CITY OF MCMINNVILLE ZONING ORDINANCE

Chapter 17.56

LARGE FORMAT COMMERCIAL DEVELOPMENT
(as adopted by Ord. 4891, April 22, 2008)
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17.56.010 Purpose. While McMinnville recognizes the inevitable commercial growth
taking place within the City and the ensuing change to the cityscape, it is committed to preserving
the character and values of the City, thus continuing to make McMinnville an inviting place to live
and work. This ordinance aims to diminish the negative aesthetic impacts of large-scale
commercial development on the City.

Large commercial establishments typically locate at highly visible locations on major public
streets. As a result of this, their design and layout determines much of the character and
attractiveness of major streetscapes in the City. This ordinance is a response to concerns about
the impact of large-format commercial establishments on McMinnville’s landscape. To date,
much of the built commercial environment in McMinnville is largely defined by typical small-town
characteristics: architectural variety, pedestrian scale and accessibility, substantial facade
articulation, extensive glazing, and landscaping. The goals and standards of this chapter are
intended to encourage large-scale commercial development that reflects McMinnville’s traditional
design elements.

Specifically, the goals of this ordinance are to:

A. Establish standards which will ensure that large-scale commercial development in
McMinnville is compatible with surrounding commercial and residential development.

B. Permit commercial development which is visually appealing with regard to site and
building design.

C. Encourage large-scale commercial development to use energy-efficient building and
layout designs.



Create a pedestrian-friendly environment within large-scale commercial
developments.

Achieve reasonably sized parking areas enhanced with substantial landscaping and
parking lot trees.

17.56.020 Definitions. For the purposes of this section, refer to Section 17.06.015 for

Large Format Commercial Development related definitions. (Ord. 4952 §1, 2012).

17.56.030 Applicability.

A.

The requirements of this Chapter shall apply to:

1. New commercial structures, the footprint of which exceeds 25,000 square feet
of gross floor area;

2.  Additions to commercial structures that result in a combined total footprint
exceeding 25,000 square feet of gross floor area, and that represent more than
a 20 percent increase in building gross floor area. In those cases, the building’s
entire facade shall be brought into compliance with the standards of this
chapter to the extent practicable.

3. Buildings less than 25,000 square feet in size that share appurtenant facilities,
such as driveways, parking and pedestrian walkways, with developments
otherwise subject to the requirements of this chapter. Examples include
restaurants, banks, gas stations and convenience stores constructed on
building pads or separate lots located within a larger development site that is
otherwise subject to the requirements of this chapter.

Where existing planned development provisions differ from the standards of this

Chapter, the standards of this Chapter shall take precedence.

17.56.040 Review Process.

A.

An application for design review of commercial development subject to the
provisions of this ordinance shall be submitted to the Planning Department and shall
be subject to the procedures listed in (B) through (D) below.

Applications shall be submitted to the Planning Department for initial review for
completeness as stated in Section 17.72.040. The application shall include:

1. Two (2) copies of the following information:

a. Detailed plans for the proposed commercial development showing
topography, site layout, massing (i.e., isometric), parking, and site
circulation.

b. Building elevations that include building colors and materials (texture and
relief), building height, vertical and horizontal articulation, voids to solids
(window to wall) relationships, window treatment, and other elements as
appropriate.

c. General landscape plan indicating the percentage of site landscaping, and
the number, species, and placement of all proposed plant material; a
complete landscaping and irrigation plan is required prior to or at the time
of building permit submittal.

2. A narrative describing how the proposal meets or exceeds the guidelines and
standards of this chapter.

3.  Other information deemed necessary by the Planning Director to allow review
of the applicant’s proposal. The Director may also waive the submittal of



certain information based upon the character and complexity (or simplicity) of
the proposal.
C. An application for design review shall be reviewed by the Planning Director as set
forth in Section 17.72.100.

D. A guideline or standard contained in this ordinance may be waived as a part of the
design review process. If a waiver is requested, the applicant must explain in their
application how the proposed design meets or exceeds the guidelines and standards
of this chapter. A request for a waiver shall be reviewed by the Planning Director
and notification shall be provided as set forth in Section 17.72.110. The Director
shall base a decision to approve, approve with conditions, or deny a waiver request
based on the following criteria:

1. Thereis a demonstrable difficulty in meeting the specific requirement(s) of this
chapter due to a unique or unusual aspect of the site, an existing structure, or
the proposed use(s) of the site;

2. There is demonstrable evidence that the alternative design shall accomplish
the purpose of this chapter in a manner that is equal to or superior to a project
designed consistent with the guidelines standards contained herein; and,

3. The waiver requested is the minimum necessary to alleviate the difficulty of
meeting the requirements of this chapter.

4. Notification of the Director’s decision shall be provided as set forth in Section
17.72.150. A copy of the Director’s letter shall be provided to the Building
Official.

5. An appeal of a decision by the Planning Director may be made subject to the
provisions of Section 17.72.170. (Ord. 4920, §4, 2010)

17.56.050 Development Standards. Large-dimensioned, plain, building facades are
typically perceived as architecturally monotonous and do not reflect the existing or desired
character of the McMinnville community. Toward reducing the visual scale of such buildings,
McMinnville supports architectural designs that relate to both the pedestrian as well as to those
traveling within adjacent rights-of-way.

To implement that vision, McMinnville requires that large commercial structures, as
defined in this chapter, provide architectural features that “break up” or articulate the building’s
horizontal plane, and that provide visual interest. Examples of elements supportive to this design
include, but are not limited to, the use of vertical columns, gables, a variety of compatible and
complementary building materials, the provision of openings in the building facade, and
landscaping, both around the perimeter and throughout the site.

This vision for development is addressed through the following four sections of this chapter
identified as: Building facades; roof features; site design; and, energy efficiency.

A. Building Facades. Buildings shall have architectural features and patterns that
provide visual interest relating to both the pedestrian as well as to those traveling
within adjacent rights-of-way. The following elements shall be integral parts of the
building fabric, and not superficially applied trim, graphics, or paint.

1.  Architectural Projections or Recesses.
Features such as projections and recesses can create an interplay of sun and
shadow along the facade and provide the building a sense of depth and
substance. Additionally, projections and recesses can also provide strong
visual focal points and are often used to emphasize specific aspects of the
design such as an entry or adjacent plaza.




Standard: Building facades shall include architectural projections and/or
recesses incorporated into each exterior wall design. The proposed design
shall be of such dimension to relate significantly to both the pedestrian as well
as to those traveling within adjacent rights-of-way.

Design Features.

Large structures that provide a combination of design features add visual
interest to the building, and help it relate the pedestrian scale. Further, the
provision of customer amenities such as covered walkways also help to create
a more inviting atmosphere for the community at-large. In an effort to avoid
the construction of large, architecturally plain commercial facilities, McMinnville
encourages architectural variety and character in its building design and the
provision of pedestrian amenities to create a more livable and enjoyable
outdoor environment for the community.

Standard: Buildings shall include at least two design features along the
majority of the main facade such as canopies, awnings, porticos, covered
walkways, or transparent display windows.

Loading Facilities.

To aid in mitigating negative visual impacts commonly associated with off-
street loading facilities, such facilities shall be visually screened by either a wall
designed to architecturally complement the building exterior, an evergreen
vegetative screen, or a combination of these two options. Solid waste and
recycling enclosures shall be designed as required by Chapter 17.61(Solid
Waste and Recycling Enclosure Plan) of the McMinnville Zoning Ordinance.

Entrances.

To provide architectural interest to the building and to provide meaningful focal
point(s), the customer entrance(s) of each large commercial structure shall be
clearly visible and architecturally prominent.

Repeating Elements.
All building facades shall include a repeating pattern that includes at least three
of the following four elements, one of which shall repeat horizontally:

Color change

a
b. Texture change

o

Material change

o

Architectural or structural bays provided through a change in plane of at
least 12 inches in width, such as a reveal, projecting rib, or offset.

Exterior Building Materials.
a. At least 75% of exterior building materials shall include:
i. Brick
ii. Rock
iii. Stone,
iv. Tile, and/or
v. Tinted and textured concrete masonry units
vi. Other materials as approved by the Planning Director




C.

b. Exterior building materials may include the following architectural and
design elements as approved by the Planning Director; the applicant shall
demonstrate compliance of the design guideline goals and standards of
this chapter:

i. Smooth-faced concrete masonry units
ii. Metal siding
iii. Smooth-faced tilt-up concrete panels

C. Exterior building materials shall not include:
i. T-111 siding
ii. Plain plywood, and
iii. Sheet Pressboard

Multiple-Tenant Buildings.

When large commercial structures contain multiple tenants, each business that

occupies less than 15,000 square feet of gross ground-floor area, and with

separate exterior entrance(s), shall have transparent windows along at least

50 percent of the horizontal length of its storefront. The bottom of the ground

floor windows shall be no more than three (3) feet above the adjacent exterior

grade. These requirements are in addition to all other requirements of this

Chapter.

Roof Features. Rooftops and rooflines have the ability to define the skyline and

become symbols of the building. Architectural variability in the roof design can
enhance the character of the development and can add to its positive relationship to
the neighborhood around it. McMinnville encourages roof designs that provide
architectural variation and visual interest to complement the community at-large.
Toward this end, roof features shall incorporate no less than two of the following

features:

1. Parapets with cornices;

2. Overhanging eaves or cornices;

3. Prominent portions of the roof design exhibiting slopes with a plane of between
4/12 (33 degrees) and 6/12 (45 degrees).

Site Design.

1. Buffering.
Where a property containing a large commercial structure(s) abuts land zoned
for residential use, and no public street separates the residential-zoned land
from the commercially zoned property, the proposed use shall provide
screening in the form of sight-obscuring, evergreen plantings, shade trees,
fences, walls, or combinations of plantings and screens. Where plant material
is used, emphasis shall be placed on achieving an effective year-round
vegetative screen as approved by the Landscape Review Committee. Chain-
link fencing shall not be permitted.

2. Pedestrian Walkways.

a. Continuous 10-foot-wide pedestrian walkways shall be provided along the
full length of any building facade featuring a customer entrance, and along
any other building facade abutting customer parking areas for the distance
that the parking lot abuts the building.



3.

4.

b. Continuous 10-foot-wide pedestrian walkways may be allowed to be
separated from the building facade with planting beds for foundation
landscaping except where features such as covered entrances, awnings or
canopies are part of the building facade, wherein the walkway must abut
the building facade. Such walkways shall include weather-protection
features, such as awnings, within 30 feet of all customer entrances and
connecting to the entrance(s).

c. Continuous six-foot-wide pedestrian walkways shall be provided from the
sidewalk along the adjacent public or private street(s) to the principal
customer entrance(s) of all large commercial structures. These pedestrian
walkways shall feature abutting landscaped areas of no less than five-feet
in width for no less than 50 percent of the length from the building to the
adjacent street.

d. Pedestrian walkways shall be distinguished from driving surfaces through
use of durable, low maintenance surface materials such as pavers, bricks,
or scored or dyed concrete.

e. Walkways within a site with multiple structures shall be located and aligned
to directly and continuously connect all commercial buildings, and shall not
be located and aligned solely based on the outline of a parking lot
configuration. Walkways within parking lots shall be raised or enhanced
with a paved surface not less than six (6) feet in width. Drive aisles leading
to main entrances shall have walkways on each side of the drive aisle.

f. Where it is necessary for the primary pedestrian access to cross drive
aisles or other internal roadways, the pedestrian crossing shall emphasize
and place priority on pedestrian access and safety. The material and layout
of the pedestrian access shall be continuous as it crosses the driveway,
with a break in continuity of the driveway paving and not in the pedestrian
access way. The pedestrian crossings must be well-marked using
pavement treatments, signs, striping, signals, lighting, traffic calming
techniques, median refuge areas, or other design elements as may be
approved.

Parking.

Parking spaces shall be provided at no more than 120 percent of the minimum

required by Chapter 17.60 (Off-Street Parking and Loading). Additionally, all

parking areas shall be designed in a manner that is attractive, easy to maintain,
and minimizes the visual impact of off-street parking. Bicycle parking
accommodations shall be provided as required by Chapter 17.60.140 (Off-

Street Parking and Loading) of the McMinnville Zoning Ordinance.

Parking Lot Landscaping.

a. All parking facilities shall include landscaping to equal not less than ten
percent (10%) of the gross site area supporting the proposed commercial
development; exclusive of building footprint(s).

b. Landscaped peninsulas and islands shall be evenly distributed throughout
all parking areas, and separated by no more than 60 feet, one from another.
Such landscaped areas shall be provided with raised curbs, be a minimum
of five feet in width, and shall each contain at least one deciduous tree. To
achieve the maximum canopy coverage, all trees shall be non columnar in
form or as may be approved by the Landscape Review Committee.

Dark Skies Lighting.

Exterior lighting often creates a substantial amount of unintended sky-directed

glare (sky glow). “Dark skies” lighting aims to protect the night sky from light

pollution by use of partially and fully shielded lighting, and by more careful




selection of lighting options for the application. These efforts help to ensure
that the majority of the light reaches its intended target and reduces both
vertical and lateral glare. Additionally, as energy prices increase, the city
encourages the use of more efficient lighting.

Standard: Lighting of parking and landscaped areas shall be directed either
into or on the site and away from property lines. Building accent lighting shall
be directed and/ or shielded to place light on the intended target, and not result
in skyward glare.

17.56.060 Enerqgy Efficiency. Locally and nationally, energy costs have continued to
rise as has the desire to lessen the volume and severity of pollutants released into the
environment. McMinnville supports the vision of local sustainability and endorses the utilization
of proven and innovative energy efficient design and construction technologies to reduce building
heat-gain, lower energy consumption and lessen pollutant output such as:

Energy-efficient windows

LEED level construction

White reflective cool-roof technology to reduce heat absorption

Use of other energy-efficient technologies as approved through the review process
outlined in this chapter.
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17.56.070 Maintenance of Vacant Buildings. In the event of the vacancy of a large
commercial structure, the owner shall maintain the facilities and grounds, including the
structure(s), landscaping, parking lots and storm water facilities, to ensure the development does
not become a public nuisance.




