange, which 
is not a pedestrian friendly environment nor an area where pedestrians should be directed.  
Therefore, sidewalks are not being required to be installed.  Without sidewalk installation, there will be 
no dedicated planting strip and therefore no ability to require street tree plantings. 
 
 
 
CD:sjs 
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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: October 18, 2017 
TO: McMinnville Landscape Review Committee 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 4D: L 38-17 
 
 
Report in Brief: 
 
An application for a landscape plan for the construction of a new commercial building within a larger 
shopping center site (L 38-17) to be reviewed by the Landscape Review Committee. 
 
Background: 
 
The applicant, Melinda VerMeer on behalf of HFT Mayfair, LLC, submitted a landscape plan review 
application to install landscaping around a new commercial building being constructed on the property 
at 540 NE Highway 99W.  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 previously was developed with a small strip commercial building that has now 
been demolished.  The applicant is proposing to construct a new 4,701 square foot building on the 
property that will contain future commercial uses. 
 
The subject site can be seen below as a red outlined area: 
 

http://www.mcminnvilleoregon.gov/
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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 17.57.070(A) (Area Determination – 
Planning Factors)).  The landscape plan as proposed exceeds those requirements, as 12.42 percent of 
the area of the site being developed is proposed to be landscaped. 
 
The landscaping being proposed on the site portion of the site can be seen below: 
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In reviewing a landscape plan, Section 17.57.070(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 a larger parcel that operates as a commercial shopping center.  The new building 
that will be constructed will be on the northern portion of the site, close to Highway 99W.  The new 
building is being constructed in place of previous parking space and an older commercial building that 
was recently demolished.  The new building will include a drive thru that wraps the new building and will 
run between the building and Highway 99W.  The accesses to the overall shopping center will also be 
reconfigured to allow for adequate circulation and traffic patterns through the site and to the new 
building. 
 
The applicant is proposing to install new landscaping around the new building and the reconfigured 
entrances.  At each access to Highway 99W, landscape beds will be installed that will include a variety 
of shrubs and grasses.  The landscape beds will continue along the access drive aisles, and will 
continue along the entire Highway 99W frontage on the north side of the new building.  Primarily, the 
planting plan shows a continuous row of Francis Mason Glossy Abelia (Abelia x grandiflora ‘Francis 
Mason’), planted three (3) feet apart on center.  This row of Abelia will provide continuous landscaping 
around the new access aisles and the drive thru aisle.  Abelia shrubs can also tolerate full sun, which 
much of the landscape beds will be exposed to.  The variety of shrubs and grasses will be installed at 
more prominent locations near the entrances to the site, and will include Glossy Abelia, Karen Azalea, 
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Karl Foerster Feather Reed Grass, and Mexican Feather Grass.  Varigated Lily Turf will be installed at 
two (2) feet apart on center in the remaining areas of the landscape beds to fill out the planting areas. 
 
In addition to the smaller shrubs and grasses, the applicant is proposing to install two (2) different 
species of trees.  In the landscape beds closer to the entry drive aisles, Red Rocket Maple (Acer 
rubrum ‘Red Rocket’) trees will be installed.  The Red Rocket Maple tree is a columnar variety that will 
grow to a mature height of about 35 feet with a narrower canopy width of about eight (8) feet, which is 
suitable for the proposed locations adjacent to drive aisles. 
 
The other species of tree being installed are Paperbark Maple (Acer griseum) trees.  These trees will 
predominately be planted in planting islands within the parking areas south of the new building.  The 
Paperbark Maple trees were chosen to be consistent with the species of trees that was installed on the 
site recently when the parking lot on the shopping center site was reconstructed.  The Paperbark Maple 
will not grow as large as some other maple varieties, reaching a mature height of only 20-30 feet, but 
the canopy will be slightly larger at 15-25 feet.  This will provide for some shade in the parking areas. 
 
The proposed planting pattern is very similar to the treatment of the remainder of the shopping center 
site.  The upgrades to the parking lot landscaping, which were installed in 2014 (L 14-14) included a 
single row of shrubs along the property line with groundcover grasses in front of the shrubs.  The 
proposed planting plan will carry on that same design.  The use of common species that were also 
used during the 2014 landscaping upgrade, including Paperbark Maple and Karl Foerster Feather Reed 
Grass, will ensure the new landscaping is compatible with the overall landscaping of the shopping 
center site.  Staff believes that the proposed planting plan is compatible with the proposed development 
and that the subject site will be compatible with surrounding properties. 
 

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

 
The applicant is proposing to install a continuous row of Francis Mason Glossy Abelia along the 
property’s frontage on Highway 99W, and also along the perimeter of the site and the access drive 
aisles.  This continuous row of shrubs will not provide for significant screening, but will provide buffering 
between the sidewalk and the proposed drive aisle for the drive thru.  Denser plantings with a variety of 
shrubs and a few columnar Red Rocket Maple trees will be installed near the entrances to the site, 
which will provide for additional screening at these locations while also keeping clear of clear vision 
areas at intersections.  The existing planting pattern along Highway 99W included Paperbark Maple 
trees within the landscape bed between the parking lot and the sidewalk.  This design was not carried 
forward in the proposed plan, but would provide for additional screening of the new building if included.  
Therefore, a condition of approval is being suggested to add one (1) Paperbark Maple tree in the 
landscape bed between the parking lot and sidewalk to the west of the western driveway, and to add 
three (3) Paperbark Maple trees, spaced 30 feet apart on center, in the landscape bed between the 
drive thru aisle and the sidewalk between the site’s two (2) driveways. 
 

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 portions of the existing landscaping that are being impacted were required to do so to allow for the 
demolition and reconstruction of the new building.  The applicant has limited the scope of work to the 
extent possible to maintain most of the landscaping within the shopping center parking lot, but some of 
the existing landscaping did need to be removed.  The proposed planting plan includes the replacement 
of the landscaping material that was lost, and has been designed to be compatible with the existing 
landscaping on the overall site. 
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4. The development and use of islands and plantings therein to break up parking areas.  

 
The proposed landscape plan includes the reconstruction of planting islands within the parking areas.  
These planting islands will now be the northern caps to the rows of parking stalls in the large parking 
area to the south of the new building.  The applicant is proposing to install two (2) Paperbark Maple 
trees in each planting island, which will provide for shade in the parking area and break up the larger 
expanse of asphalt.  The applicant is also proposing to install ornamental grasses in each planting 
island, which is a consistent design used in the other planting islands in the parking lot that were 
created during the landscaping upgrade in 2014. 
 

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 there is no dedicated planting 
strip created along the property’s Highway 99W frontage. 
 

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 plants will be irrigated by a fully 
automated, permanent 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. 

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: 
 
If the Landscape Review Committee finds the proposed planting plan to be adequate, staff 
recommends that the plan be approved with the conditions listed below. 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan dated 
March 22, 2017. 
 

2. 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. 

 
3. That the applicant shall plant one (1) Paperbark Maple (Acer griseum) in the landscape bed 

adjacent to Highway 99W and to the west of the western driveway, and shall also plant three (3) 
Paperbark Maple (Acer griseum) trees, spaced 30 feet apart on center, in the landscape bed 
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adjacent to Highway 99W and between the site’s two (2) driveways.  The trees shall be a 
minimum of two (2) inches in caliper measured at six (6) inches above grade. 

 
4. That the trees planted adjacent to the Highway 99W sidewalk, as required in Condition #3 

above, 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.  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).  The applicant is encouraged to also install the root barrier 

protection on the drive thru aisle and parking lot sides of the trees. 

 

5. That the applicant shall maintain proper clearances around the future water meter that will be 
located near the Highway 99W property line and on the east side of the private sidewalk that will 
connect to the public sidewalk on Highway 99W. Landscaping shall not be placed in locations 
that will cause plants to eventually grow within one (1) foot of water meters.  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 38-17 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, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF LANDSCAPE PLAN FOR A NEW 
COMMERCIAL BUILDING AT 540 NE HIGHWAY 99W 
 
 
 

DOCKET: L 38-17  
 

REQUEST: The applicant requested the approval of a landscape plan for a new commercial 
building being constructed within the site of an existing shopping center.  
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. 

 
LOCATION: The subject property is located at 540 NE Highway 99W, and is more 

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

ZONING: C-3 (General Commercial)   
 
APPLICANT:   Melinda VerMeer on behalf of HFT Mayfair, LLC 
 
STAFF: Chuck Darnell, Associate Planner 
 
DATE DEEMED  
COMPLETE: September 19, 2017 
 
HEARINGS BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: October 18, 2017.  Meeting was held at the Community Development Center, 

231 NE 5th Street, McMinnville, OR 97128 
 
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.  No public notice of the application 
was required by the McMinnville Zoning Ordinance.  No additional comments 
were received by the Planning Department. 

 
 
 
 
 
 
 

 

ATTACHMENT A 

http://www.mcminnvilleoregon.gov/
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DECISION 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
of the landscape plan (L 38-17) subject to the conditions of approval provided in this document.   
 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
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 a new commercial building being 
constructed within the site of an existing shopping center.  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. 
 
The subject site can be seen below as a red outlined area: 
 

 
 
 
CONDITIONS OF APPROVAL: 
 
L 38-17 is approved subject to the following conditions: 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan dated 
March 22, 2017. 

 
2. 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. 
 

3. That the applicant shall plant one (1) Paperbark Maple (Acer griseum) in the landscape bed 
adjacent to Highway 99W and to the west of the western driveway, and shall also plant three 
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(3) Paperbark Maple (Acer griseum) trees, spaced 30 feet apart on center, in the landscape 
bed adjacent to Highway 99W and between the site’s two (2) driveways.  The trees shall be a 
minimum of two (2) inches in caliper measured at six (6) inches above grade. 

 
4. That the trees planted adjacent to the Highway 99W sidewalk, as required in Condition #3 

above, 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.  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).  The applicant is encouraged to also install the root barrier 
protection on the drive thru aisle and parking lot sides of the trees. 

 
5. That the applicant shall maintain proper clearances around the future water meter that will be 

located near the Highway 99W property line and on the east side of the private sidewalk that 
will connect to the public sidewalk on Highway 99W. Landscaping shall not be placed in 
locations that will cause plants to eventually grow within one (1) foot of water meters.  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. 
 
FINDINGS OF FACT 
 
1. Melinda VerMeer on behalf of HFT Mayfair, LLC submitted a landscape plan review 

application to install landscaping around a new commercial building being constructed on the 
property at 540 NE Highway 99W.  The 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 (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.  Comments were received by the 
Planning Department and have been incorporated into the conditions of approval 

 
4. A public meeting was held by the Landscape Review Committee on October 18, 2017 to 

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

 
CONCLUSIONARY FINDINGS: 
 
McMinnville’s Comprehensive Plan: 
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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 trees will be installed along the public right-of-
way along Highway 99W as required by a condition of approval.  The trees will not be located in the 
public right-of-way, but will be 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 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. 
 
McMinnville’s City Code: 
 
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 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. […] 
 

Finding: The landscape plan as proposed would enhance the appearance of the city and will benefit 
the economic, ecological, and aesthetic environment of the city.  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. 
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17.57.030 Zones where required. Landscaping shall be required in the following zones except 
as otherwise noted: […] 

D. C-3 (General Commercial zone) 
 

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

17.57.050  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. 
 

17.57.070  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 over 12 percent of the portion of the site that is 
being developed as landscaped area.  The overall site that includes the entire shopping center is also 
landscaped in excess of seven (7) percent. 
 

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 a larger parcel that operates as a commercial shopping center.  The new 
building that will be constructed will be on the northern portion of the site, close to Highway 99W.  The 
new building is being constructed in place of previous parking space and an older commercial building 
that was recently demolished.  The new building will include a drive thru that wraps the new building 
and will run between the building and Highway 99W.  The accesses to the overall shopping center will 
also be reconfigured to allow for adequate circulation and traffic patterns through the site and to the 
new building. 
 
The applicant is proposing to install new landscaping around the new building and the reconfigured 
entrances.  At each access to Highway 99W, landscape beds will be installed that will include a 
variety of shrubs and grasses.  The landscape beds will continue along the access drive aisles, and 
will continue along the entire Highway 99W frontage on the north side of the new building.  Primarily, 
the planting plan shows a continuous row of Francis Mason Glossy Abelia (Abelia x grandiflora 
‘Francis Mason’), planted three (3) feet apart on center.  This row of Abelia will provide continuous 
landscaping around the new access aisles and the drive thru aisle.  Abelia shrubs can also tolerate 
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full sun, which much of the landscape beds will be exposed to.  The variety of shrubs and grasses will 
be installed at more prominent locations near the entrances to the site, and will include Glossy Abelia, 
Karen Azalea, Karl Foerster Feather Reed Grass, and Mexican Feather Grass.  Varigated Lily Turf 
will be installed at two (2) feet apart on center in the remaining areas of the landscape beds to fill out 
the planting areas. 
 
In addition to the smaller shrubs and grasses, the applicant is proposing to install two (2) different 
species of trees.  In the landscape beds closer to the entry drive aisles, Red Rocket Maple (Acer 
rubrum ‘Red Rocket’) trees will be installed.  The Red Rocket Maple tree is a columnar variety that will 
grow to a mature height of about 35 feet with a narrower canopy width of about eight (8) feet, which is 
suitable for the proposed locations adjacent to drive aisles. 
 
The other species of tree being installed are Paperbark Maple (Acer griseum) trees.  These trees will 
predominately be planted in planting islands within the parking areas south of the new building.  The 
Paperbark Maple trees were chosen to be consistent with the species of trees that was installed on 
the site recently when the parking lot on the shopping center site was reconstructed.  The Paperbark 
Maple will not grow as large as some other maple varieties, reaching a mature height of only 20-30 
feet, but the canopy will be slightly larger at 15-25 feet.  This will provide for some shade in the 
parking areas. 
 
The proposed planting pattern is very similar to the treatment of the remainder of the shopping center 
site.  The upgrades to the parking lot landscaping, which were installed in 2014 (L 14-14) included a 
single row of shrubs along the property line with groundcover grasses in front of the shrubs.  The 
proposed planting plan will carry on that same design.  The use of common species that were also 
used during the 2014 landscaping upgrade, including Paperbark Maple and Karl Foerster Feather 
Reed Grass, will ensure the new landscaping is compatible with the overall landscaping of the 
shopping center site.  Therefore, the proposed planting plan is compatible with the proposed 
development and that the subject site will be compatible with surrounding properties. 
 

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

 

Finding:  The applicant is proposing to install a continuous row of Francis Mason Glossy Abelia along 
the property’s frontage on Highway 99W, and also along the perimeter of the site and the access drive 
aisles.  This continuous row of shrubs will not provide for significant screening, but will provide 
buffering between the sidewalk and the proposed drive aisle for the drive thru.  Denser plantings with 
a variety of shrubs and a few columnar Red Rocket Maple trees will be installed near the entrances to 
the site, which will provide for additional screening at these locations while also keeping clear of clear 
vision areas at intersections.  The existing planting pattern along Highway 99W included Paperbark 
Maple trees within the landscape bed between the parking lot and the sidewalk.  This design was not 
carried forward in the proposed plan, but would provide for additional screening of the new building if 
included.  Therefore, a condition of approval has been included to add one (1) Paperbark Maple tree 
in the landscape bed between the parking lot and sidewalk to the west of the western driveway, and to 
add three (3) Paperbark Maple trees, spaced 30 feet apart on center, in the landscape bed between 
the drive thru aisle and the sidewalk between the site’s two (2) driveways. 
 

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 portions of the existing landscaping that are being impacted were required to do so to 
allow for the demolition and reconstruction of the new building.  The applicant has limited the scope of 
work to the extent possible to maintain most of the landscaping within the shopping center parking lot, 
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but some of the existing landscaping did need to be removed.  The proposed planting plan includes 
the replacement of the landscaping material that was lost, and has been designed to be compatible 
with the existing landscaping on the overall site. 
 

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

Finding:  The proposed landscape plan includes the reconstruction of planting islands within the 
parking areas.  These planting islands will now be the northern caps to the rows of parking stalls in 
the large parking area to the south of the new building.  The applicant is proposing to install two (2) 
Paperbark Maple trees in each planting island, which will provide for shade in the parking area and 
break up the larger expanse of asphalt.  The applicant is also proposing to install ornamental grasses 
in each planting island, which is a consistent design used in the other planting islands in the parking 
lot that were created during the landscaping upgrade in 2014. 
 

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 there is no dedicated 
planting strip created along the property’s Highway 99W frontage. 
 

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 plants will be irrigated by a 
fully automated, permanent 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. 
 
 
 
CD:sjs 











Attachments: 
Attachment A – Decision, Conditions of Approval, and Findings of Fact of the McMinnville Landscape Review Committee for 
Approval of a Street Tree Removal at 2446 NW Zinfandel Loop 

City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 5 - STAFF REPORT 
 

DATE: October 18, 2017 
TO: McMinnville Landscape Review Committee 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 4E: L 39-17 
 
 
Report in Brief: 
 
An application for a tree removal (L 39-17) to be reviewed by the Landscape Review Committee. 
 
Background: 
 
The applicant, Patrick Hawkins, submitted a street tree removal application to remove one (1) street 
tree from the property located at 2446 NW Zinfandel Loop.  The subject property is more specifically 
described as Tax Lot 5900, Section 17BA, T. 4 S., R. 4 W., W.M. 
 
Discussion: 
 
The subject property is a single family property in the Compton Crest subdivision, north of Baker Creek 
Road.  The subject site can be seen below as a red outlined area: 
 

http://www.mcminnvilleoregon.gov/
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The applicant is requesting the removal of one (1) street tree due to the tree impacting adjacent public 
infrastructure.  The tree in question is a maple variety that measures approximately 11 inches in 
diameter at breast height.  The applicant has provided photos that show roots encroaching on the water 
meters that it is planted adjacent to as evidence of the tree impacting adjacent infrastructure. 
 
The applicant did not propose any tree replacement in their application. 
 
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: 
 

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 tree in question is not unsafe, dead, or diseased, so this review criteria is not applicable.  The tree 
itself does not show any obvious signs of structural or health issues that would require its removal. 
 

B. The tree is in conflict with public improvements.  
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The applicant has argued that the tree is impacting the adjacent water meters that provide service to 
the subject property and the adjacent property.  The tree roots have begun to encroach and surround 
the water meters.  The applicant has concerns that the roots will begin to damage the water meter and 
lines serving the two properties. 
 
Also, upon inspecting the site it was determined that the tree was planted in a location that would not 
meet current street tree planting standards.  The trunk of the tree is only about three (3) feet from the 
driveway, and only about four (4) feet from the water meter serving the property.  The street tree 
standards in Section 17.58.090(E) of the McMinnville Zoning Ordinance normally require that street 
trees be planted at least five (5) feet from a driveway and at least ten (10) feet from a water meter.  A 
photo of location of the tree and the proximity to the existing utilities and improvements is provided 
below: 
 

 
 
Based on the encroachment of the roots onto the water meter, and the fact that the tree is not planted 
in a suitable location, the tree removal request meets this criteria.  The roots haven’t actually caused 
damage, but will likely do so in the near future and the applicant is attempting to address the issue 
before the damage actually occurs. 
 

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.  
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This criteria is not applicable, as the tree in question is not located within the downtown tree zone. 
 
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.” 
 
The applicant did not propose to replace the street tree as part of their application.  The planting strip 
where the tree that is proposed to be removed is located cannot accommodate a replacement tree, 
based on the proximity of improvements and the inability to meet required setbacks, as described in 
more detail above. 
 
On the opposite side of the driveway, there is a longer stretch of planting strip adjacent to the subject 
property that could accommodate a replacement tree.  Therefore, staff is recommending that two (2) 
replacement trees be planted on this property, should the Landscape Review Committee approve the 
tree removal request.  The approved street tree plan for this subdivision (L 23-04) did identify two (2) 
street trees adjacent to the subject property, so the two (2) replacement trees would be more consistent 
with the street tree plan.  The plan identified the species for this street as Red Sunset Maple (Acer 
rubrum ‘Red Sunset’). 
 
A photo of the planting strip on the opposite side of the property is provided below: 
 

 
 
 
Fiscal Impact: 
 
None. 
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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. 

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

below grade. 
 

3. The applicant shall use caution when removing the tree and the roots.  The applicant shall take 
care to not come into contact with the buried primary and secondary power facilities or the water 
meters, and the applicant shall contact McMinnville Water and Light at (503) 472-6158 if there 
are any conflicts with these facilities during the tree removal or replanting. 

 
4. That the applicant shall plant two (2) street trees in place of the tree being removed.  The 

replacement 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.  One (1) tree shall 
be planted six (6) feet from the east edge of the driveway, and the other tree shall be planted 24 
(twenty-four) feet to the east of the first tree.  This spacing will ensure adequate spacing from all 
improvements and utilities (driveway, sewer lateral, and streetlight) within the planting strip east 
of the driveway. 

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

the replacement trees. 
 

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

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

or April 18, 2018. 
 
 
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 39-17 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, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF A STREET TREE REMOVAL AT 2446 
NW ZINFANDEL LOOP 
 
 
 

DOCKET: L 39-17 (Street Tree Removal) 
 

REQUEST: The applicant requested the removal of a street tree.  The removal of a tree 
within the public right-of-way requires City approval.   

 
LOCATION: The subject property is located at 2446 NW Zinfandel Loop.  The subject 

property is more specifically described as Tax Lot 5900, Section 17BA, T. 4 S., 
R. 4 W., W.M 

 
ZONING: R-1 (Single Family Residential)   
 
APPLICANT:   Patrick Hawkins 
 
STAFF: Chuck Darnell, Associate Planner 
 
DATE DEEMED  
COMPLETE: September 19, 2017 
 
HEARINGS BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: October 18, 2017.  Meeting was held at the Community Development Center, 

231 NE 5th Street, McMinnville, OR 97128 
 
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.  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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DECISION 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
of the street tree removal (L 39-17) subject to the conditions of approval provided in this 
document.   
 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
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 a street tree.  The removal of a tree within the public right-of-
way requires City approval.   
 
The subject site can be seen below as a red outlined area: 
 

 
 
The applicant requested the removal of one (1) street tree due to the tree impacting adjacent public 
infrastructure.  The tree in question is a maple variety that measures approximately 11 inches in 
diameter at breast height.  The applicant provided photos that show roots encroaching on the water 
meters that it is planted adjacent to as evidence of the tree impacting adjacent infrastructure. 
 
CONDITIONS OF APPROVAL: 
 
L 39-17 is approved subject to 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. 
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3. The applicant shall use caution when removing the tree and the roots.  The applicant shall 
take care to not come into contact with the buried primary and secondary power facilities or 
the water meters, and the applicant shall contact McMinnville Water and Light at (503) 472-
6158 if there are any conflicts with these facilities during the tree removal or replanting. 

 
4. That the applicant shall plant two (2) street trees in place of the tree being removed.  The 

replacement 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.  One (1) tree 
shall be planted six (6) feet from the east edge of the driveway, and the other tree shall be 
planted 24 (twenty-four) feet to the east of the first tree.  This spacing will ensure adequate 
spacing from all improvements and utilities (driveway, sewer lateral, and streetlight) within the 
planting strip east of the driveway. 

 
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 
trees 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 trees. 
 

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

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

notification, or April 18, 2018. 
 
ATTACHMENTS: 
 

1. Application for Street 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. Patrick Hawkins submitted a tree removal application requesting the removal of a street tree.  

The removal of a tree within the public right-of-way requires City approval.  The subject 
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property is located at 2446 NW Zinfandel Loop.  The property is more specifically described as 
Tax Lot 5900, Section 17BA, T. 4 S., R. 4 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, and the comments provided by the Public Works Department and McMinnville Water 
and Light have been incorporated into the conditions of approval. 

 
4. A public meeting was held by the Landscape Review Committee on October 18, 2017 to 

review the application and proposed street tree removal request.  No comments in opposition 
were provided by the public prior to the public meeting. 

 
CONCLUSIONARY FINDINGS: 
 
McMinnville’s Comprehensive Plan: 
 
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 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 
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. […] 

 
Finding:  GOAL VI 1 and Policy 132.24.00 are satisfied in that the tree removal will not cause the 
sidewalk or other public infrastructure to become damaged, which will prevent safety issues for 
pedestrians.  A condition of approval has been included to require two (2) replacement trees to be 
planted in place of the tree being removed.  Conditions of approval are included to ensure that the 
replacement trees are planted to the City’s current standards, which will minimize impacts to surrounding 
infrastructure in the future. 
 
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 two (2) replacement trees are being required to be replanted 
in this location.  Conditions of approval are included to ensure that the replacement trees are planted to 
the City’s current standards, which will minimize impacts to surrounding infrastructure in the future.  The 
planting of the replacement trees will enhance the streetscape and livability in the surrounding area. 
 
GOAL X 1: TO PROVIDE OPPORTUNITIES FOR CITIZEN INVOLVEMENT IN THE LAND USE 

DECISION MAKING PROCESS ESTABLISHED BY THE CITY OF McMINNVILLE. 
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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. 
 
McMinnville’s City Code: 
 
The following Sections of the McMinnville Zoning Ordinance (Ord. No. 3380) are applicable to the 
request: 
 

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 a tree that was planted 
improperly and that will likely cause infrastructure damage and maintenance costs to the adjacent 
property owner in the future.   
 

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 tree being removed is located within the public right-of-way.  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 City approval. 

 

17.58.040  Tree Removal/Replacement  
A. The removal or major pruning of a tree, if applicable under Section 17.58.020, shall require 

City approval, unless specifically designated as exempt by this ordinance. Persons wishing 
to remove or prune such trees shall file an application 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, and the costs 
associated with tree removal, replacement, and repair of any other public infrastructure 
impacted by the tree removal or major pruning. 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 30 (thirty) days of submittal. Requests for tree 
removal within the Downtown Tree Zone shall be submitted to the McMinnville Planning 
Department. Such requests shall be acted upon as soon as practicable, with consideration 
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given to public safety, value of the tree to the public, and work schedules. The Planning 
Director or their designee should attempt to make decisions on such requests within five 
calendar days of submittal. The Landscape Review Committee or Planning Director, 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 written notice of the appeal is filed with the 
Planning Department within 15 (fifteen) 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. 

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. Every attempt 
should be made to plant replacement trees in the same general location as the tree being 
removed. In the event that a replacement tree cannot be planted in the same general 
location, a condition of approval may be required to allow for the replacement tree to be 
planted in another location in the City as part of the City’s annual tree planting program.  

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. The applicant shall complete the tree removal, and tree replacement if required, within six 
months of receiving notification of the Landscape Review Committee’s decision. The 
Landscape Review Committee may allow for additional time to complete the tree 
replacement to allow for planting in favorable seasons and to promote tree survivability.  

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

H. The planting of street trees shall be subject to the design drawings and specifications 
developed by the City in May 2014. Specific design drawings and specifications have been 
developed for trees outside the Downtown Tree Zone. Such design specifications may be 
periodically updated by the City to include specifications such as tree root barriers, 
watering tubes or structures, tree grates, and removable pavers, and shall graphically 
describe the proper method for planting trees to minimize the potential for sidewalk / tree 
root conflict.  
 

Finding:  The provisions above are satisfied in that the applicant has requested a street tree removal 
to be reviewed by the Landscape Review Committee.  The provisions related to standards to be 
followed in removing the tree are included as conditions of approval.  A condition of approval has also 
been included to require two replacement trees to be planted in place of the tree being removed.    
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Conditions of approval are included to ensure that the replacement trees are planted to the City’s current 
standards, which will minimize impacts to surrounding infrastructure in the future. 

 
17.58.050  Review Criteria.  A permit for major pruning or tree removal shall be granted if any 

of the following criteria apply: […] 
 
B. The tree is in conflict with public improvements.  

 

Finding:  The tree in question is impacting the adjacent water meters that provide service to the 
subject property and the adjacent property.  The tree roots have begun to encroach and surround the 
water meters.  The applicant has concerns that the roots will begin to damage the water meter and 
lines serving the two properties. 
 
In addition, upon inspecting the site it was determined that the tree was planted in a location that 
would not meet current street tree planting standards.  The trunk of the tree is only about three (3) feet 
from the driveway, and only about four (4) feet from the water meter serving the property.  The street 
tree standards in Section 17.58.090(E) of the McMinnville Zoning Ordinance normally require that 
street trees be planted at least five (5) feet from a driveway and at least ten (10) feet from a water 
meter.  A photo of location of the tree and the proximity to the existing utilities and improvements is 
provided below: 
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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 6 - STAFF REPORT 
 

DATE: October 18, 2017 
TO: McMinnville Landscape Review Committee 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 4F: L 42-17 
 
 
Report in Brief: 
 
An application for a landscape plan for the renovation of a portion of the McMinnville High School 
building and site (L 42-17) to be reviewed by the Landscape Review Committee. 
 
Background: 
 
The applicant, Jim Fitzpatrick, on behalf of McMinnville School District, submitted a landscape plan 
review application to install landscaping around a portion of the existing McMinnville High School 
building that is being renovated at 615 NE 15th Street.  The subject property is more specifically 
described as Tax Lot 2600, Section 16CA, T. 4 S., R. 4 W., W.M. 
 
Discussion: 
 
The proposed landscape plan is associated with the third phase of work being completed at the 
McMinnville High School campus.  The landscaping for the previous phases was all approved by the 
Landscape Review Committee (L 36-16 and L 31-17).  The McMinnville School District is renovating 
the northern portion of the existing McMinnville High School building, primarily to reconstruct the 
athletic facilities and gymnasium.  Along with the reconstruction of the athletic facilities, new classrooms 
will be added on the south side of the new building and a new landscaped courtyard will be created on 
the interior of the building.  The School District received a conditional use permit from the McMinnville 
Planning Commission in January 2017 to allow for the proposed renovations and the expansion to 
occur. 
 
The subject site and the portion of the new building that is being renovated can be seen below as a red 
outlined area: 
 

http://www.mcminnvilleoregon.gov/
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The landscaping being proposed on the site can be seen below: 
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In reviewing a landscape plan, Section 17.57.070(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 renovations occurring on the existing school building will be extensive, but the northern wall of the 
building actually is not changing from its current location.  Therefore, the applicant is not proposing any 
new landscaping in the areas between the building and 17th Street.  The major changes that will occur 
to the overall site will be to the parking area that fronts 17th Street and is near the north entrance of the 
high school site off of 17th Street and Hembree Street.  Currently, there is a greenhouse and modular 
classroom in this location, but those facilities will be removed and will be replaced with an expanded 
parking area. 
 
The landscape plan shows the installation of a continuous row of Compact Viburnum (Viburnum tinus 
‘Spring Bouquet’) along the perimeter of the existing and new parking lot.  Near the entrance to the high 
school site, the landscape bed will be wider and will include the installation of three (3) Emerald City 
Tulip (Liriodendron tulipifera 'Emerald City') trees and two (2) Green Gable Tupelo (Nyssa 
sylvatica ‘NSUHH’ PP 22,951) trees.  The proposed planting pattern and species used in this 
landscape bed is consistent with the landscaping that exists across the drive aisle, which was just 
recently installed during the completion of a previous phase of work at the high school campus.  
Therefore, the proposed planting plan is compatible with the proposed development and that the 
subject site will be compatible with surrounding properties. 
 
The new courtyard that will be created on the interior of the building will also be landscaped.  This 
space will not be visible from the public right-of-way, but landscaping is being proposed to add interest 
to the space for those that will use the courtyard.  In the courtyard, there will be four (4) identical 
planting beds on the north side of the courtyard.  Each of these planting beds will include one (1) 
Princeton Sentry Ginkgo (Ginkgo biloba ‘Princeton Sentry’) tree and Kelsey Dogwood (Cornus serlcea 
‘Kelsey’) shrubs as understory.  Along the south side of the courtyard, a longer planting area will be 
installed with six (6) Vine Maple (Acer circinatum) trees and Soft Caress Mohonia and Sweet Box 
shrubs.  The courtyard plantings can be seen in more detail below: 
 

 
 

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

 
The landscape plan shows the installation of a continuous row of Compact Viburnum (Viburnum tinus 
‘Spring Bouquet’) along the perimeter of the existing and new parking lot, which is the improvement that 
will be most visible from the adjacent public right-of-way.  The Compact Viburnum is proposed to be 
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planted at five (5) feet apart on center.  Staff has found that the mature width of this species is about 
three (3) feet, so a condition of approval is being recommended to condense the planting of the 
Compact Viburnum to three (3) feet apart on center.  This spacing will better screen the proposed use 
and parking lot from the adjacent public right-of-way.  The installation of the three (3) Emerald City Tulip 
(Liriodendron tulipifera 'Emerald City') trees and two (2) Green Gable Tupelo (Nyssa sylvatica ‘NSUHH’ 
PP 22,951) trees will provide for additional screening above the row of Compact Viburnum. 
 

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.  

 
In the area near the expanded parking lot, there are existing landscape beds with existing landscape 
material.  The applicant is proposing to keep the shrubs and trees in these areas, and will add the row 
of Compact Viburnum (Viburnum tinus ‘Spring Bouquet’) in front of the existing shrubs.  The existing 
landscape material that will be retained can be seen below: 
 

 
 

4. The development and use of islands and plantings therein to break up parking areas.  
 
The proposed renovations include the expansion of an existing parking lot by 13 (thirteen) spaces.  The 
applicant is not proposing to install landscaped islands within the parking areas, but is proposing to 
install a continuous row of landscaping around the parking lot to screen the use and provide buffering 
between the parking lot and the sidewalk.  Trees will be installed along the new drive aisle being 
constructed to access the expanded parking lot, which will provide for some shade.  Existing 
landscaping in the planting island on the west end of the row of existing parking spaces will be retained. 
 

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 there is no dedicated planting 
strip created along the property’s 17th Street frontage. 
 

6. Suitable watering facilities or irrigation systems must be included in or near all planted areas. 
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The landscape plans include a full irrigation plan for the installation of an automatic in-ground system 
that will provide coverage for all of the new landscaped areas. 
 
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 recommends that the plan be approved with the conditions listed below. 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan dated 
September 18, 2017. 

 

2. That the applicant shall reduce the spacing of the continuous row of Compact Viburnum 
(Viburnum tinus ‘Spring Bouquet’) to three (3) feet apart on center to ensure a full screening 
effect of the parking lot from the adjacent public right-of-way. 

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

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

 
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 42-17 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, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF LANDSCAPE PLAN FOR THE 
RENOVATED HIGH SCHOOL BUILDING AT 615 NE 15TH STREET 
 
 
 

DOCKET: L 42-17  
 

REQUEST: The applicant requested the approval of a landscape plan for the renovation of 
a portion of the McMinnville High School building and site.  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. 

 
LOCATION: The subject property is located at 615 NE 15th Street.  The subject property is 

more specifically described as Tax Lot 2600, Section 16CA, T. 4 S., R. 4 W., 
W.M. 

 
ZONING: R-2 (Single Family Residential)   
 
APPLICANT:   Jim Fitzpatrick, on behalf of McMinnville School District 
 
STAFF: Chuck Darnell, Associate Planner 
 
DATE DEEMED  
COMPLETE: September 22, 2017 
 
HEARINGS BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: October 18, 2017.  Meeting was held at the Community Development Center, 

231 NE 5th Street, McMinnville, OR 97128 
 
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.  No public notice of the application 
was required by the McMinnville Zoning Ordinance.  No additional comments 
were received by the Planning Department. 

 
 
 
 
 
 
 

 

ATTACHMENT A 

http://www.mcminnvilleoregon.gov/
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DECISION: 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
of the landscape plan (L 42-17) subject to the conditions of approval provided in this document.   
 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
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 renovation of a portion of the 
McMinnville High School building and site.  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. 
 
The subject site and the portion of the new building that is being renovated can be seen below as a 
red outlined area: 
 

 
 
CONDITIONS OF APPROVAL: 
 
L 42-17 is approved subject to the following conditions: 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan dated 
September 18, 2017. 

 
2. That the applicant shall reduce the spacing of the continuous row of Compact Viburnum 

(Viburnum tinus ‘Spring Bouquet’) to three (3) feet apart on center to ensure a full screening 
effect of the parking lot from the adjacent public right-of-way. 

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

conditions of approval shall be maintained, including necessary watering, weeding, pruning, 
mowing, and replacement. 
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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. Jim Fitzpatrick, on behalf of McMinnville School District submitted a landscape plan review 

application for the renovation of a portion of the McMinnville High School building and site on 
the property at 615 NE 15th Street.  The subject property is more specifically described as Tax 
Lot 2600, Section 16CA, T. 4 S., R. 4 W., W.M. 
 

2. The site is currently zoned R-2 (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.  Comments were received by the 
Planning Department and have been incorporated into the conditions of approval 

 
4. A public meeting was held by the Landscape Review Committee on October 18, 2017 to 

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

 
CONCLUSIONARY FINDINGS: 
 
McMinnville’s Comprehensive Plan: 
 
The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 1981 are 
applicable to this request: 
 
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. 
 
McMinnville’s City Code: 
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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 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. […] 
 

Finding: The landscape plan as proposed would enhance the appearance of the city and will benefit 
the economic, ecological, and aesthetic environment of the city.  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. 
 

17.57.050  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. 
 

17.57.070  Area Determination—Planning factors. 
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 renovations occurring on the existing school building will be extensive, but the northern 
wall of the building actually is not changing from its current location.  Therefore, the applicant is not 
proposing any new landscaping in the areas between the building and 17th Street.  The major 
changes that will occur to the overall site will be to the parking area that fronts 17th Street and is near 
the north entrance of the high school site off of 17th Street and Hembree Street.  Currently, there is a 
greenhouse and modular classroom in this location, but those facilities will be removed and will be 
replaced with an expanded parking area. 
 
The landscape plan shows the installation of a continuous row of Compact Viburnum (Viburnum tinus 
‘Spring Bouquet’) along the perimeter of the existing and new parking lot.  Near the entrance to the 
high school site, the landscape bed will be wider and will include the installation of three (3) Emerald 
City Tulip (Liriodendron tulipifera 'Emerald City') trees and two (2) Green Gable Tupelo (Nyssa 
sylvatica ‘NSUHH’ PP 22,951) trees.  The proposed planting pattern and species used in this 
landscape bed is consistent with the landscaping that exists across the drive aisle, which was just 
recently installed during the completion of a previous phase of work at the high school campus.  
Therefore, the proposed planting plan is compatible with the proposed development and that the 
subject site will be compatible with surrounding properties. 
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The new courtyard that will be created on the interior of the building will also be landscaped.  This 
space will not be visible from the public right-of-way, but landscaping is being proposed to add interest 
to the space for those that will use the courtyard.  In the courtyard, there will be four (4) identical 
planting beds on the north side of the courtyard.  Each of these planting beds will include one (1) 
Princeton Sentry Ginkgo (Ginkgo biloba ‘Princeton Sentry’) tree and Kelsey Dogwood (Cornus serlcea 
‘Kelsey’) shrubs as understory.  Along the south side of the courtyard, a longer planting area will be 
installed with six (6) Vine Maple (Acer circinatum) trees and Soft Caress Mohonia and Sweet Box 
shrubs.  The courtyard plantings can be seen in more detail below: 
 

 
 

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

 

Finding:  The landscape plan shows the installation of a continuous row of Compact Viburnum 
(Viburnum tinus ‘Spring Bouquet’) along the perimeter of the existing and new parking lot, which is the 
improvement that will be most visible from the adjacent public right-of-way.  The Compact Viburnum is 
proposed to be planted at five (5) feet apart on center.  The mature width of this species is about three 
(3) feet, so a condition of approval is included to require that the applicant condense the planting of 
the Compact Viburnum to three (3) feet apart on center.  This spacing will better screen the proposed 
use and parking lot from the adjacent public right-of-way.  The installation of the three (3) Emerald 
City Tulip (Liriodendron tulipifera 'Emerald City') trees and two (2) Green Gable Tupelo (Nyssa 
sylvatica ‘NSUHH’ PP 22,951) trees will provide for additional screening above the row of Compact 
Viburnum. 
 

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:  In the area near the expanded parking lot, there are existing landscape beds with existing 
landscape material.  The applicant is proposing to keep the shrubs and trees in these areas, and will 
add the row of Compact Viburnum (Viburnum tinus ‘Spring Bouquet’) in front of the existing shrubs.  
The existing landscape material that will be retained can be seen below: 
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4. The development and use of islands and plantings therein to break up parking areas. 
 

Finding:  The proposed renovations include the expansion of an existing parking lot by 13 (thirteen) 
spaces.  The applicant is not proposing to install landscaped islands within the parking areas, but is 
proposing to install a continuous row of landscaping around the parking lot to screen the use and 
provide buffering between the parking lot and the sidewalk.  Trees will be installed along the new drive 
aisle being constructed to access the expanded parking lot, which will provide for some shade.  
Existing landscaping in the planting island on the west end of the row of existing parking spaces will 
be retained. 
 

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 there is no dedicated 
planting strip created along the property’s 17th Street frontage. 
 

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

 

Finding:  The landscape plans include a full irrigation plan for the installation of an automatic in-
ground system that will provide coverage for all of the new landscaped areas. 
 

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. 
 
 
 
CD:sjs 
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Attachment A – Decision, Conditions of Approval, and Findings of Fact of the McMinnville Landscape Review Committee for 
Approval of a Street Tree Removal at 2688 NW Mt. Ashland Drive 

City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 7 - STAFF REPORT 
 

DATE: October 18, 2017 
TO: McMinnville Landscape Review Committee 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 4G: L 44-17 
 
 
Report in Brief: 
 
An application for a tree removal (L 44-17) to be reviewed by the Landscape Review Committee. 
 
Background: 
 
The applicant, Constance Nelson, submitted a street tree removal application to remove one (1) street 
tree from the property located at 2688 NW Mt. Ashland Drive.  The subject property is more specifically 
described as Tax Lot 4400, Section 24AD, T. 4 S., R. 5 W., W.M. 
 
Discussion: 
 
The subject property is a single family property in the Hillcrest Phase 5 subdivision, north of 2nd Street.  
The subject site can be seen below as a red outlined area: 
 

http://www.mcminnvilleoregon.gov/
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The applicant is requesting the removal of one (1) street tree due to the tree dying suddenly in July 
2017.  The tree in question is a maple variety that measures approximately four (4) inches in diameter 
at breast height.  The tree is located on the west side of the property, fronting NW Mt. Mazama Street.  
The applicant has provided photos that show the tree exhibiting distress and severe leaf curl and dead 
leaves. 
 
The applicant did not propose any tree replacement in their application. 
 
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: 
 

A. The tree is unsafe, dead, or diseased as determined by a Certified Arborist. 
 
The tree in question does display obvious evidence of significant distress.  The tree exhibits severe leaf 
curl and all of the leaves on the tree died suddenly in July 2017.  The other street trees adjacent to the 
subject property are all healthy, and were presumably planted at the same time.  The tree in question 
appears to have died unexpectedly, which meets the criteria for removal.   
 
A photo of the distressed tree, in comparison to other trees adjacent to the subject site, is provided 
below: 
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B. The tree is in conflict with public improvements.  
 
This criteria is not applicable, as the tree is not in conflict with public improvements. 
 

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

 
This criteria is not applicable, as the tree is not part of an approved development or public improvement 
project. 
 
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.” 
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The applicant did not propose to replace the street tree as part of their application.  The planting strip 
where the tree that is proposed to be removed is located can accommodate a replacement tree.  
Therefore, staff is recommending that one (1) replacement tree be planted in the same location as the 
tree being removed, should the Landscape Review Committee approve the tree removal request.  The 
approved street tree plan for this subdivision (L 2-07) identified the species for this street as October 
Glory Red Maple (Acer rubrum ‘October Glory’).   
 
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. 

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

below grade. 
 

3. The applicant shall use caution when removing the tree and the roots.  The applicant shall take 
care to not come into contact with the buried secondary power facilities adjacent to the tree, and 
the applicant shall contact McMinnville Water and Light at (503) 472-6158 if there are any 
conflicts with the power facilities during the tree removal or replanting. 

 
4. That the applicant shall plant one (1) street tree in place of the tree being removed.  The 

replacement tree shall be an 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 tree shall be provided with root barrier protection in order to minimize 

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

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

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

or April 18, 2018. 
 
 
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 44-17 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, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF A STREET TREE REMOVAL AT 2688 
NW MT. MAZAMA STREET 
 
 
 

DOCKET: L 44-17 (Street Tree Removal) 
 

REQUEST: The applicant requested the removal of a street tree.  The removal of a tree 
within the public right-of-way requires City approval.   

 
LOCATION: The subject property is located at 2688 NW Mt. Mazama Street.  The subject 

property is more specifically described as Tax Lot 4400, Section 24AD, T. 4 S., 
R. 5 W., W.M 

 
ZONING: R-1 (Single Family Residential)   
 
APPLICANT:   Constance Nelson 
 
STAFF: Chuck Darnell, Associate Planner 
 
DATE DEEMED  
COMPLETE: September 27, 2017 
 
HEARINGS BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: October 18, 2017.  Meeting was held at the Community Development Center, 

231 NE 5th Street, McMinnville, OR 97128 
 
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.  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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DECISION 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
of the street tree removal (L 44-17) subject to the conditions of approval provided in this 
document.   
 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
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 a street tree.  The removal of a tree within the public right-of-
way requires City approval.   
 
The subject site can be seen below as a red outlined area: 
 

 
 
The applicant is requesting the removal of one (1) street tree due to the tree dying suddenly in July 
2017.  The tree in question is a maple variety that measures approximately four (4) inches in diameter 
at breast height.  The tree is located on the west side of the property, fronting NW Mt. Mazama Street.  
The applicant has provided photos that show the tree exhibiting distress and severe leaf curl and 
dead leaves. 
 
CONDITIONS OF APPROVAL: 
 
L 44-17 is approved subject to 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. 
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3. The applicant shall use caution when removing the tree and the roots.  The applicant shall 
take care to not come into contact with the buried secondary power facilities adjacent to the 
tree, and the applicant shall contact McMinnville Water and Light at (503) 472-6158 if there are 
any conflicts with the power facilities during the tree removal or replanting. 

 
4. That the applicant shall plant one (1) street tree in place of the tree being removed.  The 

replacement tree shall be an 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 tree shall be provided with root barrier protection in order to minimize 

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

 
6. That the applicant shall contact the McMinnville Public Works Superintendent, David 

Renshaw, at (503) 434-7316 to discuss specific staking, watering tube requirements, and to 
schedule a planting inspection prior to backfilling. 

 
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 trees. 
 

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

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

notification, or April 18, 2018. 
 
ATTACHMENTS: 
 

1. Application for Street 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. Constance Nelson submitted a tree removal application requesting the removal of a street 

tree.  The removal of a tree within the public right-of-way requires City approval.  The subject 
property is located at 2688 NW Mt. Ashland Drive.  The property is more specifically described 
as Tax Lot 4400, 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. 
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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, and the comments provided by the Public Works Department and McMinnville Water 
and Light have been incorporated into the conditions of approval. 

 
4. A public meeting was held by the Landscape Review Committee on October 18, 2017 to 

review the application and proposed street tree removal request.  No comments in opposition 
were provided by the public prior to the public meeting. 

 
CONCLUSIONARY FINDINGS: 
 
McMinnville’s Comprehensive Plan: 
 
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 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:  GOAL VI 1 and Policy 132.38.00 is satisfied in that one (1) replacement tree is being required to 
be replanted in this location.  Conditions of approval are included to ensure that the replacement tree is 
planted to the City’s current standards, which will minimize impacts to surrounding infrastructure in the 
future.  The planting of the replacement tree will enhance the streetscape and livability in the surrounding 
area. 
 
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. 
 
McMinnville’s City Code: 
 
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 a tree that has died and will 
allow for a replacement tree to be planted.  The removal of a dead tree and replacement with a 
healthy tree will carry out the purpose of the Trees chapter of the McMinnville Zoning Ordinance.   
 

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 tree being removed is located within the public right-of-way.  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 City approval. 

 

17.58.040  Tree Removal/Replacement  
A. The removal or major pruning of a tree, if applicable under Section 17.58.020, shall require 

City approval, unless specifically designated as exempt by this ordinance. Persons wishing 
to remove or prune such trees shall file an application 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, and the costs 
associated with tree removal, replacement, and repair of any other public infrastructure 
impacted by the tree removal or major pruning. 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 30 (thirty) days of submittal. Requests for tree 
removal within the Downtown Tree Zone 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 their designee should attempt to make decisions on such requests within five 
calendar days of submittal. The Landscape Review Committee or Planning Director, 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 written notice of the appeal is filed with the 
Planning Department within 15 (fifteen) 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. Every attempt 
should be made to plant replacement trees in the same general location as the tree being 
removed. In the event that a replacement tree cannot be planted in the same general 
location, a condition of approval may be required to allow for the replacement tree to be 
planted in another location in the City as part of the City’s annual tree planting program.  

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. The applicant shall complete the tree removal, and tree replacement if required, within six 
months of receiving notification of the Landscape Review Committee’s decision. The 
Landscape Review Committee may allow for additional time to complete the tree 
replacement to allow for planting in favorable seasons and to promote tree survivability.  

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

H. The planting of street trees shall be subject to the design drawings and specifications 
developed by the City in May 2014. Specific design drawings and specifications have been 
developed for trees outside the Downtown Tree Zone. Such design specifications may be 
periodically updated by the City to include specifications such as tree root barriers, 
watering tubes or structures, tree grates, and removable pavers, and shall graphically 
describe the proper method for planting trees to minimize the potential for sidewalk / tree 
root conflict.  
 

Finding:  The provisions above are satisfied in that the applicant has requested a street tree removal 
to be reviewed by the Landscape Review Committee.  The provisions related to standards to be 
followed in removing the tree are included as conditions of approval.  A condition of approval has also 
been included to require one (1) replacement tree to be planted in place of the tree being removed.    
Conditions of approval are included to ensure that the replacement tree is planted to the City’s current 
standards, which will minimize impacts to surrounding infrastructure in the future. 

 
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. 

 

Finding:  The tree in question does display obvious evidence of significant distress.  The tree exhibits 
severe leaf curl and all of the leaves on the tree died suddenly in July 2017.  The other street trees 
adjacent to the subject property are all healthy, and were presumably planted at the same time.  The 
tree in question appears to have died unexpectedly, which meets the criteria for removal.   
 
A photo of the distressed tree, in comparison to other trees adjacent to the subject site, is provided 
below: 
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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 8 - STAFF REPORT 
 

DATE: October 18, 2017 
TO: Landscape Review Committee Members 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 4H: L 34-17 
 
 
Report in Brief: 
 
A revised landscape plan for the construction of new industrial buildings (L 34-17) has been submitted 
to be reviewed by the Landscape Review Committee. 
 
Background: 
 
The applicant, Billy Anaya on behalf of Gallant Construction, submitted a landscape plan review 
application to install landscaping around two new industrial buildings proposed to be constructed on the 
property located at 1445 NE Miller Street.  The subject property is more specifically described as Tax 
Lot 2100, Section 15C, T. 4 S., R. 4 W., W.M. 
 
The Landscape Review Committee reviewed the original landscape plan at their September 20, 2017 
meeting and continued the application to allow the applicant to make revisions to the plan to better 
meet the landscape plan review criteria in Section 17.57.070(B)(1) and Section 17.57.070(B)(2) of the 
McMinnville Zoning Ordinance.  Specifically, the Landscape Review Committee had concerns with the 
proposed screening on the north and south sides of the new buildings.  The Committee also had 
concerns with the planting densities on the east sides of the new buildings and within the planting 
islands adjacent to the entry driveway.  During the original review, the proposed street tree species was 
identified as being too large to be planted under the existing overhead utility lines.  The revised 
landscape plan includes revisions in response to the concerns of the Landscape Review Committee 
and the continuance of the originally proposed plan. 
 
Discussion: 
 
The subject property is zoned M-2 PD (General Industrial Planned Development).  The existing site is 
vacant, and the applicant is proposing to construct two new industrial buildings on the property.  The 
use of the new buildings is yet to be determined, but will be some type of either manufacturing or 
warehousing uses.  The subject site can be seen below as a red outlined area: 
 

http://www.mcminnvilleoregon.gov/


L 34-17 – 2200 NE Orchard Avenue Landscape Plan  Page 2 

 

Attachments: 
Attachment A - Decision Document 

 
 
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 17.57.070(A) (Area Determination – 
Planning Factors)).  The landscape plan as proposed exceeds those requirements, as about 18 percent 
of the area of the site being developed is proposed to be landscaped. 
 
The landscaping originally proposed on the portion of the site being developed can be seen below: 
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The revised landscaping now proposed on the portion of the site being developed can be seen below: 
 

 
 
In response to the continuance of the original landscape plan and to better meet Section 17.57.070(B) 
(Area Determination – Planning Factors) of the McMinnville Zoning Ordinance, the applicant has 
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increased the planting density in all of the landscape beds.  More detail on the proposed revisions is 
described in more detail below for each of the review criteria in Section 17.57.070(B): 

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

uses occurring thereon. 
 
On the north and south sides of each building, the applicant is proposing to install a continuous row of 
Vine Maple (Acer circinatum) trees.  These trees are shown to be placed 25 to 30 feet apart on center, 
which will not provide for a continuous canopy.  Therefore, the applicant has added 21 Otto Luyken 
Cherry Laurel (Prunus laurocerasus ‘Otto Luyken’) shrubs, placed in groups of three (3), between each 
of the Vine Maple trees.  The Otto Luyken Cherry Laurel shrubs are a wide spreading shrub that can 
reach widths of up to 10 (ten) feet, and the proposed spacing of the shrubs is about 10 (ten) feet on 
center.  This will provide for a full landscaped bed with a variety of shrubs and small trees that will 
provide more interest between the new buildings and adjacent properties.  
 
Between the buildings and the sidewalk, the applicant is proposing to install a variety of trees and 
shrubs.  Closer to the buildings, there will be three (3) Hinoki Falsecypress (Chamaecyparis obtuse) 
trees.  These evergreen trees will be six (6) feet tall at installation, but will grow to be much taller in 
height at maturity.  The spread on this species of tree can also be up to 20 feet, which will provide for 
full coverage of the planting area at maturity.  In front of the row of Hinoki Falsecypress trees, the 
applicant had originally been proposing to install just rhododendron (Rhododendron ‘Anah Kruschke’) 
and Japanese spirea (Spirea japonica ‘Anthony’s Waterer’).  To better fill out the planting area, the 
applicant has proposed to add 10 (ten) Little Princess Spirea (Spirea japonica ‘Little Princess’) and two 
(2) Red Prince Old Fashioned Weigela (Weigela florida ‘Red Prince’) on the east side of each of the 
two (2) buildings.  Along with the wide spread of the Hinoki Falsecypress trees, the landscape bed will 
be full with more plant material and a variety of shrubs.  
 
On each side of the entry drive aisle into the site, the applicant is proposing to create two additional 
planting islands to that will frame the entry to the site.  One Forest Pansy Redbud (Cercis canadensis 
‘Forest Pansy’) will be planted in each of these planting areas.  This species of deciduous tree will 
reach a mature height of 20 feet and will have a wide spread up to 25 feet in width.  Surrounding each 
of the Forest Pansy Redbud trees, the applicant is proposing to install Mexican Orange (Choisya 
ternata) and Hino Crimson Azalea (Azalea ‘Hino Crimson’).  To fill out these planting areas, 
Massuchusetts Bears Grape will be installed as a groundcover.  The Committee had concerns with the 
density of the Massuchusetts Bears Grape, and the applicant clarified on the plans that there will be 
three (3) flats of four (4) inch plants planted in each planting island.  This amounts to 54 plants in each 
of the planting islands as groundcover, which will provide for full coverage of the planting island. 
 
Staff believes that the proposed planting plan landscaping is compatible with the proposed 
development and that the subject site will be compatible with 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-ways by a 
combination of existing and new landscaping.  Street trees will provide for some screening, and 
additional deciduous and evergreen trees will be installed between the buildings and the public right-of-
way.  Along the north and south sides of the property, Vine Maple trees will be installed that will reach 
heights of 10-20 feet with canopy widths of about the same size.  These trees will provide for screening 
of the new buildings from adjacent properties to the north and south.  Numerous shrubs are now 
provided in the landscaped beds, spaced at distances that will provide full coverage and screening of 
the proposed use from the adjacent public right-of-way and adjacent properties. 
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Street Tree Review: 
 
In reviewing the street tree portion of the landscape plan, Section 17.58.090 of the McMinnville Zoning 
Ordinance requires the Landscape Review Committee to consider the following standards: 
 

A. The species of the street trees to be planted shall be chosen from the McMinnville Street Tree 
List, as approved by Resolution 2016-22, unless approval of another species is given by the 
McMinnville Landscape Review Committee. The Landscape Review Committee may 
periodically update the McMinnville Street Tree List as necessary to reflect current arborist 
practices and industry standards.  

 
The applicant had originally proposed to install October Glory Red Maple (Acer rubrum ‘October Glory’) 
trees within curb-side planting strips adjacent to the public right-of-way.  The McMinnville Street Tree 
List lists Red Maple varieties as an approved street tree, and considers these types of trees to be 
“medium trees” based on their mature height of 40 feet.  However, there are overhead utility lines within 
the public right-of-way adjacent to this site.  McMinnville Water and Light has concerns with the use of 
October Glory Red Maple trees under the overhead utilities because their mature height will cause 
continual maintenance issues.  Therefore, the applicant revised the plan to instead install Forest Pansy 
Redbud (Cercis canadensis ‘Forest Pansy’) trees in the planting strip.  The Forest Pansy Redbud is a 
species that is listed on the Small Trees section of the McMinnville Street Tree List.  All species from 
the Small Trees section are appropriate for planting beneath overhead utilities due to their mature 
height and size.  The Forest Pansy Redbud grows to a mature height of 20 feet and a mature canopy 
width of 25 feet. 
 

B. Street trees shall be a minimum of two (2) inches in caliper measured at six (6) inches above 
ground level. All trees shall be healthy grown nursery stock with a single straight trunk, a well 
developed leader with tops and roots characteristic of the species cultivar or variety. All trees 
must be free of insects, diseases, mechanical injury, and other objectionable features when 
planted. 

 
The applicant is proposing to install 1.75 inch caliper trees, based on the availability of the trees from 
local nurseries.  This size is very close to the minimum standard, so staff believes the trees could be 
installed at 1.75 inches in caliper.  A condition of approval is recommended to specify that the trees be 
a minimum of 1.75 inches in caliper measured at six (6) inches above ground level.  All trees shall be 
healthy grown nursery stock with a single straight trunk, a well developed leader with tops and roots 
characteristic of the species cultivar or variety. 
 

C. Small or narrow stature trees (under 25 feet tall and less than 16 feet wide branching) should be 
spaced no greater than 20 feet apart; medium sized trees (25 feet to 40 feet tall, 16 feet to 35 
feet wide branching) should be spaced no greater than 30 feet apart; and large trees (over 40 
feet tall and more than 35 feet wide branching) should be spaced no greater than 40 feet apart. 
Within residential developments, street trees should be evenly spaced, with variations to the 
spacing permitted as approved by the City for specific site limitations and safety purposes.  

 
The street tree plan shows an evenly spaced planting pattern.  The Forest Pansy Redbud tree, with a 
mature height of 20 feet and a mature canopy width of 25 feet, is classified as a small or narrow stature 
tree from the Small Trees section of the McMinnville Street Tree List.  This results in a spacing 
requirement of no more than 20 feet between trees.  The landscape plan shows the street trees spaced 
at 20 feet between trees, which amounts to five (5) trees on both the north and south sides of the entry 
driveway. 
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D. 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 1/2) feet from the face of a curb. 

 
Miller Street is considered a local street.  The applicant is proposing to include a five (5) foot wide 
planting strip along Miller Street, which is greater that the three (3) foot minimum requirement. 
 

E. Street trees shall not be planted within ten (10) feet of fire hydrants, utility poles, sanitary sewer, 
storm sewer or water lines, or within twenty (20) feet of street light standards or street 
intersections, or within five (5) feet of a private driveway or alley. New utility poles shall not be 
located within five (5) feet of an existing street tree. Variations to these distances may be 
granted by the Public Works Director and as may be required to ensure adequate clear vision. 

 
Utilities were not identified on the street tree plan, but a condition of approval will be included to ensure 
that the street trees will meet the required setbacks from each type of utility and the driveway. 
 
Fiscal Impact: 
 
None. 
 
Commission 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: 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan received 
October 4, 2017. 

2. 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. 
 

3. That the applicant shall install Forest Pansy Redbud (Cercis canadensis ‘Forest Pansy’) trees in 
the planting strip in the right-of-way adjacent to the subject site.  The trees shall be a minimum 
of 1.75 inches in caliper measured at six (6) inches above grade.  The use of other tree species 
may be permitted with prior approval from the Landscape Review Committee. 

 
4. All trees shall be healthy grown nursery stock with a single straight trunk, a well developed 

leader with tops and roots characteristic of the species cultivar or variety.  All trees must be free 
of insects, diseases, mechanical injury, and other objectionable features when planted. 
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5. That each street tree 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). 
 

6. That the applicant shall schedule an inspection with the McMinnville Public Works 
Superintendent of the installed root barrier and water tubes prior to any street tree planting.  
Trees intended for planting shall be on-site and available for inspection.  The applicant shall 
contact the McMinnville Public Works Superintendent, David Renshaw, at (503) 434-7316 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 street trees shall be continually maintained, including necessary watering, weeding, 
pruning, and replacement, by the developer or property owner.  Maintenance of the street trees 
shall be the continuing obligation of the abutting property owner. 
 

9. That the applicant shall maintain proper clearances around the future water and electrical 

services that will be located on the east side of 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 landscape plan 

are allowed if relocation is necessary to meet minimum clearances. 

10. 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 34-17 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, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF LANDSCAPE PLAN FOR AN 
EXPANDED INDUSTRIAL BUILDING AT 1445 NE MILLER STREET 
 
 

DOCKET: L 34-17 
 

REQUEST: The applicant requested the approval of a landscape plan for two new industrial 
buildings.  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. 

 
LOCATION: The property in question is located at 1445 NE Miller Street.  The subject 

property is more specifically described as Tax Lot 2100, Section 15C, T. 4 S., 
R. 4 W., W.M. 

 
ZONING: M-2 PD (General Industrial Planned Development). 
 
APPLICANT:   Billy Anaya on behalf of Gallant Construction 
 
STAFF: Chuck Darnell, Associate Planner 
 
DATE DEEMED  
COMPLETE: September 1, 2017 
 
HEARINGS BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: September 20, 2017 and October 18, 2017.  Meetings were held at the 

Community Development Center, 231 NE 5th Street, McMinnville, OR 97128 
 
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.  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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DECISION 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
WITH CONDITIONS of the landscape plan (L 34-17). 
 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
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 two new industrial buildings.  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. 
 
The subject site can be seen below as a red outlined area: 
 

 
 
 
CONDITIONS OF APPROVAL 
 
L 34-17 is approved subject to the following conditions: 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan 
received October 4, 2017. 
 

2. 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. 

 
3. That the applicant shall install Forest Pansy Redbud (Cercis canadensis ‘Forest Pansy’) trees 

in the planting strip in the right-of-way adjacent to the subject site.  The trees shall be a 
minimum of 1.75 inches in caliper measured at six (6) inches above grade.  The use of other 
tree species may be permitted with prior approval from the Landscape Review Committee. 
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4. All trees shall be healthy grown nursery stock with a single straight trunk, a well developed 

leader with tops and roots characteristic of the species cultivar or variety.  All trees must be 
free of insects, diseases, mechanical injury, and other objectionable features when planted. 

 
5. That each street tree 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). 

 
6. That the applicant shall schedule an inspection with the McMinnville Public Works 

Superintendent of the installed root barrier and water tubes prior to any street tree planting.  
Trees intended for planting shall be on-site and available for inspection.  The applicant shall 
contact the McMinnville Public Works Superintendent, David Renshaw, at (503) 434-7316 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 street trees shall be continually maintained, including necessary watering, weeding, 

pruning, and replacement, by the developer or property owner.  Maintenance of the street 
trees shall be the continuing obligation of the abutting property owner. 

 
9. That the applicant shall maintain proper clearances around the future water and electrical 

services that will be located on the east side of 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 
landscape plan are allowed if relocation is necessary to meet minimum clearances. 

10. 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. Billy Anaya on behalf of Gallant Construction submitted a landscape plan review application to 

install landscaping on the property located at 1445 NE Miller Street.  The subject property is 
more specifically described as Tax Lot 2100, Section 15C, T. 4 S., R. 4 W., W.M. 
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2. The site is currently zoned M-2 PD (General Industrial Planned Development), and is 
designated as Industrial 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.  McMinnville Water and Light expressed 
concerns with the locations of some of the plant materials, and conditions of approval have 
been added to address the concerns.  

 
4. Public meetings were held by the Landscape Review Committee on September 20, 2017 and 

October 18, 2017 to review the application and proposed landscape plan.  No comments in 
opposition were provided by the public prior to the public meetings. 

 
CONCLUSIONARY FINDINGS: 
 
McMinnville’s Comprehensive Plan: 
 
The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 1981 are 
applicable to this request: 
 
GOAL IV 6: TO INSURE INDUSTRIAL DEVELOPMENT THAT MAXIMIZES EFFICIENCY OF LAND 

USES, THAT IS APPROPRIATELY LOCATED IN RELATION TO SURROUNDING 
LAND USES, AND THAT MEETS NECESSARY ENVIRONMENTAL STANDARDS. 

 
Policy 54.00: The City of McMinnville shall establish industrial planned development ordinances which 

shall be placed over the future industrial areas designated on the McMinnville 
Comprehensive Plan Map, the industrial reserve area, and certain existing industrially 
designated areas within the city limits. The overlay shall also be applied to any areas 
which are in the future designated for future industrial use through an amendment to the 
comprehensive plan map. The overlays shall provide standards to control the nuisance 
and negative environmental effects of industries. These controls shall cover, but not be 
limited to, the following areas: 

 
1. Landscaping and screening  

 
Finding: Goal IV 6 and Policy 54.00 are satisfied in that the Comprehensive Plan states that industrial 
development shall be located appropriately to be compatible with surrounding uses.  Landscaping is a 
standard that is listed in the Comprehensive Plan as one way to mitigate the effects of industrial 
developments.  Landscaping is proposed to be installed with this industrial development, which will 
provide for additional screening of the proposed use resulting in the industrial development being 
more compatible with the surrounding properties. 
 
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. 
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Finding: Goal VI 1 and Policy 122.00 are satisfied in that street trees will be installed within the public 
right-of-way, and landscaping will be installed within the site adjacent to 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 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. 
 

McMinnville’s City Code: 
 
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 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. […] 
 

Finding: The landscape plan as proposed would enhance the appearance of the city and will benefit 
the economic, ecological, and aesthetic environment of the city.  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 Zones where required. Landscaping shall be required in the following zones except 
as otherwise noted: […] 

H. M-2 (General Industrial zone).  
 

Finding:  The subject site is zoned M-2 (General Industrial), and landscaping is being provided as 
required. 
 

17.57.050  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. 
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17.57.070  Area Determination—Planning factors. 
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.)  

 

Finding:  The landscape plan as proposed shows 18 percent of the portion of the site being developed 
as landscaped area. 
 

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 a larger parcel, but the applicant is only proposing to develop the eastern 
half of the site at the current time.  Therefore, landscaping is only required and proposed on the 
portion of the site being developed.  The access to the site will be in the center of the existing tax lot, 
and will lead into a drive aisle and parking area with identical industrial buildings on the north and 
south sides of the site.  The applicant is proposing to install a majority of the landscaping on the east 
side of the proposed buildings, between the buildings and NE Miller Street, and also along the north 
and south sides of the proposed buildings.  The applicant is also proposing to install street trees in the 
public right-of-way adjacent to the site, which will be discussed in more detail below. 
 

Between the buildings and the sidewalk, the applicant is proposing to install a variety of trees and 
shrubs.  Closer to the buildings, there will be three (3) Hinoki Falsecypress (Chamaecyparis obtuse) 
trees.  These evergreen trees will be six (6) feet tall at installation, but will grow to be much taller in 
height at maturity.  The spread on this species of tree can also be up to 20 feet, which will provide for 
full coverage of the planting area at maturity.  In front of the row of Hinoki Falsecypress trees, the 
applicant is proposing to install a variety of rhododendron (Rhododendron ‘Anah Kruschke’), 
Japanese spirea (Spirea japonica ‘Anthony’s Waterer’), Little Princess Spirea (Spirea japonica ‘Little 
Princess’), and Red Prince Old Fashioned Weigela (Weigela florida ‘Red Prince’) to fill out the 
planting area. 
 

On each side of the entry drive aisle into the site, the applicant is proposing to create two additional 
planting islands that will frame the entry to the site.  One Forest Pansy Redbud (Cercis canadensis 
‘Forest Pansy’) will be planted in each of these planting areas.  This species of deciduous tree will 
reach a mature height of 20 feet and will have a wide spread up to 25 feet in width.  Surrounding each 
of the Forest Pansy Redbud trees, the applicant is proposing to install Mexican Orange (Choisya 
ternata) and Hino Crimson Azalea (Azalea ‘Hino Crimson’).  To fill out these planting areas, three (3) 
flats of four (4) inch Massuchusetts Bears Grape plants will be planted in each planting island.  This 
amounts to 54 Massuchusetts Bears Grape plants in each of the planting islands as groundcover, 
which will provide for full coverage of the planting island. 
 

On the north and south sides of each building, the applicant is proposing to install a continuous row of 
Vine Maple (Acer circinatum) trees.  These trees are shown to be placed 25 to 30 feet apart on 
center, which will not provide for a continuous canopy.  Therefore, the applicant has added 21 Otto 
Luyken Cherry Laurel (Prunus laurocerasus ‘Otto Luyken’) shrubs, placed in groups of three (3), 
between each of the Vine Maple trees.  The Otto Luyken Cherry Laurel shrubs are a wide spreading 
shrub that can reach widths of up to 10 (ten) feet, and the proposed spacing of the shrubs is about 10 
(ten) feet on center.  This will provide for a full landscaped bed with a variety of shrubs and small trees 
that will provide more interest between the new buildings and adjacent properties. 
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Staff believes that the proposed planting plan landscaping is compatible with the proposed 
development and that the subject site will be compatible with 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-ways by 
a combination of existing and new landscaping.  Street trees will provide for some screening, and 
additional deciduous and evergreen trees will be installed between the buildings and the public right-
of-way.  Along the north and south sides of the property, Vine Maple trees will be installed that will 
reach heights of 10-20 feet with canopy widths of about the same size.  These trees will provide for 
screening of the new buildings from adjacent properties to the north and south.  Numerous additional 
shrubs are provided in the landscaped beds, spaced at distances that will provide full coverage and 
screening of the proposed use from the adjacent public right-of-way and adjacent properties. 
 

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:  A majority of the site is vacant of any vegetation, and has been used for agriculture use in 
the interim until the site was developed.  Therefore, there is not much existing natural features to 
preserve.  However, there are a few trees located on the south property line, approximately 50 feet 
into the site.  These trees will be preserved, and the applicant has identified the drip line of these trees 
on the building permit plan set to ensure that they are protected during the construction process.  The 
site is basically flat and the existing grade will be maintained. 
 

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

Finding:  The proposed project does not include the installation of landscaping islands within the 
parking areas.  The applicant has designed the site to have the parking areas internal to the site, 
between the two buildings being constructed.  The parking areas will be screened from view from the 
public right-of-way by the landscaping installed on the eastern portion of the site, and the planting 
islands framing the entry drive aisle will slightly break up the parking areas by providing landscaping 
between the sidewalks leading to the buildings and the drive aisle. 
 

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 include the installation of street trees, which will be discussed in 
more detail below. 
 

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 landscape beds will receive 
a design build automatic irrigation system. 
 

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

17.58.080  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. 
 

Finding: The street tree plan as proposed will include street trees adjacent to the new industrial 
development site, and the street trees will be installed in a designated curb-side planting strip fronting 
the public right-of-way. 
 

17.58.090  Street Tree Standards. 
A. The species of the street trees to be planted shall be chosen from the McMinnville Street 

Tree List, as approved by Resolution 2016-22, unless approval of another species is given 
by the McMinnville Landscape Review Committee. The Landscape Review Committee 
may periodically update the McMinnville Street Tree List as necessary to reflect current 
arborist practices and industry standards.  

 

Finding: The applicant is proposing to install Forest Pansy Redbud (Cercis canadensis ‘Forest Pansy’) 
trees in the planting strip.  The Forest Pansy Redbud is a species that is listed on the Small Trees 
section of the McMinnville Street Tree List.  All species from the Small Trees section are appropriate 
for planting beneath overhead utilities due to their mature height and size.  The Forest Pansy Redbud 
grows to a mature height of 20 feet and a mature canopy width of 25 feet. 
 

B. Street trees shall be a minimum of two (2) inches in caliper measured at six (6) inches 
above ground level. All trees shall be healthy grown nursery stock with a single straight 
trunk, a well developed leader with tops and roots characteristic of the species cultivar or 
variety. All trees must be free of insects, diseases, mechanical injury, and other 
objectionable features when planted. 

 

Finding:  The applicant is proposing to install 1.75 inch caliper trees, based on the availability of the 
trees from local nurseries.  This size is very close to the minimum standard, so staff believes the trees 
could be installed at 1.75 inches in caliper.  A condition of approval is recommended to specify that 
the trees be a minimum of 1.75 inches in caliper measured at six (6) inches above ground level.  All 
trees shall be healthy grown nursery stock with a single straight trunk, a well developed leader with 
tops and roots characteristic of the species cultivar or variety. 
 

C. Small or narrow stature trees (under 25 feet tall and less than 16 feet wide branching) 
should be spaced no greater than 20 feet apart; medium sized trees (25 feet to 40 feet tall, 
16 feet to 35 feet wide branching) should be spaced no greater than 30 feet apart; and 
large trees (over 40 feet tall and more than 35 feet wide branching) should be spaced no 
greater than 40 feet apart. Within residential developments, street trees should be evenly 
spaced, with variations to the spacing permitted as approved by the City for specific site 
limitations and safety purposes.  

 

Finding:  The street tree plan shows an evenly spaced planting pattern.  The Forest Pansy Redbud 
tree, with a mature height of 20 feet and a mature canopy width of 25 feet, is classified as a small or 
narrow stature tree from the Small Trees section of the McMinnville Street Tree List.  This results in a 
spacing requirement of no more than 20 feet between trees.  The landscape plan shows the street 
trees spaced at 20 feet between trees, which amounts to five (5) trees on both the north and south 
sides of the entry driveway. 
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D. 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 1/2) feet from the face of a curb. 

 

Finding:  Miller Street is considered a local street.  The applicant is proposing to include a five (5) foot 
wide planting strip along Miller Street, which is greater that the three (3) foot minimum requirement. 
 

E. Street trees shall not be planted within ten (10) feet of fire hydrants, utility poles, sanitary 
sewer, storm sewer or water lines, or within twenty (20) feet of street light standards or 
street intersections, or within five (5) feet of a private driveway or alley. New utility poles 
shall not be located within five (5) feet of an existing street tree. Variations to these 
distances may be granted by the Public Works Director and as may be required to ensure 
adequate clear vision. 

 

Finding:  Utilities were not identified on the street tree plan, but a condition of approval will be included 
to ensure that the street trees will meet the required setbacks from each type of utility and the 
driveway. 
 

17.58.120  Street Tree Maintenance. Street trees shall be continually maintained, including 
necessary watering, weeding, pruning and replacement, by the developer or property owner for one 
full growing season following planting, or as may be required by the City. 
 

Finding: A condition of approval has been included to ensure that the applicant or future property 
owner will maintain the street trees as approved. 
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City of McMinnville 
Planning Department 

231 NE Fifth Street 
McMinnville, OR  97128 

(503) 434-7311 
 

www.mcminnvilleoregon.gov 
 

EXHIBIT 9 - STAFF REPORT 
 

DATE: October 18, 2017 
TO: McMinnville Landscape Review Committee 
FROM: Chuck Darnell, Associate Planner 
SUBJECT: Agenda Item 4I: L 24-17 
 
 
Report in Brief: 
 
An application for a landscape plan for a portion of an existing industrial site and facility (L 24-17) to be 
reviewed by the Landscape Review Committee.  
 
Background: 
 
The applicant, Dan Dunham with Ultimate RB, submitted a landscape plan review application to install 
landscaping on a portion of the existing industrial site and facility located at 904 NE 10th Avenue.  The 
subject property is more specifically described as Tax Lot 3800, Section 21BA, T. 4 S., R. 4 W., W.M. 
 
The Landscape Review Committee reviewed the proposed landscape Plan at their July 19, 2017 
meeting.  At that meeting, the Committee decided to continue the application to allow for a review of the 
proposed planting material against the landscaping that will be installed within the Alpine Avenue right-
of-way as part of the street reconstruction.  Also, the Committee requested that the applicant provide 
more information on the irrigation of the proposed planting area. 
 
Discussion: 
 
The subject property is zoned M-2 (General Industrial), and is also located in the Northeast Gateway 
Overlay District (Ordinance No. 4971).  The site is currently developed with a manufacturing facility 
specializing in the production of rubber products.  A portion of the site on the south east side, which 
front Alpine Avenue has historically been used for employee parking.  It was determined during the 
reconstruction of Alpine Avenue that this parking area was located in the right-of-way.  Therefore, the 
property owners were required to relocate the parking to an area completely within their site.  The 
applicant has provided a parking lot plan that is completely within their site.  The landscape plan that 
has been submitted for review provides for landscaping and screening around this new parking lot area.  
The subject site can be seen below as a red outlined area: 
 

http://www.mcminnvilleoregon.gov/
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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 applicant is not proposing to update landscaping on the overall site at this 
time.  Since they are only proposing to update one particular landscaped area on the site, the seven (7) 
percent of the overall gross area of the site will not be calculated for this landscape plan. 
 
The landscaping being proposed on the eastern portion of the site can be seen below: 
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The applicant is proposing to install Chestnut Hill English Laurel (Prunus laurocerasus ‘Chestnut Hill’), 
which is also often referred to as Cherry Laurel, planted at 42 inches on center.  The applicant’s intent 
is that the shrubs will grow into a continuous hedge.  English Laurel will reach a mature height of about 
four (4) feet and will spread to a width of four (4) to six (6) feet.  The spacing of 3.5 feet should allow for 
eventual growth into a continuous hedge. 
 
The Landscape Review Committee had asked that staff review the landscape plan for the Alpine 
Avenue reconstruction project to ensure that the proposed plant material was consistent with that plan.  
The planting plan for the portion of Alpine Avenue adjacent to the subject site is attached to the staff 
report for reference.  Staff found that the planting areas in Alpine Avenue adjacent to the subject site 
will be mainly grasses, with some larger trees and shrubs installed around the larger areas of grasses.  
The grass species adjacent to the site will include Autumn Moor Grass (Sesleria autumnalis) and Blue 
Oat Grass (Helictotrichon sempervirens).  The shrubs near the subject site will include English 
Lavender (Lavandula angustifolia) and Newport Dwarf Escallonia (Escallonia ‘Newport Dwarf’).  The 
plans show the use of Sunset Manzanita, but that shrub was not able to be sourced so the Newport 
Dwarf Escallonia is being used in its place. 
 
The applicant has stated that they would be willing to also install Newport Dwarf Escallonia in their 
landscaped area, but they prefer the Chesnut Hill English Laurel due to its mature height.  The Newport 
Dwarf Escallonia only reaches a mature height of two (2) to three (3) feet, while the English Laurel will 
reach a mature height of four (4) feet.  Photos of both of the species are provided below, with the 
Newport Dwarf Escallonia shown on top and the Chestnut Hill English Laurel shown on bottom: 
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Staff believes that the proposed English Laurel would be compatible with the Newport Dwarf Escallonia 
shrubs, should the Landscape Review Committee approve the applicant’s proposed landscape plan.  
Both species are compact evergreen shrubs with slightly glossy leaves.  Also, both species bloom in 
the spring, although with different colors (the English Laurel has white flowers while the Newport Dwarf 
Escallonia has red). 
 
In terms of the watering of the new landscaped area, no irrigation facilities are proposed on the 
landscape plan submitted.  The applicant has stated that it would be extremely difficult for them to 
provide a water line to this portion of the property, and instead have worked with a local nursery to 
select a plant material that is drought tolerant and can grow well in full sun exposure.  If the Landscape 
Review Committee is comfortable with this type of plant material without any installed irrigation system, 
the plan can be approved.  Staff would suggest that a condition of approval be included to ensure that 
the landscaping is continually maintained, including necessary watering, weeding, pruning, mowing, 
and replacement if necessary.  If the Landscape Review Committee believes that irrigation is necessary 
in this location, staff would suggest that a condition of approval be included to require that automatic 
irrigation be provided within the new landscaped area. 

https://plants.wemakedirtlookgood.com/wp-content/uploads/2016/12/chestnut-hill-cherry-laurel.jpg


L 24-17 – 904 NE 10th Avenue – Landscape Plan Page 5 

 

Attachments: 
Attachment A – Decision, Conditions of Approval, and Findings of Fact of the McMinnville Landscape Review Committee for 
Approval of Landscape Plan for an Existing Industrial Site at 904 NE 10th Avenue 
Attachment B – Alpine Avenue Landscape Plan 

 
Fiscal Impact: 
 
None. 
 
Recommendation/Suggested Motion: 
 
If the Landscape Review Committee is comfortable with the proposed plan without irrigation, 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 received 
on June 7, 2017. 

2. 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. 

3. That the applicant shall maintain proper clearances around the existing water services located 
near the east end of the new fence.  The fence shall not be placed within four (4) feet of the 
existing water valve. 

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. 

If the Landscape Review Committee finds that irrigation is required, 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 received 
on June 7, 2017. 

2. That the applicant shall provide irrigation facilities for the new landscaped area. 

3. 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. 

4. That the applicant shall maintain proper clearances around the existing water services located 
near the east end of the new fence.  The fence shall not be placed within four (4) feet of the 
existing water valve. 

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

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 24-17 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, CONDITIONS OF APPROVAL, AND FINDINGS OF FACT OF THE MCMINNVILLE 
LANDSCAPE REVIEW COMMITTEE FOR APPROVAL OF LANDSCAPE PLAN FOR AN 
EXISTING INDUSTRIAL SITE AT 904 NE 10th AVENUE 
 
 
 

DOCKET: L 24-17  
 

REQUEST: The applicant, Dan Dunham with Ultimate RB, submitted a landscape plan 
review application to install landscaping on a portion of the existing industrial 
site and facility.  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. 

 
LOCATION: The subject property is located at 904 NE 10th Avenue.  The subject property is 

more specifically described as Tax Lot 3800, Section 21BA, T. 4 S., R. 4 W., 
W.M. 

 
ZONING: M-2 (General Industrial).  The subject site is also located within the Northeast 

Gateway Planned Development Overlay District (Ordinance No. 4971).   
 
APPLICANT:   Dan Dunham 
 
STAFF: Chuck Darnell, Associate Planner 
 
DATE DEEMED  
COMPLETE: June 30, 2017 
 
HEARINGS BODY: McMinnville Landscape Review Committee 
 
DATE & TIME: July 19, 2017 and October 18, 2017.  Meeting was held at the Community 

Development Center, 231 NE 5th Street, McMinnville, OR 97128 
 
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.  No public notice of the application 
was required by the McMinnville Zoning Ordinance.  No additional comments 
were received by the Planning Department. 

 
 
 
 
 

 

ATTACHMENT A 

http://www.mcminnvilleoregon.gov/
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DECISION: 
 
Based on the findings and conclusions, the Landscape Review Committee recommends APPROVAL 
of the landscape plan (L 24-17) subject to the conditions of approval provided in this document.   
 

 

////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////////// 
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 to install landscaping on a portion of the 
existing industrial site and facility.  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. 
 
The subject property is zoned M-2 (General Industrial), and is also located in the Northeast Gateway 
Overlay District (Ordinance No. 4971).  The site is currently developed with a manufacturing facility 
specializing in the production of rubber products.  A portion of the site on the south east side, which 
front Alpine Avenue has historically been used for employee parking.  It was determined during the 
reconstruction of Alpine Avenue that this parking area was located in the right-of-way.  Therefore, the 
property owners were required to relocate the parking to an area completely within their site.  The 
applicant has provided a parking lot plan that is completely within their site.  The landscape plan that 
has been submitted for review provides for landscaping and screening around this new parking lot 
area.  The subject site can be seen below as a red outlined area: 
 

 
 
CONDITIONS OF APPROVAL: 
 
L 24-17 is approved subject to the following conditions: 
 

1. That the applicant shall install landscaping as shown on the submitted landscape plan 
received on June 7, 2017. 
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2. That the applicant shall provide irrigation facilities for the new landscaped area. 
 

3. 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. 

 
4. That the applicant shall maintain proper clearances around the existing water services located 

near the east end of the new fence.  The fence shall not be placed within four (4) feet of the 
existing water valve. 

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

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

 
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. Dan Dunham submitted a landscape plan review application for the installation of landscaping 

on a portion of the property at 904 NE 10th Avenue.  The subject property is more specifically 
described as Tax Lot 3800, Section 21BA, T. 4 S., R. 4 W., W.M. 
 

2. The site is currently zoned M-2 (General Industrial), and is also located within the Northeast 
Gateway Planned Development Overlay District (Ordinance No. 4971).)  The subject site is 
designated as Industrial 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.  Comments were received by the 
Planning Department and have been incorporated into the conditions of approval 

 
4. A public meeting was held by the Landscape Review Committee on October 18, 2017 to 

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

 
CONCLUSIONARY FINDINGS: 
 
McMinnville’s Comprehensive Plan: 
 
The following Goals and policies from Volume II of the McMinnville Comprehensive Plan of 1981 are 
applicable to this request: 
 
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 
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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. 
 
McMinnville’s City Code: 
 
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 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. […] 
 

Finding: The landscape plan as proposed would enhance the appearance of the city and will benefit 
the economic, ecological, and aesthetic environment of the city.  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. 
 

17.57.050  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. 
 

17.57.070  Area Determination—Planning factors. 
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.)  

 
Finding:  The applicant is not proposing to update landscaping on the overall site at this time.  Since 
they are only proposing to update one particular landscaped area on the site, the seven (7) percent of 
the overall gross area of the site will not be calculated for this landscape plan. 
 

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

 
Finding:  The surrounding area consists primarily of a mixture of industrially and commercially zoned 
property along NE Alpine Avenue, NE 8th Street, NE 9th Avenue, and NE 10th Avenue.  There are 
some residential uses located across Alpine Avenue from the proposed parking lot.  The applicant is 
proposing to install landscaping and a sight-obscuring fence within the site between the new parking 
lot and the public right-of-way.  This will minimize impacts on the abutting properties. 
 
The applicant is proposing to install Chestnut Hill English Laurel (Prunus laurocerasus ‘Chestnut Hill’), 
which is also often referred to as Cherry Laurel, planted at 42 inches on center.  The applicant’s intent 
is that the shrubs will grow into a continuous hedge.  English Laurel will reach a mature height of 
about four (4) feet and will spread to a width of four (4) to six (6) feet.  The spacing of 3.5 feet should 
allow for eventual growth into a continuous hedge. 
 
The planting areas in the Alpine Avenue right-of-way adjacent to the subject site consist mainly of 
grasses, with some larger trees and shrubs installed around the larger areas of grasses.  The grass 
species adjacent to the site will include Autumn Moor Grass (Sesleria autumnalis) and Blue Oat Grass 
(Helictotrichon sempervirens).  The shrubs near the subject site will include English Lavender 
(Lavandula angustifolia) and Newport Dwarf Escallonia (Escallonia ‘Newport Dwarf’).  The plans show 
the use of Sunset Manzanita, but that shrub was not able to be sourced so the Newport Dwarf 
Escallonia is being used in its place.  The proposed English Laurel will be compatible with the 
Newport Dwarf Escallonia shrubs, as both species are compact evergreen shrubs with slightly glossy 
leaves.  Also, both species bloom in the spring, although with different colors (the English Laurel has 
white flowers while the Newport Dwarf Escallonia has red). 
 

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

 
Finding:  The proposed parking lot will be screened from the adjacent public right-of-way (Alpine 
Avenue) and the adjacent property (currently used as a day care center).  The use of the Chestnut Hill 
English Laurel as a hedge, which will grow to a height of about four (4) feet, and the proposed sight-
obscuring chain link fence will provide screening of the parking lot from the public right-of-way.  This 
treatment will also provide screening of the other industrial uses that occur within the site.  The 
applicant has also provided photos of the existing sight-obscuring fence located along the shared 
property line with the property to the west (currently used as a day care center).  This six (6) foot tall 
fence has sight-obscuring slats installed within it and there is also a continuous row of arborvitae 
located on the day care center property. 
 

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 currently fully developed, and there is no existing vegetation to preserve. 
 

4. The development and use of islands and plantings therein to break up parking areas. 
 
Finding:  The applicant is not proposing to install plantings within the parking areas in the site.  The 
subject site is nonconforming in terms of the amount of required parking on the site.  In an effort to 
provide as much parking as possible, and therefore reduce the nonconformity to the maximum extent, 
planting islands were not included in the parking lot to add as much parking as possible. 
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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. 

 
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:  No irrigation facilities are proposed on the landscape plan submitted.  A condition of 
approval is included to require that irrigation facilities be included in the proposed planting areas. 
 

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 is included to ensure that the landscaping is continually maintained, 
including necessary watering, weeding, pruning, mowing, and replacement if necessary. 
 

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

H. M-2 (General Industrial zone).  
 
Finding:  The subject site is zoned M-2 (General Industrial), and landscaping is being provided as 
required. 
 
The following Sections of the Northeast Gateway Planned Development Overlay District (Ord. No. 
4971) are applicable to the request: 
 
Section 10 – Landscaping […] 
 

B. Off-street parking located behind the building but visible from the public right-of-way shall be 
screened through the provision of a continuous row of shrubs, or a fence or seating wall, not 
less than three feet and no more than four feet high.  

 
Finding:  The proposed Chestnut Hill English Laurel hedge meets this requirement, as it will grow to 
be no more than four feet in height and will be maintained as a continuous hedge.  The landscaped 
hedge will be the immediate buffer between the sidewalk and the subject site.  The proposed six foot 
tall sight-obscuring fence will be located behind the landscaped hedge, approximately four feet into 
the property.  While the fence is taller than the four feet height in the Northeast Gateway screening 
requirement, this fence will be set back slightly to not impede on the public right-of-way or sidewalk 
and the additional screening of the nonconforming industrial uses on the subject site will be an overall 
benefit to the surrounding area and adjacent uses.  This combined treatment of the use of the hedge 
and the six foot sight-obscuring fence meets the requirements of the Northeast Gateway screening 
requirement, while also meeting the intent of the Landscaping chapter in terms of compatibility with 
the surrounding area and adjacent uses. 
 
 
 
CD:sjs 
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