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NOTICE OF ADOPTED AMENDMENT
September 10, 2008

TO: Subscribers to Notice of Adopted Plan
or Land Use Regulation Amendments

FROM. Mara Ulloa, Plan Amendment Program Specialist

SUBJECT: City of Medford Plan Amendment
DLCD File Number 018-08

The Department of Land Conservation and Development (DLCD) received the attached notice of
adoption. Due to the size of amended material submitted, a complete copy has not been attached.
Copies of the adopted plan amendment are available for review at DLCD offices in Salem, the
applicable field office, and at the local government office.

Appeal Procedures™

DLCD ACKNOWLEDGMENT OR DEADLINE TO APPEAL: September 26, 2008

This amendment was not submitted to DLCD for review prior to adoption. Pursuant to OAR 660-
18-060, the Director or any person is eligible to appeal this action to LUBA under ORS 197.830 to
197.845.

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals

(LUBA) no later than 21 days from the date the decision was mailed to you by the local government.

If you have questions, check with the local government to determine the appeal deadline. Copies of
the notice of intent to appeal must be served upon the local government and others who received
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written notice of the final decision from the local government. The notice of intent to appeal must be

served and filed in the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10).
Please call LUBA at 503-373-1265, if you have questions about appeal procedures.

*NOTE: THE APPEAL DEADLINE IS BASED UPON THE DATE THE DECISION
WAS MAILED BY LOCAL GOVERNMENT. A DECISION MAY HAVE
BEEN MAILED TO YOU ON A DIFFERENT DATE THAN IT WAS MAILED
TO DLCD. AS A RESULT YOUR APPEAL DEADLINE MAY BE EARLIER
THAN THE DATE SPECIFIED ABOVE.

Cc: Gloria Gardiner, DLCD Urban Planning Specialist
John Renz, DLCD Regional Representative
Carly Meske, City of Medford
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[] Inperson [ ] electronic [ ] mailed
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. . September 5, 2008
Notice of Adoption it
THIS FORM MUST BE MAILED TO DLCD CONSERVATION & DEVELOPMENT
WITHIN 5 WORKING DAYS AFTER THE FINAL DECISION : —
PER ORS 197 610, OAR CHAPTER 660 - DIVISION 18 D ony
Jurisdiction: CITY OF MEDFORD Local file number: ZC-08-069
Date of Adoption: 8/28/2008 Date Mailed:
Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? NoDate:
[[] Comprehensive Plan Text Amendment [ ] Comprehensive Plan Map Amendment
[] Land Use Regulation Amendment X] Zoning Map Amendment
[ ] New Land Use Regulation [ ] Other:

Summarize the adopted amendment. Do not use technical terms. Do not write “See Attached”

Consideration of a request for Preliminary PUD Plan approval for a mixed-use development (including 81
dwelling units and common open space), plus a zone change from SFR-00 to five acres of MFR-15 (Multi-
Family Residential — 15 dwelling units per gross acre) and one acre of MFR-20 (Multi-Family Residential — 20
dwelling units per gross acre), on one parcel totaling six acres located at the terminus of Harbrooke Road
approximately 1,012-feet east of N Phoenix Road. 371W34 TAX LOT 1000

Does the Adoption differ from proposal? No, no explaination is necessary

Plan Map Changed from: N/A to: N/A

Zone Map Changed from: SFR-00 to: MFR-15 & MFR-30

Location. HARBROOKE ROAD, 1,012-FEET EAST OF N. PHOENIX RD Acres Involved: 6
Specify Density: Previous: 1 Dwelling unit/acre New: 15-30 DU/AC

Applicable statewide planning goals:

1 2 3 4 5 6 7 8 9 13 17 18 19
&&DDDDDDDD&@DDDDDDD
Was an Exception Adopted? [ ] YES [X] NO

Did DLCD receive a Notice of Proposed Amendment.

45-days prior to first evidentiary hearing? [1Yes [XINo
If no, do the statewide planning goals apply? [1Yes [X]INo
If no, did Emergency Circumstances require immediate adoption? [1Yes [X No

DLCD file No. 018-08 (NOA)




Please list all affected State or Federal Agencies, Local Governments or Special Districts:

Local Contact: CARLY MESKE Phone: (541) 774-2380 Extension:
Address. 200 S. IVY STREET Fax Number: 541-774-2564
City: MEDFORD Zip: 97501- E-mail Address:

CARLY.MESKE@CITYOFMEDFORD.ORG

ADOPTION SUBMITTAL REQUIREMENTS

This form must be mailed to DLCD within 5 working days after the final decision
per ORS 197.610, OAR Chapter 660 - Division 18.

1 Send this Form and TWOQO Complete Copies (documents and maps) of the Adopted Amendment to:

ATTENTION: PLAN AMENDMENT SPECIALIST
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT
635 CAPITOL STREET NE, SUITE 150
SALEM, OREGON 97301-2540

2 Electronic Submittals: At least one hard copy must be sent by mail or in person, but you may also submit
an electronic copy, by either email or FTP  You may connect to this address to FTP proposals and
adoptions. webserver.lcd.state.or.us. To obtain our Username and password for FTP, call Mara Ulloa at
503-373-0050 extension 238, or by emailing mara.ulloa@state.or.us.

3 Please Note: Adopted materials must be sent to DLCD not later than FIVE (5) working days
following the date of the final decision on the amendment.

4. Submittal of this Notice of Adoption must include the text of the amendment plus adopted findings
and supplementary information.

5. The deadline to appeal will not be extended if you submit this notice of adoption within five working
days of the final decision. Appeals to LUBA may be filed within TWENTY-ONE (21) days of the date,
the Notice of Adoption is sent to DLCD.

6. In addition to sending the Notice of Adoption to DLCD, you must notify persons who
participated in the local hearing and requested notice of the final decision.

7. Need More Copies? You can now access these forms online at http://www.lcd.state.or.us/. Please
print on 8-1/2x11 green paper only. You may also call the DLCD Office at (503) 373-0050; or Fax
your request to: (503) 378-5518; or Email your request to mara.ulloa@state.or.us - ATTENTION
PLAN AMENDMENT SPECIALIST.

http://www.lcd.state.or.us/LCD/forms.shtml Updated November 27, 2006
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g DLCD DEPT OF
Notice of Adoption SEP 08 2008
THIS FORM MUST BE MAILED TO DLCD : LAND CONSERVATION
WITHIN 5 WORKING DAYS AFTER THE FINAL DECISION AND DEVELOPMENT
PER ORS 197.610, OAR CHAPTER 660 - DIVISION 18 R DEUDR Ul
Jurisdiction: CITY OF MEDFORD Local file number: ZC-08-069
Date of Adoption: 8/28/2008 Date Mailed:
Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? NoDate:
[] Comprehensive Plan Text Amendment [] Comprehensive Plan Map Amendment
] Land Use Regulation Amendment ] Zoning Map Amendment
] New Land Use Regulation [ ] Other:

Summarize the adopted amendment. Do not use technical terms. Do not write “See Attached”.

Consideration of a request for Preliminary PUD Plan approval for a mixed-use development (including 81
dwelling units and common open space), plus a zone change from SFR-00 to five acres of MFR-15 (Multi-
Family Residential — 15 dwelling units per gross acre) and one acre of MFR-20 (Multi-Family Residential — 20
dwelling units per gross acre), on one parcel totaling six acres located at the terminus of Harbrooke Road
approximately 1,012-feet east of N. Phoenix Road. 371W34 TAX LOT 1000

Does the Adoption differ from proposal? No, no explaination is necessary

Plan Map Changed from: N/A to: N/A

Zone Map Changed from: SFR-00 to: MFR-15 & MFR-30

Location: HARBROOKE ROAD, 1,012-FEET EAST OF N. PHOENIX RD Acres Involved: 6
Specify Density: Previous: 1 Dwelling unit/acre New: 15-30 DU/AC

Applicable statewide planning goals:

1 2 3 4 5 6 7 8 9 15 19
@DDDDDDDD@@DDDDDDD
Was an Exception Adopted? [] YES {X] NO

Did DLCD receive a Notice of Proposed Amendment...

45-days prior to first evidentiary hearing? [JYes [INo
If no, do the statewide planning goals apply? [(JYes [XINo

NCh #028-08 (Nea)



If no, did Emergency Circumstances require immediate adoption? [ JYes [X]No

DLCD file No.
Please list all affected State or Federal Agencies, Local Governments or Special Districts:

Local Contact: CARLY MESKE Phone: (541) 774-2380 Extension:
Address: 200 S. IVY STREET Fax Number: 541-774-2564
City: MEDFORD Zip: 97501- E-mail Address:

CARLY.MESKE@CITYOFMEDFORD.ORG

ADOPTION SUBMITTAL REQUIREMENTS

This form must be mailed to DLCD within 5 working days after the final decision
per ORS 197.610, OAR Chapter 660 - Division 18.

1. Send this Form and TWO Complete Copies (documents and maps) of the Adopted Amendment to:

ATTENTION: PLAN AMENDMENT SPECIALIST
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT
635 CAPITOL STREET NE, SUITE 150
SALEM, OREGON 97301-2540

2 Electronic Submittals: At least one hard copy must be sent by mail or in person, but you may also submit
an electronic copy, by either email or FTP. You may connect to this address to FTP proposals and
adoptions: webserver.lcd.state.or.us. To obtain our Username and password for FTP, call Mara Ulloa at
503-373-0050 extension 238, or by emailing mara.ulloa@state.or.us.

3. Please Note: Adopted materials must be sent to DLCD not later than FIVE (5) working days
following the date of the final decision on the amendment.

4. Submittal of this Notice of Adoption must include the text of the amendment plus adopted findings
and supplementary information.

51 The deadline to appeal will not be extended if you submit this notice of adoption within five working
days of the final decision. Appeals to LUBA may be filed within TWENTY-ONE (21) days of the date,
the Notice of Adoption is sent to DLCD.

6. In addition to sending the Notice of Adoption to DLCD, you must notify persons who
participated in the local hearing and requested notice of the final decision.

7.8 Need More Copies? You can now access these forms online at http://www.lcd.state.or.us/. Please
print on 8-1/2x11 green paper only. You may also call the DLCD Office at (503) 373-0050; or Fax


mailto:CARLY.MESKE@CITYOFMEDFORD.ORG
mailto:mara.ulloa@state.or.us
http://www.lcd.state.or.us/

CITY OF MEDFORD
PLANNING DEPARTMENT

August 29, 2008

On Track Inc.
221 West Main
Medford, OR 97501

File No: PUD-08-068/ ZC-08-069

The Medford Planning Commission at its regular meeting of August 28, 2008, adopted the final
order containing Findings of Fact relating to the approval of the following request:
Consideration of preliminary plan approval for Generations Planned Unit Development, a mixed-
use development (including 81 dwelling units and common open space), plus a zone change
from SFR-00 to five acres of MFR-15 (Multi-Family Residential - 15 dwelling units per gross
acre) and one acre of MFR-20 (Multi-Family Residential - 20 dwelling units per gross acre), on
one parcel totaling six acres located at the terminus of Harbrooke Road approximately 1,012-
feet east of N. Phoenix Road.

The final date for filing an appeal is 21 days from the date of the decision. The written appeal
and filing fee must be received by the City Recorder no later than 5:00 p.m. on September 18,
2008. Appeals must be filed in the form prescribed, and will be decided based upon Medford
Code Sections 10.051-10.056 (copies available).

The approval is based on the findings and subject to the conditions and time periods set forth in
Planning Commission Report dated August 21, 2008. The applicant must now file for final plan
approval within three years.

e S/

John W. Hoke
Interim Planning Director

kg
Enclosure: Final Order/Commission Report/Legal Description

cC: Scott Sinner Consulting, 4401 San Juan Drive, Medford, OR 97504
Interested Party
Affected Agencies

Lausmann Annex @& 200 South Ivy Street ® Medford OR 97501
Phone (541)774-2380 % fax (541)774-2564
www.ci.medford.or.us
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BEFORE THE MEDFORD PLANNING COMMISSION

STATE OF OREGON, CITY OF MEDFORD

IN ' THE MATTER OF PLANNING COMMISSION FILE PUD-08-068 )
APPLICATION FOR A PLANNED UNIT DEVELOPMENT SUBMITTED )  ORDER
BY ON TRACK INC. )

ORDER granting approval of the preliminary PUD plan for Generations Planned Unit Development, a mixed-
use development (including 81 dwelling units and common open space), plus a zone change from SFR-00 to
five acres of MFR-15 (Multi-Family Residential - 15 dwelling units per gross acre) and one acre of MFR-20
(Multi-Family Residential - 20 dwelling units per gross acre), on one parcel totaling six acres located at the
terminus of Harbrooke Road approximately 1,012-feet east of N. Phoenix Road, as provided for in the City of
Medford Land Development Code.

WHEREAS.

I The Planning Commission has duly accepted the application filed in accordance with the Land
Development Code, Section 10.230 Application, Planned Unit Development, and

2. The Medford Planning Commission has duly held a public hearing on the matter of an application for
approval of the preliminary PUD plan for Generations Planned Unit Development, a mixed-use development
(including 81 dwelling units and common open space), plus a zone change from SFR-00 to five acres of MFR-
15 (Multi-Family Residential - 15 dwelling units per gross acre) and one acre of MFR-20 (Multi-Family
Residential - 20 dwelling units per gross acre), on one parcel totaling six acres located at the terminus of
Harbrooke Road approximately 1,012-feet east of N. Phoenix Road, with a public hearing a matter of record of
the Planning Commission on August 14, 2008

3. At the public hearing on said application, evidence and recommendations were received and presented by
the applicant’s representative and Planning Department staff: and

4. At the conclusion of said public hearing, after consideration and discussion, the Medford Planning
Commission, upon a motion duly seconded, granted preliminary plan approval for a Planned Unit
Development and directed staff to prepare a final order with all conditions and findings set forth for the
granting of the Preliminary Plan approval.

THEREFORE LET IT BE HEREBY ORDERED that the application of Generations Planned Unit
Development stands approved subject to compliance with the conditions stated in the Planning Commission
Report dated August 21, 2008,

AND LET IT FURTHER BE OF RECORD, that the action of the Planning Commission in approving this
application for preliminary plan approval for a planned unit development is hereafter supported by the findings
adopted by the Planning Commission and any additional findings contained in the Planning Commission
Report dated August 212008,

Accepled and approved this 28th day of August 2008.

Clﬁfy PLANNING COMMISSION

Planning Commission Chair

ly,z{nnﬁ&g)éepy&ment Representative




BEFORE THE MEDFORD PLANNING COMMISSION

STATE OF OREGON, CITY OF MEDFORD

IN THE MATTER OF PLANNING COMMISSION FILE )
ZC-08-069 APPLICATION FOR A ZONE CHANGE SUBMITTED ) ORDER
BY ON TRACK INC, )

ORDER granting approval of a request for changing the zoning from SFR-00 to five acres of MFR-15
(Multi-Family Residential - 15 dwelling units per gross acre) and one acre of MFR-20 (Multi-Family
Residential - 20 dwelling units per gross acre), on one parcel totaling six acres located at the terminus of
Harbrooke Road approximately 1,012-feet east of North Phoenix Road.

WHEREAS, the City Planning Commission in the public interest has given consideration to changing
the zoning of real property described below from SFR-00 to five acres of MFR-15 (Multi-Family Residential -
15 dwelling units per gross acre) and one acre of MFR-20 (Multi-Family Residential - 20 dwelling units per
gross acre), on one parcel totaling six acres located at the terminus of Harbrooke Road approximately 1,012-
feet east of North Phoenix Road; and

WHEREAS, the City Planning Commission has given notice of, and held, a public hearing, and after
considering all the evidence presented hereby adopts the Planning Commission Report dated August 21, 2008,

and Legal Description attached hereto and hereby incorporated by reference; now, therefore,

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF MEDFORD,
OREGON, that:

The zoning of the following described area within the City of Medford, Oregon:
37 1W 34 Tax Lot 1000
is hereby changed from SFR-00 to five acres of MFR-15 (Multi-Family Residential - 15 dwelling units per
gross acre) and one acre of MFR-20 (Multi-Family Residential - 20 dwelling units per gross acre) zoning
district.
Accepted and approved this 28th day of August, 2008.
CITY QF MEDFORD PLANNING COMMISSION

fao /Bt

Planning Commission Chair

ATTEST:

Play{mg ypﬁnn\lént Representative



CITY OF MEDFORD
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My PLANNING DEPARTMENT
@
PLANNING COMMISSION REPORT
Date: August 21, 2008
Subject: Generations Planned Unit Development (PUD-08-068/ZC-08-069)
OnTrack, Inc., Applicant (Scott Sinner Consulting, Inc. Agent)
Background
Proposal

Consideration of a request for Preliminary PUD Plan approval for a mixed-use
development (including 81 dwelling units and common open space), plus a zone change
from SFR-00 to five acres of MFR-15 (Multi-Family Residential — 15 dwelling units per
gross acre) and one acre of MFR-20 (Multi-Family Residential — 20 dwelling units per
gross acre), on one parcel totaling six acres located at the terminus of Harbrooke Road
approximately 1,012-feet east of N. Phoenix Road.

History

The subject property was annexed to the City of Medford (A-04-210) as per Ordinance
#2005-176. The applicant submitted a Pre-Application on December 7, 2007, and
conducted a design charettes with various city staff and area professionals as
participants. The subject site is further identified as Tax Lot 1000 of Tax Assessor’'s Map
37 1W 34,

Subject Site Zoning, GLUP Designation and Existing Uses

Zoning District: SFR-00/SE (Single Family Residential — 1 existing dwelling
unit per acre/Southeast Plan Overlay District)

GLUP Map Designation: UMDR (Urban Medium Density Residential) and
UHDR (Urban High Density Residential)

Current Use: One existing single family dwelling unit

Surrounding Property Zoning, GLUP Map Designation, and Uses

North: Zone MFR-15 & MFR-30/SE
GLUP UH (Urban High Density Residential) & UM (Urban Medium Density
Residential)
Use  Single family dwelling unit & accessory structures

South:  Zone County EFU (Exclusive Farm Land)
GLUP UH
Use Vacant



Generations PUD - PUD-08-068/ZC-08-069 Commission Report August 21, 2008

East: Zone SFR-00
GLUP UR (Urban Residential)
Use Vacant

West: Zone SFR-00
GLUP UR
Use Single family dwelling unit & accessory structures

Applicable Criteria

Medford Land Development Code Sections (Exhibit L):
§10.230 Planned Unit Development — General Provisions
§10.235 Preliminary PUD Plan ~ Application Procedures
§10.227 Zone Change Criteria

§10.248 Conditional Use Permit Criteria

§10.811 Nursery Schools, Da y or Child Care (Centers) Facilities

Issues/Analysis
Zone Change
The applicant proposes to rezone the subject site from SFR-00 to MFR-15 and MFR-20.

Staff provides the following table indicating the proposed zoning district, SE Plan
designation, GLUP Map designation, and acreage.

Current Proposed Existing SE Existing GLUP Map  Acres

Zoning Zoning Designation Designation

District District

SFR-00 MFR-15 Sub-area 13 UM (Urban Medium 5
Density Residential)

SFR-00 MFR-20 Sub-area 14 UH (Urban High 1
Density Residential)

The applicant proposes two zoning districts, each of which will follow the boundaries of
the proposed right-of-way, Stanford Avenue. As defined by §10.302, Interpretation of
Zoning District Boundaries, zoning district boundaries follow platted property lines and
centerlines of streets. As such, the proposed MFR-15 zoning district will be that portion
of the subject site on the east side of the centerline of Stanford Avenue, and the MFR-20
zoning district will be on the west side of the centerline of Stanford Avenue. As is evident
in the SE Village Center Map (Exhibit Y) and GLUP Map (Exhibit X), the proposed
zoning districts (MFR-15 and MFR-20) do not follow the boundaries of the land use sub-
areas 13 and 14 or GLUP Map designations UM and UH. Instead, the proposed zoning
districts follow the proposed Stanford Avenue. However, as is quoted above, §10.302
defines the boundaries of zoning districts; as such, zoning districts shall follow property
lines and/or street centerlines. Therefore, because the SE Circulation Plan requires the
extension of Stanford Avenue and the connection of two local streets to the west, the
proposed zoning districts follow Stanford Avenue, and not the sub-area and GLUP map

Page 2 of 8



Generations PUD — PUD-08-068/ZC-08-069 Commission Report August 21, 2008

designations. Furthermore, the GLUP map designations are described by the
Comprehensive Plan as “general:”

The designations on the GLUP Map are not intended to follow property lines. Interfaces
between different designations are purposefully non-site-specific so as to discourage
using GLUP Map designations as the sole basis for decisions on zone change
applications. Having the appropriate GLUP Map designation is a prerequisite for a zone
change.

Those existing GLUP Map designations that were most similar to each land use
category of the SE Plan were then applied to that category. As per the SE Plan Map
Sub-areas Table |, Targeted Land use, Zoning, and Density and Estimated Dwelling Unit
Range, Sub-area 13 shall have a density range of 10-15 dwelling units, while sub-area
14 shall have a density range of 15-36 dwelling units. Therefore, the total project site
shall contain a density range of 10-180 dwelling units. The applicant proposes a total of
81 dwelling units, consistent with the density range required by the SE Plan. The
applicant provides findings in Exhibit N describing compliance with the approval criteria.

Sanitary Sewer Analysis

This site is within the City of Medford sewer service area. The developer is
required to perform an analysis of the existing down stream sanitary sewer
system to show that it has capacity for this development (Exhibit P-2) . At the
time of publishing of this report, review of the applicant’s sanitary sewer analysis
was not yet complete. Complete review of this study will determine if there is
adequate downstream sanitary sewer capacity for this development. Without
demonstration of downstream sanitary sewer capacity, the proposed zone
change will not meet the zone change criteria of §10.227.

Note: The Public Works Department submitted a revised staff report on
August 21, 2008, herein included as Exhibit P-2. This report identifies
required improvements that will provide adequate downstream sanitary
sewer capacity. A condition is included requiring the applicant comply with
Exhibit P-2.

Traffic Impact Analysis

The Public Works Department has reviewed the applicant's traffic impact
analysis (TIA) (Exhibit O) and finds that the studied area intersections are shown
to operate acceptably under adjusted Year 2008, Year 2010 no build, and Year
2010 build conditions with the exception of the following two intersections:
Barnett Road and North Phoenix Road; and Coal Mine Road and North Phoenix
Road. As such, the Public Works Department - Traffic Engineering
Memorandum (Exhibit Q) contains condition including, but not limited to:
installation of turn lanes; and a stipulation to have no more than 50 children in the
daycare facility. A condition is included requiring the applicant comply with
Exhibit Q.

Page 3 0of 8



Generations PUD — PUD-08-068/2C-08-069 Commission Report August 21, 2008

Note: The Traffic Engineering Division of the Public Works Department
submitted a revised memorandum on August 12, 2008, herein included as
Exhibit Q-1. The Traffic Engineering Division recommends the Commission
not approve the roundabout, as warrants for the roundabout are not met.
The Commission heard testimony from the applicant's agent and City
Engineer. The City Engineer clarified that the roundabout would provide
pedestrian safety. The Commission approved the applicant’s proposal for a
roundabout, and included a condition requiring the roundabout be
constructed to Federal Standards for a modern roundabout.

Proposal

The applicant proposes a mixed use community, including, but not limited to: common
open space (both indoor and outdoor space), community services (laundry mat and
daycare center), retail commercial, and residential. Ten townhouse clusters are
proposed, obtaining access from Generation (Rita's) Way. Additionally, the applicant
proposes multifamily housing above the commercial uses, as well as some on street
dwelling units, along Stanford Avenue. The site proposes a total of 81 dwelling units,
125,573 square feet of common elements (including buildings, right-of-way, and
parking), and 114,973 square feet of landscaped areas.

Purpose and Intent

The applicant provides discussion of the purpose for the proposed project: to provide for
safety for pedestrian and bicycle transportation in the vicinity; to promote a sense of
community and interaction among the residents and others in the vicinity; to encourage
and promote neighborhood connections and interactions; and to reduce dependence on
automobiles for transportation. As per §10.230(A), PUD, General Provisions, the
purpose and intent of the PUD is to promote efficient use of urban land and services
while protecting natural features, creating common open space, and encouraging a
mixture of land uses and housing types that are thoughtfully planned and integrated.
Staff finds the proposal to meet the intent of the PUD as per §10.230(A).

Uses

The applicant providing findings in Exhibit N discussing the uses proposed in each
building. The applicant proposes service professional uses, residential uses, a daycare
facility, office space, a laundry facility, and an indoor gathering area including community
kitchen. As per §10.314, Permitted Uses in Residential Land Use Classification, and
§10.337, Uses Permitted in Commercial and Industrial Zoning Districts, all proposed
uses are permitted. A condition is included requiring the daycare facility to comply with
the criteria of §10.811, Nursery Schools, Day or Child Care (Centers) Facilities, including
but not limited to: providing outdoor play areas and a fence.

The property is proposed to be rezoned to MFR-15 and MFR-20; as such, the proposed
commercial uses mentioned above shall be permitted consistent with §10.230(D)(7)(c).
This provision of the PUD ordinance allows uses not permitted in the underlying zone to
be permitted to occupy up to 20% of the gross area of the PUD. The applicant proposes
commercial uses to occupy this 20% of the gross area of the PUD. The location of these
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Generations PUD - PUD-08-068/ZC-08-069 Commission Report August 21, 2008

proposed commercial uses are within 200-feet of the exterior boundary of the PUD:
therefore, the applicant provides findings on pages 29-34 of Exhibit N addressing the
Conditional Use Permit (CUP) criteria. The applicant finds this proposal is consistent
with §10.248(1) in that this proposal will cause no significant adverse impact on the
livability, value, or appropriate development of abutting property, or the surrounding area
when compared to the impacts of permitted development that is not classified as
conditional.

The applicant provides findings on page 31 of Exhibit N correlating the proposed
development to the objectives of the Southeast (SE) Overlay District as per §10.370.

The daycare facility is proposed to occupy Building C. Daycare facilities are required to
comply with the special use standards of §10.811, Nursery Schools, Day or Child Care
(Centers) Facilities. Findings are included on pages 33-34 regarding this proposed use.
As indicated, the facility is licensed to care for 48 children; therefore, the outdoor play
area required is1,600 square feet of outdoor piay area. The applicant proposes 2,500
square feet of outdoor play area. Fencing is also proposed, consistent with §10.811

Open Space

As mentioned above, the applicant proposes 10,600 square feet of common spaces, and
a total of 114,973 square feet of landscaped areas. Section 10.230(E) requires all multi-
family residential PUDs to have a minimum of 20% of the land area as common area.
The common area shall be for the purpose of providing protection for natural features,
common recreational space, landscaped areas, or commonly enjoyed amenities other
than parking or private streets. A condition is included requiring the applicant submit
evidence to the Planning Department of perpetual maintenance of all common open
spaces, consistent with §10.230(E). With a project site of six acres, and 125,573 square
feet of proposed common area (excluding right-of-way and parking) and 10,600 square
feet of indoor common areas, the applicant proposes a total of 63% commeon area, far
exceeding the required 20% as per §10.230(E).

Modifications

The applicant proposes five modifications to the Medford Land Development Code
(MLDC), providing findings in Exhibit N. Those modifications requested include: building
height, building setbacks; setbacks to SFR zoning districts; parking; and public utility
easements.

Building Height & Setbacks

Consistent with §10.705, Building Height Calculation, the applicant defines the
elevator shafts on the roofs as exempt from the height calculation, as are
chimneys, church spires, belfries, cupolas, flag poles, and other similar
projections that are accessory to the permitted use. As such, elevator shafts
ought not be included in the building height calculation.

Page 5 of 8



Generations PUD - PUD-08-068/ZC-08-069 Commission Report August 21, 2008

Section 10.714, Multi-family Dwellings, states that those portions of any multiple-
family dwelling located within 20 feet of any property line common with property
containing single-family zoning shall not exceed one story. However, the
adjacent properties to the east and south are currently zoned SFR-00 with GLUP
map designations of UM and UH: as such, these properties with be rezoned to
an MFR zoning district prior to development. Therefore, staff recommends the
Commission accept this modification request, and allow buildings F1, F9, and
F10 to exceed one story within 20-feet of the north and south property lines.

Parking

The applicant proposes a total of 138 off-street parking spaces. Section 10.743,
Off-Street Parking Standards, requires 146 parking spaces. The applicant
provides findings describing compliance with §10.744, Joint Use of Parking
Facilities, stating that the proposed uses (residential and commercial) will be
utilizing parking at different times, therefore not creating a conflict. Additionally,
the applicant provides findings on page 22 of Exhibit N indicating that the
community facilities on site are most directly supported and utilized by those
residents living on site, resulting in a lower demand for parking. The applicant
also provides a location at Building A on Stanford Avenue for a future transit
stop. Rogue Valley Transportation District has not commented on this proposal.

Public Utility Easement (PUE)

Section 10.471, Public Utility Easements, requires that PUEs, 10-feet in width, be
provided adjoining all lot lines abutting a street, or as otherwise required by the
City of Medford. The applicant provides findings on page 23 of Exhibit N
describing a modification request to allow staff the flexibility to determine an
appropriate location for all PUEs. Staff does not find this request to be a
modification request. Referral agencies, including, but not limited to: Medford
Water Commission and Avista have indicated that further design meetings are
required prior to development. It is at these meetings, with these agencies that
the location of the PUESs will be determined.

Note: The Commission approved all the applicant’s modification requests.
Site Plan and Architectural Commission Review

Conceptual building elevations and a street tree plan are submitted as part of this PUD
application. However, as stated on page 2 of the applicant findings (Exhibit N), the
applicant requests that review of the architecture and landscaping be deferred to the Site
Plan and Architectural Commission (SPAC). A condition is included requiring the
applicant to submit a SPAC application for review of all the building architecture, and
landscaping including, but not limited to: greenway improvements and common open
sSpace.
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Generations PUD - PUD-08-068/ZC-08-069 Commission Report August 21, 2008

Conclusion

As per the above discussion, staff recommends approval of the proposed Planned Unit
Development and Zone Change.

ACTION TAKEN

Directed staff to prepare a final order for approval of PUD-08-068/ZC-08-069 as per the
Commission Report dated August 21, 2008, including: Exhibits A through BB.

EXHIBITS

A-1

LITOoCZEMX"ITOTMMUOOD
N

PN<Xs<cHODL

@x
m

Conditions of Approval dated August 21, 2008;

Preliminary PUD Plan (A1.1) received May 19, 2008;

Conceptual Elevations along Stanford Avenue (A2.1) received May 19, 2008;
First Floor Plans/Mixed Use Buildings (A2.2) received May 19, 2008;

Third Floor Plans (A2.3) received May 19, 2008;

Conceptual Sections (A2.4) received May 19, 2008;

Conceptual Street Tree Scheme (L1) received May 19, 2008;

Conceptual Grading & Drainage Plan (C.1) received May 19, 2008,
Conceptual Sanitary Sewer & Water Plan (C.2) received May 19, 2008;
Conceptual Roadway Sections (C.3) received May 19, 2008;

Alta Survey (S1) received May 19, 2008;

Approval Criteria dated July 9, 2008;

Applicant’'s Narrative Description received May 19, 2008;

Applicant’s Findings of Fact received May 19, 2008;

Transportation Impact Analysis received May 19, 2008;

Public Works Department Memorandum received August 21, 2008;
Engineering Division Memorandum received August 12, 2008;

Staff Memo from Medford Water Commission received July 9, 2008;
Medford Fire/Rescue Land Development Report received July 9, 2008;
Parks and Recreation Department Memorandum received July 11, 2008;
Jackson County Roads Memorandum received July 16, 2008;

Jackson County Assessor’'s Map with site indicated;

Aerial Photograph with site indicated;

Zoning Map and General Land Use Plan Map with site indicated;

SE Plan Map and Circulation Plan Map with site indicated;

Rogue Valley Transportation District Memorandum received August 8, 2008;
Bicycle and Pedestrian Advisory Committee Memorandum received August 8,
2008;

Written Testimony from Thompsen Family received August 13, 2008;
Vicinity Map

MEDFORD PLANNING COMMISSION

Va2

David McFadden, Chair
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PLANNING COMMISSION AGENDA: AUGUST 14, 2008
AUGUST 28, 2008

NOTES

Include reference to the file number of this proposed development (PUD-08-068/ZC-08-
069) in all subsequent submittals to City of Medford Departments.
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&= CITY OF MEDFORD
\ - PLANNING DEPARTMENT

EXHIBIT A-1
PUD-08-068/ZC-08-069
Conditions of Approval
August 21, 2008
ZONE CHANGE
CODE REQUIREMENTS
1. Prior to approval of the zone change, the applicant shall comply with ltem A
contained in the Public Works Department Staff Report received August 21, 2008
(Exhibit P-2).
PLANNED UNIT DEVELOPMENT
DISCRETIONARY CONDITIONS

2. Only those uses permitted in the C-S/P zoning district shall be permitted in the
20% commercial space on site (as is designated on the preliminary PUD Plan);

3. Prior to Final Plan approval, the applicant shall receive Site Plan and
Architectural Commission (SPAC) approval consistent with §10.285-10.291 for all
building architecture and landscaping on site, including, but not limited to:
common areas and the greenway;

4. The Commission accepts the applicant’s stipulation to plant a living fence along
the north and east property lines in common with Tax Lot 400. Said fence shall
be shown on the site plan and landscape plan for the future SPAC application;
and

5. The proposed roundabout shall conform to federal standards for a “modern
roundabout.”

CODE REQUIREMENTS
6. Prior to Final Plan approval, the applicant shall comply with:

a. Comply with items B-E contained in the Public Works Department Staff
Report received August 21, 2008 (Exhibit P-2);

b. Comply with conditions 1 and 2 of the Public Works Department —Traffic
Engineering Memorandum received August 12, 2008 (Exhibit Q-1);

Page 1 of 2




PUD-08-068/ZC-08-069 Exhibit A-1 — Conditions of Approval August 21, 2008

¢. Comply with the Medford Water Commission Memorandum received July 9,
2008 (Exhibit R);
d. Comply with the Fire/Rescue Memorandum received July 9, 2008 {Exhibit S);

e. Comply with the Parks and Recreation Department Memorandum received
July 11, 2008 (Exhibit T);

f. Comply with the Jackson County Roads Memorandum received July 16,
2008 (Exhibit U); and

g. Submit evidence to the Planning Department of the perpetual maintenance of
all common areas, consistent with §10.230(E).

Page 2 of 2
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“% CITY OF MEDFORD
5 PLANNING DEPARTMENT

EXHIBIT L

PUD-08-068/ZC-08-069
APPROVAL CRITERIA
MAY 19, 2008

PLANNED UNIT DEVELOPMENT (PUD) - GENERAL PROVISIONS

Medford Land Development Code Section 10.230

A

B
c

Purpose and Intent: The PUD approach permits flexibility to allow creative and
imaginative urban development that would otherwise not be possible under the strict
requirements of this Code. The intent is to promote more efficient use of urban land and
urban services while protecting natural features, creating common open space, and
encouraging a mixture of land uses and housing types that are thoughtfully planned and
integrated.

Acreage Limitation: PUDs must contain one acre or more at the time of application filing.
Stepped Process: Consolidated Applications Authorized: Approval of a PUD shall be a
two-step process involving approval of a Preliminary PUD Plan by the Planning
Commission as the first step and approval of a Final PUD Plan by the Planning Director
as the second step. As used in MLDC 10.230 through 10.245, the Planning Director
shall mean the Director of the Medford Planning Department or his/her designee.
Except applications for annexations and comprehensive plan amendments, applications
authorized in Article I may be consolidated with an application for a Preliminary PUD
Plan.

Modified Application of Standards Authorized. To fulfill the purpose and intents of the
standards set forth in Section 10.230(A), authority is herewith granted for the approval of
PUDs which vary from the strict standards of this Code. The nature and extent of
potential modifications shall be limited to the categories below described, provided that
the City, in approving such madifications, shall not violate substantive provisions of the
Oregon Transportation Planning Rule:

1. Lots and Parcels: Limitations, restrictions and design standards pertaining to the
size, dimension, location, position and coverage of lots, and restrictions related to
through lots.

2. Yards, Setbacks and Building Height: Limitations, restrictions and design
standards pertaining to the location, size, height, yards and setbacks for
buildings and other structures.

3. Parking, Bicycle and Pedestrian Standards: Limitations, restrictions and design
standards pertaining to off-street vehicle and bicycle parking and loading, and
standards related to pedestrian access.

4. Frontage, Access, Landscaping and Signs: Limitations, restrictions and design
standards pertaining to lot frontage, access, required landscaping, signs and
bufferyards.

Page 1 of 10
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PUD-08-068/ZC-08-069 APPROVAL CRITERIA, EXHIBIT L May 19, 2008

5. Streets Generally: Streets within PUDs may be either city streets dedicated for
public use or private streets owned and maintained by an association of owners
pursuant to Subsection 10.239(E), provided:

a.

C.

Whether adjacent to or within a PUD, collector and arteria! streets shall
be dedicated city streets, the existence and general location of which
shall be determined by the comprehensive plan.

City streets shall comply fully with the strict requirements of this Code,
provided that the City in approving a PUD may permit the width of
parking lanes for city streets to be less than the Code otherwise
requires.

The City may require any proposed PUD street or segment thereof to
be constructed and dedicated as a city street.

6. Private Streets: Private streets may vary from the limitations, restrictions and
design standards pertaining to streets with respect to length, width, position,
aspect, intersection standards, grades, curve radii, cul-de-sac turnarounds, street
lights, easements, sidewalks, curbs and driveway approaches for streets within
the PUD, provided:

a.

b.

C.

With respect to the amount, quality and installation of construction
materials, private streets shall be structurally equivalent to or better than
city-standard streets.

The City Fire Marshall shall approve the design of all private streets for
access by emergency vehicles before approval of the Preliminary PUD.
Private streets shall be posted as private streets and shall connect to
the public street system. The applicant shall convey to the City and all
appropriate utility companies a perpetual easement over the private
street(s) for use by emergency vehicles and employees of the City and
utility company(s) in the maintenance of public facilities and utilities.

7. Allowed Uses, Housing Types: The following uses and housing types shall be
permitted as part of a PUD subject to the following:

a.

In addition to permitted uses, any portion of a PUD may contain any
housing type listed in Subsection 10.314(1-3). In approving housing
types, the Planning Commission may waive or reduce any of the special
use regulations or standards contained in Sections 10.811 through
10.838 ("Special Use Regulations").

Any conditional use listed for the underlying zone may be permitted
without addressing the Conditional Use Permit criteria except when the
conditional use is within 200 feet of the perimeter of the PUD. This
exemption does not apply to conditional uses within Riparian Corridors
pursuant to 10.925 "Conditional uses within Riparian Corridors".

Use(s) not permitted in the underlying zone may, nevertheless, be
permitted and approved to occupy up to 20% of the gross area of the
PUD provided that no portion of the use(s), including its parking, is
located nearer than 200 feet from the exterior boundary of the PUD. If
any portion of the use(s) is nearer than 200 feet from the exterior PUD
boundary, then said use(s) shall be considered to be a conditional use
and may be approved subject to compliance with the conditional use
permit criteria in Section 10.248. However, this provision shall not apply
where the land outside the PUD which is nearer than 200 feet from

Page 2 of 10



PUD-08-068/ZC-08-069 APPROVAL CRITERIA, EXHIBIT L May 19, 2008

8.

proposed use(s) is inside a zone in which the proposed use(s) is
permitted.
Mixed Land Use Designations. Unless otherwise prohibited, PUDs that have
more than one General Land Use Plan designation or Southeast Plan land use
category shall have the flexibility to mix or relocate such designations within the
boundaries of the PUD in any manner and/or location as may be approved by the
Planning Commission.

E Common Elements: A multi-family residential PUD must include a minimum of 20% of
the land area as common area unless otherwise modified by the Planning Commission.
This common area shall be for the purpose of providing protection for natural features,
common recreational space, landscaped area, or commonly enjoyed amenities other
than parking areas or private streets. Where a PUD has open spaces, private streets,
parking or other elements to be owned or maintained in common by the owners or future
owners of land or improvements within the PUD, the Final PUD Plan shall not be
approved and no unit shall be sold or conveyed until the PUD has been found to comply
with the following requirements, as applicable:

1.

If the PUD is a planned community under ORS Chapter 94, the declaration and
tentative plat for the planned community shall be submit5ted with the Final PUD
Plan for approval by the Planning Director before recording in the official records
of Jackson County.
If the PUD is a condominium under ORS Chapter 100, a copy of the recorded
declaration and plat shall be submitted to the City after it has been approved by
the Oregon Real Estate Commissioner and recorded in the official records of
Jackson County. A condominium declaration and plat shall not be reviewed and
approved by the Planning Director and the Planning Director shall have no
authority under this Subsection to require changes thereto.
if the PUD contains elements intended for common ownership but ORS
Chapters 94 and 100 do not apply, there shall be appropriate legal documents
which assure that the common elements will be improved and perpetually
maintained for their intended purposes. The legal documents in such instance
shall be submitted to the Planning Director for approval as part of the Final PUD
Plan before recording in the official records of Jackson County.
When a PUD is proposed to be developed in phases, the phased provision of
improved common elements shall be roughly proportional with the development
of housing and other elements intended for private ownership. Unless approved
by the Planning Commission as part of a phasing plan pursuant to Subsection
10.235(A)(3)(c) or which was approved by the Planning Commission prior to the
adoption of this ordinance, no significant common element shall be postponed to
the final phase of a PUD. Nothing in this Subsection shall prevent the provision of
improved common elements at a rate that is proportionally greater than the
development of housing and other elements intended for private ownership.
Land shown on the Final Development Plan as a common element or which is
intended for public dedication shall be conveyed under one of the following
options:

a. To a public entity which shall agree in writing to perpetually maintain the

common element(s) being conveyed.
b. To an association of owners created pursuant to ORS Chapters 94 or
100 or as otherwise created under Subsection 10.230(E)(3) in which

Page 3 of 10



PUD-08-068/ZC-08-069 APPROVAL CRITERIA, EXHIBIT L May 19, 2008

instance the legal document which establishes the association shall
provide that the association cannot be terminated or discontinued
without the City’s prior consent.

6. If the PUD will have private streets, the legal document which establishes the
association of owners shall provide that the City may enforce the maintenance or
protection of its easements or public facilities.

F PUDs exempt from Site Plan and Architectural Review: PUDs approved under this
Section shall be exempt and there shall be no requirement to apply separately for Site
Plan and Architectural Review or to demonstrate compliance with the criteria in Section
10.290. However, the Planning Director in his/her discretion may forward a Preliminary
PUD Plan or proposed revisions thereto to the Site Plan and Architectural Commission
for review. When forwarded by the Planning Director, the Site Plan and Architectural
Commission shall have authority to review the PUD plans and make recommendations
to the Planning Commission.

G Delegation of Authority: The Planning Commission may delegate authority to the Site
Plan and Architectural Commission or to the Planning Director to approve in its name the
plans for buildings or any other element of a PUD or revisions thereto after the Planning
Commission has approved the Preliminary PUD Plan. The authority delegated by the
Planning Commission under this Subsection shall be delimited in conditions attached to
the approval. Notwithstanding any other provision of this Code and subject to an
applicant’s written request, the approval of delegated matters, where eligible, shall be
procedurally treated as an Expedited Land Division pursuant to ORS 197.360 through
197.380, as amended. Lacking a written request from the applicant, approval of
delegated matters shall be subject to a Class "C" Procedure as set forth in Article II.

H Building Permits: Development and Operation of a PUD: All building and construction
plans submitted to the City for the purpose of obtaining building and other site
improvement permits shall be consistent with the approved Final PUD Pian. The
development and operation of the PUD shall conform in all respects with the approved
Final PUD Plan.

I Residential Density:

1 Residential Density Calculation. Minimum and maximum permitted residential
densities in PUDs shall be calculated pursuant to 10.708, except, in PUDs having
residential and non-residential land uses within a residential zoning district,
including mixed-use buildings as defined herein, the minimum and maximum
number of dwelling units shall be calculated using the gross area of the
residentially zoned land including any to be occupied by non-residential uses.
"Natural unbuildable areas" may be excluded at the developer’'s option as
provided in 10.708.

2. Residential Density Bonus. In PUDs larger than 5 acres, the residential density
may be increased by up to 20% more than the maximum density permitted by (1)
above

PLANNED UNIT DEVELOPMENT (PUD) - APPROVAL CRITERIA

Medford Land Development Code Section 10.235(C)
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PUD-08-068/Z2C-08-069 APPROVAL CRITERIA, EXHIBIT L May 19, 2008

C Approval Criteria for Preliminary PUD Plan: The Planning Commission shall approve a
Preliminary PUD if it concludes that compliance exists with each of the following criteria:

1 The proposed PUD:

preserves an important natural feature of the fand, or

includes a mixture of residential and commercial land uses, or

includes a mixture of housing types in residential areas, or

includes open space, common areas, or other elements intended for

common use or ownership, or

e. is otherwise required by the Medford Land Development Code.

2. The proposed PUD complies with the applicable requirements of this Code, or

a. the proposed modified applications of the Code are related specifically to
the implementation of the rationale for the PUD as described in Section
10.235(A)3)a), and

b. the proposed modifications enhance the development as a whole
resulting in a more creative and desirable project, and

c. the proposed modifications to the limitations, restrictions, and design
standards of this Code will not materially impair the function, safety, or
efficiency of the circulation system or the development as a whole.

3. The property is not subject to any of the following measures or if subject thereto
the PUD can be approved under the standards and criteria thereunder:

a. Moratorium on Construction or Land Development pursuant to ORS
197.505 through 197.540, as amended.

b. Public Facilities Strategy pursuant to ORS 197.768 as amended.

c. Limited Service Area adopted as part of the Medford Comprehensive
Plan.

4. The location, size, shape and character of all common elements in the PUD are
appropriate for their intended use and function.

5. If the Preliminary PUD Plan includes uses not allowed in the underlying zone
pursuant to Subsection 10.230(DX7)(c), the applicant shall alternatively
demonstrate that either: 1) demands for the Category "A" public facilities listed
below are equivalent to or less than for one or more permitted uses listed for the
underlying zone, or 2) the property can be supplied by the time of development
with the following Category "A" public facilities which can be supplied in sufficient
condition and capacity to support development of the proposed use:

a. Public sanitary sewerage collection and treatment facilities.
b. Public domestic water distribution and treatment facilities.
c. Storm drainage facilities.

d. Public streets.

apow

Determinations of compliance with this criterion shall be based upon standards of public facility
adequacy as set forth in this Code and in goals and policies of the comprehensive plan which by
their language and context function as approval criteria for comprehensive plan amendments,
zone changes or new development. in instances where the Planning Commission determines
that there is insufficient public facility capacity to support the development of a particular use,
nothing in this criterion shall prevent the approval of early phases of a phased PUD which can
be supplied with adequate public facilities.
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6. If the Preliminary PUD Plan includes uses proposed under Subsection
10.230(D)(7)(c), approval of the PUD shall aiso be subject to compliance with the
conditional use permit criteria in Section 10.248.

7. If approval of the PUD application includes the division of land or the approval of
other concurrent development permits applications as authorized in Subsection
10.230(C), approval of the PUD shall also be subject to compliance with the
substantive approval criteria in Article |l for each of the additional development
applications.

D Conditions: If the Planning Commission approves a Preliminary PUD Plan, in addition to
conditions authorized under Section 10.291, it may attach conditions to the approval
which are determined to be reasonably necessary to ensure:

1. The Final PUD Plan will be substantially consistent with the approved Preliminary
PUD Plan and specifications related thereto.

2. Development of the PUD will be consistent with the approved Final PUD Plan
and specifications related thereto. To ensure satisfactory completion of a PUD in
compliance with the approved plans, the Planning Commission may require the
developer to enter into an agreement with the City as specified under Section
10.296.

3. The PUD will comply with the Comprehensive Plan, the Medford Municipal Code
and all provisions of this Code except the specific provisions for which there are
approved modifications.

4. There are appropriate safeguards to protect the public health, safety and general
welfare.

5. There will be ongoing compliance with the standards and criteria in this Section.

6. To guarantee that streets, public facilities and utilities can be appropriately
extended from one PUD phase to each successive future phase in accordance
with the approved Preliminary PUD Plan, the City may require the conveyance of
easements or other assurances.

E Revised Plans: In instances where approval conditions result in substantial, complex or
unpredictable changes to a proposed Preliminary PUD Plan, the Planning Commission,
as a condition of Preliminary PUD Plan approval, may require an applicant to incorporate
the changes into a revised Preliminary PUD Plan. When required, the revised plans shall
be approved by the Planning Commission and when approved, the revised plans shall
become the approved Preliminary PUD Plan and any conditions satisfied by the revised
plans shall be stricken or appropriately altered.

F Postponed Preliminary PUD Plan Approval for Building Architecture: When the approval
of architectural plans for buildings in the PUD has been postponed under Subsection
10.235(A)2)(c), no Final PUD Plan shall be approved until the architecture of buildings
has been approved by the Planning Commission, or by the Site Plan and Architectural
Commission pursuant to MLDC 10.230(G), and the Final Order for such approval has
been appended to the earlier approval of the Preliminary PUD Plan.

G Engineering Construction Plans: Engineering construction plans, profiles, details and
specifications for all public facility and utility improvements shall be prepared by a
qualified engineer registered in Oregon. The engineering plans shall be approved by the
City before the start of construction. Unless specifically authorized by the Planning
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Commission in the Preliminary PUD Plan approval, all public facilities and utilities shall
be designed and constructed in accordance with the standards and procedures of the
City or other public entity to which ownership will be conveyed.

The procedures for engineering design, plan approval and inspection shall in all respects be the
same as for land divisions under this Code.

CONDITIONAL USE PERMIT (CUP) — APPROVAL CRITERIA

Medford Land Development Code Section 10.248

The approving authority (Planning Commission) must determine that the development proposal
complies with either of the following criteria before approval can be granted.

1.

The development proposal will cause no significant adverse impact on the livability,
value, or appropriate development of abutting property, or the surrounding area when
compared to the impacts of permitted development that is not classified as conditional.
The development proposal is in the public interest, and although the development
proposal may cause some adverse impacts, conditions have been imposed by the
approving authority (Planning Commission) to produce a balance between the conflicting
interests.

In authorizing a conditional use permit the approving authority (Planning Commission) may
impose any of the following conditions:

1.

O 0o b

o

7.
8.
9.

10.
1.

Limit the manner in which the use is conducted, including restricting the time an activity
may take place and restraints to minimize such environmental effects as noise, vibration,
air pollution, glare and odor.

Establish a special yard or other open space or lot area or dimension requirement.

Limit the height, size, or location of a building or other structure.

Designate the size, number, location, or nature of vehicle access points.

Increase the amount of street dedication, roadway width, or improvements within the
street right-of-way.

Designate the size, location, screening, drainage, surfacing, or other improvement of
parking or truck loading area.

Limit or otherwise designate the number, size, location, height, or lighting of signs.

Limit the location and intensity of outdoor lighting, or require its shielding.

Require screening, landscaping, or other facilities to protect adjacent or nearby property,
and designate standards for installation or maintenance thereof.

Designate the size, height, location, or materials for a fence.

Protect existing trees, vegetation, water resources, wildlife habitat, or other significant
natural resources.

ZONE CHANGE - APPROVAL CRITERIA

Medford Land Development Code Section 10.227(2)
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2.

It shall be demonstrated that Category A urban services and facilities are available or
can and will be provided, as described below, to adequately serve the subject property
with the permitted uses allowed under the proposed zoning, except as provided in
subsection (c) below. The minimum standards for Category A services and facilities are
contained in the MLDC and Goal 3, Policy 1 of the Comprehensive Plan ‘Fublic Facilities

Element.

a. Storm drainage, sanitary sewer, and water facilities must already be adequate in
condition, capacity, and location to serve the property or be extended or
otherwise improved to adequately serve the property at the time of issuance of a
building permit for vertical construction.

b. Adequate streets and street capacity must be provided in one of the following

ways:

i

fif.

Streets which serve the subject property, as defined in Section 10.461(2),
presently exist and have adequate capacity; or

Existing and new streets that will serve the subject property will be
improved and/or constructed, sufficient to meet the required condition and
capacity, at the time building permits for vertical construction are issued;
or

If it is determined that a street must be constructed or improved in order
to provide adequate capacity for more than one proposed or anticipated
development, the Planning Commission may find the street to be
adequate when the improvements needed to make the street adequate
are fully funded. A street project is deemed to be fully funded when one
of the following occurs:

a. the project is in the City’'s adopted capital improvement plan
budget, or is a programmed project in the first two years of the
State’s current STIP (State Transportation Improvement Plan), or
any other public agencies adopted capital improvement plan
budget; or

b. when an applicant funds the improvement through a
reimbursement district pursuant to the MLDC. The cost of the
improvements will be either the actual cost of construction, if
constructed by the applicant, or the estimated cost. The
“estimated cost” shall be 125% of a professional engineer's
estimated cost that has been approved by the City, including the
cost of any right-of-way acquisition. The method described in this
paragraph shall not be used if the Public Works Department
determines, for reasons of public safety, that the improvement
must be constructed prior to issuance of building permits.

iv. When a street must be improved under (b)(ii) or (b)(iii) above, the specific

street improvement(s) needed to make the street adequate must be
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identified, and it must be demonstrated by the applicant that the
improvement(s) will make the street adequate in condition and capacity.

¢. In determining the adequacy of Category A facilities, the approving authority
(Planning Commission) may evaluate potential impacts based upon the
imposition of special development conditions attached to the zone change
request. Special development conditions shall be established by deed restriction
or covenant, which must be recorded with proof of recordation returned to the
Planning Department, and may include, but are not limited to the following:

i. Restriction of uses by type or intensity; however, in cases where such a
restriction is proposed, the Planning Commission must find that the
resulting development pattern will not preclude future development, or
intensification of development, on the subject property or adjacent
parcels. In no case shall residential densities be approved which do not
meet minimum density standards,

ii. Mixed-use, pedestrian-friendly design which gualifies for the trip reduction
percentage allowed by the Transportation Planning Rule,

jii. Transportation Demand Management (TDM) measures which can be
reasonably quantified, monitored, and enforced, such as mandatory
car/van pools.

NURSERY SCHOOLS, DAY OR CHILD CARE (CENTERS) FACILITIES - SPECIAL USE
STANDARDS

Medford Land Development Code Section 10.811

Nursery schools and day or child care center facilities shall provide and thereafter maintain
outdoor play areas with a minimum area of 100 square feet per 1/3 the total licensed capacity of
children. The Planning Director may approve a reduction of this requirement if the facility cares
only for infants up to 6 months in age. In all districts, a fence of at least five (5) feet but not more
than eight (8) feet in height shall be provided separating the outdoor play area from abutting
lots.

Facilities licensed for 40 or more children shall be required to have a driveway designed for
continuous forward flow of passenger vehicles for the purpose of loading and unioading
children.

If a Conditional Use Permit is required and the following information, in addition to that normally
required for a Conditional Use Permit, shall also be supplied:

(1) The maximum number of children the facility is proposed to be licensed to care
for.
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(2) Ages of the children to be cared for.

(3) List of any exceptions to the rules governing standards for day care facilities
that the applicant will be applying for through the Children’s Services Division.
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Namrative Description: PLANNING DEPT

3. A narrative description of the PUD which shall cover:
a. The rationale for planning this development as a PUD.
b. The nature, planned use, future ownership and method of perpetual
maintenance of land to be left in natural or developed open space or which will be
held in common ownership.
c. A listing of all modified applications of the Code that are proposed, followed by
a brief explanation which covers the nature of, extent of, and reason for each
modification.
d. If one or more signs are intended to vary from the provisions of this Code, then a
detailed plan for all signs which require a sign permit shall be submitted. The sign
plan shall specify the size, number, type, height and Jocation of all signs which
require a sign permit and shall cleanly indicate all proposed modifications.
e. A proposed development schedule. If the PUD will be constructed in phases, the
development schedule for each phase shall be keyed to a plan that indicates the
boundaries of each phase.
£ The gross acreage devoted to the various proposed land uses and housing types.

Criteria
a. The rationale for planning this development as a PUD.
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The subject property is within the SE Plan Area and subject to the requirements identified
in 10.374 of the Medford Land Development Code (MLDC), including the development of
the property as a Planned Unit Development.

Mixed Use Development

Generations, an Intergenerational Community (Generations) is being proposed on a six
acre site located at the southem boundary of the Village Center in the SE Plan Area. The
application proposes 82 attached residential dwelling units and 20,500 square feet of
mixed use, community space, and retail and senice lease space.

Stanford Avenue is classified as a major collector with a 74 foot right of way per the
Transpottation System Plan (TSP). Stanford Avenue is intended to provide a primary link in
the SE Plan area. Generations PUD is located in an area identified as the Village Center, a
transition area from the residential development south of the site, to the Commercial Core
to the north.

The proposed PUD is intended to develop a significant presence on the Stanford Avenue
frontage with a mixed use buildings on the ground floor frontage, combined with two floors
of multifamily dwelling units above the mixed uses.

Roundabout

The Generations PUD proposes an attractive urban streetscape to transition from the
existing single family developments to the south, to the proposed Commercial Core to the
north. Convenient and safe pedestrian connectivity and activity is one of the fundamental
elements incorporated into the proposed design of the Generations PUD, as residential
uses and common areas are located on both sides of Stanford Avenue.

One of the primary objectives of the proposed PUD is to provide for the utmost in safety for
pedestrian and bicycle transportation in the vicinity. With a major collector classification,
Stanford Avenue creates a bamier for the safe pedestrian movements, as the City of
Medford Public Works Department has a policy of not allowing crosswalks at unsignalized
intersections.

The Traffic Impact Analysis (TIA) submitted with this application concludes the intersection
of Harbrooke Road and Stanford Avenue would not warrant a traffic signal resulting in
limited options for pedestrian movement at the site.

The TIA concludes:
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“When comparing all of the benefits of a roundabout and stop-controlled
intersection, a roundabout Is shown to be the best option at the planned
intersection of Harbrooke Road & Stanford Avenue. A roundabout is shown to
perform better in terms of safety than any other intersection form. It is the
recommended traffic control for the planned intersection of Harbrooke Road &
Stanford Avenue.”

The proposed PUD includes a roundabout to provide the maximum level of safety for the
frequent and desired pedestrian movements throughout the site. In addition to safety and
function, the roundabout provides a symbolic gateway from the residential areas to the
south with the commercial areas to the north in this highly visible area of the South East
Plan.

Neighborhood Connections and Common Elements

The entire project has been developed to promote a sense of community and interaction
among the residents of this development as well as others in the vicinity. The site has a
greenway located on the southeast comer of the property; beginning at the roundabout this
PUD provides the first segment for the greenway to the proposed public park to the east of
the subject property.

The proposed PUD is designed to encourage and promote neighborhood connections and
interactions. The extensive central plaza area creates a gathering place for the residents of
the development with features including green space and landscaping, a playground, a
covered water feature, garden area and several outdoor seating areas.

The extensive pathway system connects each resident to the common buildings, plazas,
greenway, as well as the public pedestrian and bicycle facilities leading to other areas of
the SE Plan.

Generations PUD provides the residents with many indoor and outdoor common amenities.
As an intergenerational community, design emphasis was placed of providing residents of
all ages in the development with attractive opportunities for indoor and outdoor recreation
spaces where residents would enjoy interacting with each other.

On-Site Employment Opportunities

One of the primary objectives of the SE Plan, and all of Medford’s proposed Transit
Oriented Districts (TOD) is to reduce dependence on the automobiles for transportation. On
method of accomplishing this objective is improve pedestrian, bicycle and mass transit
opportunities, and another method is to locate employment opportunities within a
development.

Generations PUD provides a mixture of residential development with commercial and
professional spaces as well as senice type opportunities for the care of the PUD itself.
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Building A contains a ground floor common area space and a lease space intended to be
occupied with service professional type uses. Building A also houses a maintenance area
for landscaping and building maintenance. On-Track will manage all landscaping and
building maintenance with 75% of the employment for this function to be provided by
residents of the development.

Building B is proposed as virtually all residential use. The Stanford Avenue frontage
provides the PUD's only ground floor, Stanford Frontage residential use. Five dweling units
will have the residential frontage with a 28 bay covered parking area located in the rear,
and under the top two stories of the building.

Building C houses a public daycare facility intended to serve the residents of this
development as well as other residents in the surrounding residential area and is expected
to be staffed with up to 50% residents of this development.

Building D is programmed to contain office areas for the management of the development
and common areas including a commercial quality laundry facility which will be staffed
with residents of this development, to provide serve other residents on the development
with an optional laundry service.

Building E contains an indoor gathering area, including a commercial kitchen and is
available for pot luck type gatherings, and a potential location for a “meals on wheels”
kitchen, as well as limited special events.

Residents

The residents of Generations PUD will include a generational mixture of 15 to 30 reunited
families and 52 to 64 senior mentors in a total of 82 dwelling units. On-Track Inc., the
owner developer of Generations PUD, has a national reputation for success in treatment of
substance abuse. The residents of the proposed development will have completed
treatment programs offsite and this development is provided with an environment to foster
a healthy lifestyle.

The senior mentor families of the development are committed to supporting the young
families and the site has been designed to provide and encourage intergenerational
contact in the numerous open spaces, common areas and buildings, as well as the
attractive streetscapes.

Prior to moving into the development, the senior residents agree to participate in volunteer
programs within the development to support the other residents of the Generations PUD,

Sustainable Development

Generations PUD is proposed as a model for sustainable development. Features designed
into the development include, efficient use of the land, smalier, more compact and highly
energy efficient buildings, low water demand landscaping, rainwater harvesting, urban bio
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swales integrated into the street frontages to provide a filter for storm water runoff as well
as highly attractive landscape features.

The dwelling units have been designed with an optimized solar orientation, and include a
number of passive solar technologies as well as ideal space for active solar thermal (solar
hot water) and solar photovoltaic systems.

As mentioned above, the streetscapes include urban bio-swales to filter stormwater and
provide an attractive and functional streetscape, prior to being released (controlled at .25
CFS / acre) into the City of Medford storm water system.

The Development is actively reviewing rainwater collection designs to harvest and store
rainwater from the roofs of the dwellings to be used as a supplement to {andscape
imigation or a possible water supply for flushing toilets, thus reducing the demand of
potable water and storm water discharge.

b. The nature, planned use, future ownership and method of perpetual
maintenance of land to be left in natural or developed open space ar which will be
held in common ownership

This property is currently titled in a single ownership, On-Track, inc. Upon completion, the
ownership of the development will be a single corporate entity with the responsibility for
care and maintenance of all the property in the development.

Residents will have an opportunity for an equity position in the development with the
purchase shares in the corporation.

The maintenance of the development will be the responsibility of the corporate owner. The
maintenance on the site is an empioyment opportunity and will be filled as paid positions
from residents of the development to promote employment and reduce travel and parking
demands of the development.

The Greenway in the south east comer of the development is proposed as a dedication to
the Medford Parks Department after the proposed improvements are installed. The
maintenance of the dedicated Greenway would be the responsibility of the Medford Parks
Department.

c. A listing of all modified applications of the Code that are proposed, followed by
a brief explanation which covers the nature of, extent of, and reason for each
modification.

Proposed Modifications
1. Building Height. Buildings A, B, C, and D have building heights of 35'. The elevator

shafts in each building are shown projecting to 38" and exceed the maximum
height of the zoning district by 3 feet.
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2. Building Setback. Building A and B have side and rear setbacks of 14’, complying
with the MLDC setback for a 35’ building height. The elevator shafts are shown
projecting to 38’ and would require a 15.5’ setback for the entire building. A
modification for the 14’ setback as provided is requested.

3. Setbacks to a Single Family Zoning District. MLDC requires a 20 foot setback for 2
story multifamily building when adjacent to any single family residential zoning
district. The properties to the east and west of the subject property were annexed
into the City at the same time as the subject property and all were assigned SFR-
00 zoning district. All three parcels are within the UM Urban Medium Density, or
the UH Urban High Density GLUP designation and must be zoned to a multifamily
zoning district.

4. Parking. A modification for the amount of parking in the development is requested.
The MLDC would require 146 spaces and 138 are provided. The request to allow 8
fewer spaces is based on the joint use of parking facitities (MLDC 10.744) and the
objectives of a Transit Oriented District.

5. Public Utility Easement. The strict application of the MLDC could be interpreted to
require a modification request for the location of the PUE within the development.
Ancther interpretation would conclude Staff has the discretion to assure a PUE
adequately serves the property. The application includes a PUE designed to serve
and function as intended, and provide utility connections to adjoining properties.

A detailed description of each modification is presented in the Findings of Fact submitted
with this narmrative description.

Criteria

d. If one or more signs are intended to vary from the provisions of this Code, then a
detailed plan for all signs which require a sign permit shall be submitted. The sign
plan shall specily the size, number, type, hejght and location of all signs which
require a sign permit and shall clearly indicate all proposed modifications.

There are no signs proposed for the development.
e. A proposed development schedule. If the PUD will be constructed in phases, the
development schedule for each phase shall be keyed to a plan that indicates the
boundaries of each phase.

The Generations PUD is intended to be developed in a single phase and would commence

construction as soon as approvals and permits are obtained. The development is projected
to be completed in 24 months from stan of construction.
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The applicant would provide the necessary bonding for the public improvements to be able
to commence the public improvements, the private infrastructure improvements as well as
vertical construction as a single mobilization using common industry practices.

f. The gross acreage devoted fo the various proposed land uses and housing types.

The Table below provides the gross acreage and uses of the proposed with development.

Square Feet %

Total Parcel (6 Acres) 261,360
Public Street Right of Way Dedication (in
Development) 44,854 17%
Parcel Net of Right of Way 216,506 (100%)
Building Coverage (Net of Right of Way) 60,426 28%
Parking and Maneuvering Area 44,253 20%
Common Elements

Interior Common Areas 10,600 5%

Outdoor Common Elements 125,573 58%
Total Common Elements 136,173 63%

All dwelling units are attached multifamily dwelling units. Refering to the PUD Plan below,
Buildings A, C, and D along the Stanford Avenue, provide a first floor of mixed use, the
daycare, offices, indoor common areas, and leased space. The first floor of Building B is
comprised of five street front dwelling units.

Building A contains a ground floor common area space and a lease space intended to be
occupied with service professional type uses. Building A also houses a maintenance area
for landscaping and building maintenance. On-Track will manage all landscaping and
building maintenance with 75% of the employment for this function to be provided by
residents of the development.

Building B is proposed as virtually all residential use. The Stanford Avenue frontage
provides this developments only ground floor, Stanford Frontage residential use. The five
dwelling units will have a front doors access on Stanford Avenue. Each unit will also have
direct access to the 28 bay covered parking area under the upper two residential floors.

Building C houses a public daycare facility intended to serve the residents of this

development as well as other residents in the summounding residential area and is expected
to be staffed with up to 50% residents of this development.
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Building D is programmed to contain office areas for the management of the development
and common areas including a commercial quality laundry facility which will be staffed
with residents of this development, to serve other residents in the development.

Building E contains an indoor gathering area, including a commercial kitchen and is
available for pot luck type gatherings, a potential for a “meals on wheels” kitchen, as well

as limited special events.
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Each of these four buildings also provides two stories of dwelling units on top of the street
level spaces. An elevator in each building provides access for each of the Stanford frontage
dwelling units. There are a total of 48 dwelling units in the Stanford Avenue frontage
buildings.

The design of these buildings provide open outdoor space for the dwelling units, and
optimized orientation for passive and active solar energy systems, as well as a striking
design to minimize an undesirable massing problem of 3 story buildings at a minimum
sethack to a street frontage.

Building E contains an indoor gathering area, including a commercial kitchen and is
available for pot luck type gatherings, a potential for a “meals on wheels” kitchen, as well
as limited special events. There are a total of 34 town house dwelling units located with
access from Rita’s Way. These units are all two stories with intemal stairways and are
referred to as town houses due to the style of the design, however the units are not
provided with a separate lot and all units are held in ownership by On-Track, Inc.
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As described above, a resident in this development does have an equity ownership option
as a stockholder in the corporate ownership of the development.
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Like the Stanford frontage buildings, the town houses are oriented for optimal passive and
active solar opportunities.

The town houses on Rita’s way are provided with off street parking adjacent to the curb.
Garages were specifically not included in the development to encourage community
interaction at the street level. Bio swales are incorporated into the frontage landscaping to
provide a filter for the storm water on the site prior to being discharged into the public
storm drainage system.

Conclusion, Narrative Description

The proposed PUD is located in the SE Plan Overlay, and a PUD is required for
development. The intent of the PUD is to provide an urban mixed use development of the
highest standard where residents of several generations can interact and support each
other in this high profile area of the SE Plan.

Stanford Avenue is a major collector providing a vital north south connection for the
residential development in the southem SE Plan Area and the Commercial Core. The urban
mixed use street frontage of Generations PUD provides a transition, as well as a gateway to
the higher density, intensive uses of the Village Center and the Commercial Core.

The roundabout proposed with this development is essential the function and safety of
pedestrian and bicycle connectivity, and according to the applicant’s Traffic Impact
Analysis the roundabout will, “ perform better in terms of safety than any other intersection
form”for the Harbrooke Road Stanford Avenue intersection.

The development of Generations, an Intergenerational Community is a model for
Sustainable Urban Development, featuring compact dwelling sizes, commercial and
residential uses, energy conservation construction methods, wise conservation and
management of storm water, sanitary sewer facilities, domestic water and energy
conservation for transportation uses.

The proposed PUD utilizes vertical development and tuck under parking to increase open
spaces and atheistic amenities. The intent of the development is to provide a
neighborhood environment promoting interaction between all generations living and
working in the development.

Each requested modification proposed with this PUD is necessary to implement the intent
and purpose of PUD. The proposed PUD provides a more creative and imaginative design
with a balance of urban density, open area, common elements and housing types as
intended in the Planned Unit Development sections of the Medford Land Development
Code and the SE Plan Overay area.
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BEFORE THE PLANNING COMMISSION FOR THE CITY OF MEDFORD, OREGON:

iN THE MATTER OF AN APPLICATION FOR A
PLANNED UNIT DEVELOPMENT

)
)
FOR THE PROPERTY IDENTIFIED AS ) FINDINGS OF FACT
37-1W-34TL 1000 ) AND
APPLICANT ON TRACK, INC. )  CONCLUSIONS OF LAW
SCOTT SINNER CONSULTING INC. AGENT )
BACKGROUND INFORMATION:
icant
On Track, Inc.
221 West Main
Medford, OR 97501
Agent
Scott Sinner Consuiting, Inc.
4401 San Juan Dr.
Medford, OR 97504
541-772-1494
scotisinner@yahoo.com
Propenty:
371W34 1L 1000
3885 Harbrooke Rd
Medford, OR 97504
6.0 Acres
Cumrent GLUP Map Designation:
Urban Medium Density Residential (UMDR)
Urban High Density Residential (UHDR)
Present Zoning:
SFR-00 (SE Overiay District)
RECEIVED
Proposed Zoning:
5 acres MFR-15 (SE Overlay District) MAY 19 2008
1 acre MFR-20 (SE Overday Distri .
¢ JINSIE Planning Dept.

Present Use:
The 6.0 acre parcel is currently developed with one single family dwelling.

wers N

Pudo ?%X_&Cpa’c{,‘
This application is a consolidated application for a zone change and a Preliminary d
Planned Unit Development (PUD) application to create an 82 Dwelling Unit —

Proposed Use:
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multifamily development with a mixed use component consisting of senice and
office type uses on the Stanford Avenue frontage of the development.

There is no land division proposed with this development. The Applicant will
provide a dedication of rights - of - way to the City of Medford for the Stanford
Avenue and Harbrooke Road and the greenway located in the southeast comer of
the development.

The Applicant requests a Planning Commission deferral to the Site Plan and
Architectural Commission for the review of the site plan, landscape plan and
architectural elements of the project.

The Property is located at the eastern terminus of Harbrooke Road and is within
the City of Medford's South East Plan area, specifically, the Village Center. The
adopted circulation plan for the City of Medford identified Stanford Avenue,
dlassified as a major collector, to be located on the subject property.

Generations, an Intergenerational Community (Generations) Planned Unit
Development is being developed to provide 82 dwelling units with a preposed
mixture of approximately 52 Senior Mentor dwellings and 30 Family Dwellings with
20,500 square feet of mixed use, community space, or office and retail space.

To be consistent with the circulation plan and previously approved plats in the
area, Stanford Avenue is proposed to bisect diagonally through the property.
Classified as a major collector, Stanford Avenue created a significant bamier to
pedestrian and bicycle transportation opportunities as a City of Medford Public
Works policy is to not permit pedeshian crosswalks at unsignalized intersections
on collector streets.

Generations is proposed
as a community highly
dependent on
pedestrian conneclivity
both within the site and
the surrounding areas.

The design team
reviewed all options to
promote fluid
pedestrian connectivily
in the development and
have integrated a
roundabout in the
development as a
recognized traffic
calming strategy with ===
emphasis on pedestrian safety.
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The roundabout is located at the intersections of Stanford Avenue, Harbrooke
Road, Rita's Way, the private access for the residential development east of
Stanford Avenue. The roundabout is also marks beginning of the City's Greenway
(G4) linking Stanford Avenue to the Park located north east of the subject property.

The property is located at the southem boundary of the SE Plan’s Village Center, a
transition area between the residential uses south of the site and the Commercial
Core to the north.

The roundabout not only provides a functional pedestrian and bicycle connection
for the area, but it also provides a symbolic and aesthetic entrance to the Village
Center and the Commercial Core of the SE Pian.

Conceptuaol Stanford Avenue Streetscape

10.235 Preliminary PUD Plan - Application Procedures

A Application for a Preliminary PUD Plan: An application for Preliminary PUD Plan shall be
on forms supplied by the City. A compiete application shall include the matenals and
information listed in this Subsection. However, the Planning Director, in his/her discretion,
may waive the submittal of any of the materials or information that are deemed to be
excessive, repetitive or unnecessary based upon the size and nature of the PUD. If an
application for a PUD is accepted by the City as complete under ORS 227.178 but the
application does not contain all of the items listed below, the missing items shall be
deemed [o have been waived by the Planning Director. Unless waived by the Planning
Director, the following items shall be required to constitute a complete application for a
Preliminary PUD Plan:

1. Current assessor map with the boundanes of the proposed PUD identified.

2. Preliminary PUD Plan (16 copies) and supplemental matenals conforming fo the Site
Plan and Architectural Review application requirements in Section 10.287. Additionaily,
such plans shall include prefiminary plans for providing public water and sanitary sewer
semice. The Prefiminary PUD Plan shall indicate boundaries within the properly which
distinguish areas devoted to different land uses pursuant to Subsections 10. 23531,
10.230(D)(7) and 10.230(D)(8). Where different land uses are separated by streefs,
r3ilroad rights-of-way, drainage channels or other water courses, the centerfines of such
features shall be their boundanes. One copy of the Preliminary PUD Plan shall be a
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reduced size suitable for photocopy. If a teatative plat for a land division is submitted
concumently with a Preliminaty PUD Plan, the Prefiminary PUD Plan and tentative plat shall
be on separate sheets. it is further provided that

2. Uniess otherwise required in this Code, architectural plans for single family detached
awellings and landscaping plans for lots occupied by single family detached dwellings are
not subject to review or approval as part of a PUD. However, nothing shall prevent an
applicant from supplying architectural or landscaping plans for single family detacfied
fowsing as a means fo comply with one or more approval cnitena.

b. i prvate or non-cily standard strect lighting is proposed, a street lighting plfan shall be
provided which provides a detail of the proposed lighting fixture(s). The Preliminary PUD
Plan shall indicate the location of proposed private or non-cily-standard light fixtures.

¢. An applicant may postpone the submission and approval of architectural pfans for
proposed buildings and to have such plans approved later as a separate matter under
Subsection 10.235(F) after the Preliminary PUD Pilan has been approved. When the
approval of architectural plans has been postponed, the Preliminary PUD Plan shall show a
conceptual foolprint for each planned building and each building foolprint shall be
separately enclosed by a dashed line which skall be called and labeled 2 building
envelope. Building envelopes shall reasonably anticipate and define the maximum extent
of the footprint for each building in the PUD.
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Criteria

3. A narrative descniption of the PUD which shall cover:

a. The rationale for planning this development as a PUD.

b. The nature, planned use future ownership and method of pemetual
maintenaace of land to be left in natural or developed open space or which will be
held in common ownership.

¢. A listing of all modified applications of the Code that are proposed, followed by
a bnef explanation which covers the nature of, extent of, and reason for each
modification.

d. If one or more signs are intended to vary from the provisions of this Code, then a
detailed plan for all signs which require a sign permit shall be submitted. The sign
Plan shall specify the size, number, type, height and location of all signs which
require a sign permit and shall clearly indicate all proposed modifications.

e. A proposed development schedule. If the PUD will be constructed in phases, the
development schedule for each phase shall be keved to a plan that indicates the
boundaries of each phase.

. The gross acreage devoted lo the vanous proposed land uses and housing types.

a. The rationale for planning this development as a PUD.
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The subject property is within the SE Plan Area and subject to the requirements identified
in 10.374 of the Medford Land Development Code (MLDC), including the development of
the property as a Planned Unit Development.

Mixed Use Development

Generations, an Intergenerational Community (Generations) PUD is being proposed on a
six acre site located at the southem boundary of the Village Center in the SE Pian Area. The
application proposes 82 attached residential dwelling units and 20,500 square feet of
mixed use, community space, and retail and sewice lease space.

Stanford Avenue is classified as a major collector with a 74 foot right of way per the
Transportation System Plan (TSP). Stanford Avenue is intended to provide a primary link in
the SE Plan area. Generations PUD is located in an area identified as the Village Center, a
transition area from the residential development south of the site, to the Commercial Core
to the north.

The proposed PUD is intended to develop a significant presence on the Stanford Avenue
frontage with a mixed use buildings on the ground floor frontage, combined with two floars
of multifamily dwelling units above the mixed uses.

r;».
I
,_..'-;-‘..ﬂ.' -

e i '11,-;—;;' - -—T i “ 5

Roundabout

The Generations PUD proposes an attractive urban streetscape to transition from the
existing single family developments to the south, to the proposed Commercial Core to the
north. Convenient and safe pedesirian connectivity and activity is one of the fundamental
elements incorporated into the proposed design of the Generations PUD, as residential
uses and common areas are located on both sides of Stanford Avenue.

One of the primaty objectives of the proposed PUD is to provide for the utmost in safety for
pedestrian and bicycle transportation in the vicinity. With a major collector classification,
Stanford Avenue creates a bamier for the safe pedestrian movements, as the City of
Medford Public Works Department has a policy of nat allowing crosswalks at unsignalized
intersections.

The Traffic impact Analysis (TIA) submitied with this application concludes the intersection
of Harbrooke Road and Stanford Avenue would not warnrant a traffic signal resulting in
limited options for pedestrian movement at the site.

The MA concludes:
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“When comparing all of the benefits of a roundabout and stop-controlied
intersection, a roundabout is shown to be the best option at the planned
intersection of Harbrooke Road & Stanford Avenue. A roundabout is shown (o
perform betlerin terms of safely than any other intersection form. 1tis the
recommended traffic controf for the planned intersection of Harbrooke Road &
Stanford Avenve.”

The proposed PUD includes a roundabout te provide the maximum level of safety for the
frequent and desired pedestrian movements throughout the site. In addition to safety and
function, the roundabout provides a symbolic gateway from the residential areas to the
south with the commercial areas to the north in this highly visible area of the South East
Pian.

Neighborhood Connections and Common Elements

The entire project has been developed to promote a sease of community and interaction
among the residents of this development as well as others in the vicinity. The site has a
greenway located on the southeast comer of the property; beginning at the roundabout this
PUD provides the first segment for the greenway to the propoesed public park to the east of
the subject property.

The proposed PUD is designed to encourage and promote neighborhood connections and
interactions. The extensive central plaza area creates a gathering place for the residents of
the development with features including green space and landscaping, a playground, a
covered water feature, garden area and several outdoor sealing areas.

The extensive pathway system connects each resident to the common buildings, plazas,
greenway, as well as the public pedestrian and bicydle facilities leading to other areas of
the SE Plan.

Generations PUD provides the residents with many indoor and outdoor common amenities.
As an intergenerationa! communily, design emphasis was placed of providing residents of
all ages in the development with attractive opportunities for indoor and outdoor recreation
spaces where residents would enjoy interacting with each other.

On-Site Employment Opportunities

One of the primary objectives of the SE Plan, and all of Medford’s proposed Transit
Oriented Districts (TOD) is to reduce dependence on the automobiles for ransportation. On
method of accomplishing this objective is improve pedestrian, bicycle and mass transit
opportunities, and another method is 1o locate employment opportuniies within a
development.

Generations PUD provides a mixture of residential development with commercial and
professional spaces as well as senvice type opportunities for the care of the PUD itself.
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Building A contains a ground fioor common area space and a lease space intended to be
occupied with service professional type uses. Building A also houses a maintenance area
for landscaping and building maintenance. On-Track will manage all landscaping and
building maintenance with 75% of the employment for this function to be provided by
residents of the development.

Building B is proposed as virtually ali residential use. The Stanford Avenue frontage
provides the PUD’s only ground floor, Stanford Frontage residential use. Five dwelling units
will have the residential frontage with a 28 bay covered parking area located in the rear,
and under the top two stories of the building.

Building C houses a public daycare facility intended to seive the residents of this
development as well as other residents in the surrounding residential area and is expected
to be staffed with up to 50% residents of this development.

Building D is programmed to contain office areas for the management of the development
and common areas including a commercial quality laundry facility which will be staffed
with residents of this development, to provide serve other residents on the development
with an optional laundry service.

Building E contairns an indoor gathering area, including a commercial kitchen and is
available for pot luck type gatherings, and a potential location for a “meals on wheels”
kitchen, as well as limited special events.

Residents

The residents of Generations PUD will include a generational mixture of 15 to 30 reunited
families and 52 to 64 senior mentors in a total of 82 dwelling units. On-Track inc., the
owner developer of Generations PUD, has a national reputation for success in treatment of
substance abuse. The residents of the proposed development will have completed
treatment programs offsite and this development is provided with an environment to foster
a healthy lifestyle.

The senior mentor families of the deveiopment are commitied to supporting the young
families and the site has been designed to provide and encourage intergenerational
contact in the numerous open spaces, common areas and buildings, as well as the
attractive streetscapes.

Prior to moving into the development, the segior residents agree to participate in volunteer
programs within the development to support the other residents of the Generations PUD.

Sustainable Development

Generations PUD is proposed as a model for sustainable development. Features designed
into the development include, efficient use of the land, smaller, more compact and highly
energy efficient buildings, low water demand landscaping, rainwater harvesting, urban bio
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swales integrated into the street frontages to provide a filter for storm water runoff as well
as highly attractive landscape features.

The dwelling units have been designed with an oplimized solar orientation, and include a
number of passive solar technologies as well as ideal space for active solar thermal (solar
hot water} and solar photovoltaic systems.

As mentioned above, the streetscapes include urban bio-swales to filter stormwater and
provide an attractive and functional streetscape, prior to being released {(controlled at .25
CFS / acre) into the City of Medford storm water system.

The Development is actively reviewing rainwater collection designs to hawest and store
rainwater from the roofs of the dwellings to be used as a supplement to landscape
irfigation or a possible water supply for flushing toilets, thus reducing the demand of
potable water and storm water discharge.

b. The nature, planned use, future ownership and method of perpetual
maintenance of land to be left in natural or developed open space or wilich wifl be
heid in common ownership

This property is cunvently titled in a singie ownership, On-Track, inc. Upon compietion, the
ownership of the development will be a single corporate entity with the responsibility for
care and maintenance of all the property in the development.

Residents will have an opportunity for an equity position in the development with the
purchase shares in the corporation.

The maintenance of the development will be the responsibility of the corporate owner. The
maintenance on the site is an employment opportunity and will be filled as paid positions
from residents of the development to promote employment and reduce travel and parking
demands of the development.

The Greenway in the south east comer of the development is proposed as a dedication to
the Medford Parks Department after the proposed improvements are installed. The
maintenance of the dedicated Greenway would be the responsibility of the Medford Parks
Department.

. A listing of alf modified applications of the Code that are proposed, followed by
a brief explanation which covers the nature of, extent of, and reason for each
modification.

Proposed Modifications

1. Building Height. Buildings A, B, C, and D have building heights of 35'. The elevator
shafts in each building are shown projecting to 38’ and exceed the maximum
height of the zoning district by 3 feet.
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2. Buiiding Setback. Building A and B have side and rear setbacks of 14’, compiying
with the MLDC setback for a 35 building height. The elevator shafts are shown
projecting to 38 and would require a 15.5’ setback for the entire building. A
modification for the 14’ setback as provided is requested.

3. Setbacks to a Single Family Zoning District. MLDC reguires a 20 foot setback for 2
story multifamily building when adjacent to any single family residential zoning
district. The properties to the east and west of the subject property were annexed
into the City at the same time as the subject property and all were assigned SFR-
00 zoning district. All three parcels are within the UM Urban Medium Density, or
the UH Urban High Density GLUP designation and must be zoned to a multifamily
zoning district.

4. Parking. A modification for the amount of parking in the deveiopment is requested.
The MLDC would require 146 spaces and 138 are provided. The request to aliow 8
fewer spaces is based on the joint use of parking facilities (MLDC 10.744) and the
objectives of a Transit Oriented District.

5. Public Utility Easement. The strict application of the MLDC could be interpreted to
require a modification request for the location of the PUE within the development.
Another interpretation would conclude Staff has the discretion to assure a PUE
adequately serves the property. The application includes a PUE designed to seme
and function as intended, and provide utility connections to adjoining properties.

A detaiied description of each modification is presented in the Findings of Fact submitted
with this namative description.

Criteria

d. If one or more signs are intended to vary from the provisions of this Code, then a
detailed plan for all signs wihich require a sign permit shall be submitted. The sign
plan shall specity the size, number, type, height and location of all signs wiich
require a sign permit and shall cleanly indicate all proposed modifications.

There are no signs proposed for the development.

¢e. A proposed development scheduie. if the PUD wilf be constructed in phases, the
development schedule for each phase shall be keyed to a plan that indicates the
boundaries of each phase.

The Generations PUD is intended to be developed in a single phase and would commence

construction as saon as approvals and permits are obtained. The development is projected
to be completed in 24 months from start of construction.

@ Scott Sinner Consulting, Inc. 541-772-1494  Generations, an Intergenerational Community PUD  Page 10 0f 48



The applicant would provide the necessary bonding for the public improvements to be abie
to commence the public improvements, the private infrastructure improvements as well as
vertical construction as a single mobilization using common industry practices.

£ The gross acreage devoted to the vanous proposed Jand uses and housing types.

The Table below provides the gross acreage and uses of the proposed with development.

! B Square Feet %
Total Parcel (6 Acres) 261,360
Public Street Right of Way Dedication (in
Development) 44,854 17% |
Parcel Net of Right of Way 216,506 {100%)
Buiiding Coverage {(Net of Right of Way} 60,426 28%
Parking and Maneuvering Area 44,253 20%
Common Elements
Interior Common Areas 10,600 5%
Outdoor Common Elements 125,573 58%
Total Common Elements 136,173 63%

All dwelling units are attached multifamily dwelling units. Refering to the PUD Pian below,
Buildings A, C, and D along the Stanford Avenue, provide a first floor of mixed use, the
daycare, offices, indoor common areas, and leased space. The first floor of Building B is
comprised of five street front dwelling units.

Building A contains a ground fioor common area space and a fease space intended to be
occupied with service professional type uses. Building A also houses a maintenance area
for landscaping and building maintenance. On-Track will manage all landscaping and
building maintenance with 75% of the employment for this function to be provided by
residents of the development.

Building B is proposed as virtuaily ali residentiai use. The Stanford Avenue frontage
provides this developments only ground floor, Stanford Frontage residential use. The five
dwelling units will have a front doors access on Stanford Avenue. Each unit will also have
direct access to the 28 bay covered parking area under the upper two residential floors.

Butlding C heuses a public daycare facility intended to serve the residents of this

development as well as other residents in the surrounding residential area and is expected
to be staffed with up to 50% residents of this development.
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Building D is programmed to contain office areas for the management of the development
and common areas including a commercial quality laundry facility which will be staffed
with residents of this development, to serve other residents in the development.

Building E contains an indoor gathering area, including a commercial kitchen and is
available for pot luck type gatherings, a potential for a “meals on wheels” kitchen, as well

as limited special events.
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Each of these four buildings also provides two stories of dwelling units on top of the street
level spaces. An elevator in each building provides access for each of the Stanford frontage
dwelling units. There are a total of 48 dwelling units in the Stanford Avenue frontage

buildings.

The design of these buildings provide open outdoor space for the dwelling units, and
oplimized orientation for passive and active solar energy systems, as well as a striking
design to minimize an undesirable massing problem of 3 story buildings at a minimum

setback to a street frontage.

Building E contains an indoor gathering area, including a commercial kitchen and is
available for pot luck type gatherings, a potential for a “meals on wheels” kitchen, as well
as limited special events. There are a total of 34 town house dwelling units located with
access from Rita’'s Way. These units are all two stories with internal stairways and are
referred to as town houses due to the style of the design, however the units are not
provided with a separate lot and all units are held in ownership by On-Track, Inc.
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As described above, a resident in this development does have an equity ownership option
as a stockholder in the corporate ownership of the development.
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Like the Stanford frontage buildings, the town houses are oriented for optimal passive and
active solar opportunities.

The town houses on Rifa’s way are provided with off street parking adjacent to the curb.
Garages were specifically not included in the development to encourage communily
interaction at the street level. Bio swales are incorporated into the frontage landscaping to
provide a filter for the storm water on the site prior to being discharged into the public
storm drainage system.

Conciusion, Narrative Description

The proposed PUD is located in the SE Plan Overlay, and a PUD is required for
development. The intent of the PUD is to provide an urban mixed use development of the
highest standard where residents of several generations can interact and support each
other in this high profile area of the SE Plan.

Stanford Avenue is a major collector providing a wital north south connection for the
residential development in the southern SE Plan Area and the Commercial Core. The urban
mixed use street frontage of Generations PUD provides a transition, as well as a gateway to
the higher density, intensive uses of the Village Center and the Commercial Core.

The roundabout proposed with this deveiopment is essential the function and safety of
pedestiian and bicycle connectivity, and according to the applicant's Traffic Impact
Analysis the roundabout will, “ performn better in terms of safely than any other intersection
fonn”for the Harbrooke Road Stanford Avenue intersection.

The development of Generations, an infergenerationai Community is a modet for
Sustainable Urban Development, featuring compact dwelling sizes, commercial and
residential uses, energy consewation consbruction methods, wise consewation and
management of storm water, sanitary sewer facilities, domestic water and energy
conservation for transportation uses.

The proposed PUD utilizes verticai development and tuck under parking to increase open
spaces and atheistic amenities. The intent of the development is to provide a
neighborhood environment promoting interaction between all generations living and
working in the development.

Each requested modification proposed with this PUD is necessary to implement the intent
and purpose of PUD. The proposed PUD provides a more creative and imaginative design
with a balance of urban densily, open area, common elements and housing types as
intended in the Planned Unit Development sections of the Medford Land Development
Code and the SE Pian Overlay area.
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Approval Criteria:

The approval criteria for a PUD are identified in Medford Land Development Code (MLDC)
section 10.235 and are listed below.

C. Approval Criteria for Prediminary PUD Plan: The Planning Commission shall
appiove a Preliminary PUD if it concludes that compliance exists with each of the
folfowing cnitena:

1. ihe proposed PUD:

a. preserves an important naturaf feature of the fand, or

bincludes a mixture of residential and commercial land uses, or

¢. inciudes a mixture of housing types in residential areas, or

d. includes open space, common areas, or other elements intended for common
use orownership, or

€. is othemwise required by the Medford Land Development Code.

2. The proposed PUD complies with the applicable requirements of this Code, or
a. the praposed modified applications of the Code are related specifically to the
implementation of the rationale for the PUD as described in Section
10.235(A)3)(a), and

b. the proposed modifications enhance the development as a whole resufting in a
more creative and desirable project, and

¢. the proposed modifications to the limitations, restrictions, and design
standards of this Code wilf not matenaily impair the function, safety, or efficfency
of the circolation system or the development as a whole.

3. The propeity is not suliject to any of the following measures or if subject thereto
the PUD can be approved under the standards and critena thereunder:

a. Moratorium on Construction or Land Developmeni pursuant to ORS 197.505
through 197.540, as amended.

b. Public Facilities Strategy pursuant to ORS 197. 768 as amended.
¢. Limited Service Area adopted as part of the Medfard Comprehensive Plan.

4. The location, size, shape and character of ali common efements in the PUD are
approprate for thefr intended use and function.
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8. Ifthe Preliminary PUD Plan includes uses not aflowed in the underlying zone
pursuant to Subsection 10.230(D){7)(c), the applicant shall alternatively
demonstrate that either: 1) demands for the Category "A” public facilities listed
below are equivalent to or less than for one or more permitted uses listed for the
undenlying zone, or 2) the property can be supplied by the time of development
with the following Category "A" public facilities which can be supplied in sufficiemt
condition and capacily to support development of the proposed use:

a. Public sanitary sewerage colfection and treatment facilities.
b. Public domestic water distribution and treatment facilities.
¢. Storm drainage facilities.

d. Pabiic streets.

Determinations of compliance with this cniternion shall be based upon standards of
public facility adequacy as set forth in this Code and in goals and poficies of the
comprehensive plan which by their language and context function as approval
critena for comprehensive plan amendments, zone chianges or new development.
In instances where the Planning Commission determines that there is insufficient
public facility capacity to support the development of a particular use, nothing in
this criterion shall prevent the approval of early phases of a phased PUD wiich can
be supplied with adequate public facilities.

6. Ifthe Prefiminary PUD Plan inciudes uses proposed under Subsection
10.230(D)(7)(c), approval of the PU/D shall also be subject to compliance with the
conditional use permit criteria in Section 10.248.
7. If approval of the PUD application includes the division of land or the approval
of other concarrent development permifts appiications as avthorized in Subsection
10.230(C), approval of the PUD shall also be subject to compliance with the
substantive approval critena in Articte I for each of the additional development
applications.

Criteria
1. The proposed PUD:
a. presemves an important natural feature of the fand, or
b includes a mixture of residential and commercial Iand uses, or

C. includes a mixture of housing types in residential areas, or

d. includes open space, common areas, or other elements intended for common
use or ownership, or
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e. 1s otherwise required by the Medford Land Development Code.

Findings of Fact:

a. preserves an important natural feature of the land, or

Generations PUD is located on a six acre site in the SE plan overiay. The SE pian identifies
a greenway on the site. This greenway located in an area preliminarily identified as a
wetland, and a wetlands consultant is in the process of a delineation report.

Whether the wetland is determined to be a jurisdictional or not, the greenway does exist on
the property and is an important natural feature in the SE Plan as the greenway provides a
multi use path linking Stanford Avenue with a Park located northeast of the site.

The approvai of Generations PUD wili create the first link of the G4 Greenway with a
connection from the proposed roundabout through the subject property to the adjoining
properties to the east.

b includes a mixture of residential and commercial land uses, or

The Generations PUD includes a mixture of residential and commercial uses providing a
strong connection and transition from the predominately residential developments south
of the site to the Commercial Core of the SE Plan to the north of the property.

With the location of the Generations PUD on Stanford Avenue, a major collector, in the area
designated as the Village Center, the viability of the commercial uses in this residential
area became attractive.

The Stanford Avenue frontage buildings A, C and D ail have a mixed use commercial
component located on the ground floor with 2 additional stories of residential dwelling
units located above.

Building A contains a ground floor common area space and a fease space intended to be
occupied with sewice professional type uses. Building A also houses a maintenance area
for landscaping and building maintenance. On-Track will manage all landscaping and
building maintenance with 75% of the employment for this function to be provided by
residents of the development.

Building B is proposed as virtually ali residential use. The Stanford Avenue frontage
provides this developments only ground floor, Stanford Frontage residential use. The five
dwelling units will have a front doors access on Stanford Avenue. Each unit will also have
direct access to the 28 bay covered parking area under the upper two residential floors.

Building C houses a public daycare facility intended to serve the residents of this

development as well as other residents in the surrounding residential area and is expected
to be staffed with up te 50% residents of this development.
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Buiiding D is programmed to contain office areas for the management of the deveiopment
and common areas including a commercial quality laundry facility and will be staffed with
residents of this development, to serve other residents in the development.

Building E contains an indoor gathering area, including a commercial kitchen and is
availabie for pot luck type gatherings, a potential for a “meals on wheels” kitchen, as well
as limited special events.

¢. includes a mixture of housing types in residential areas, or

Generations PUD includes multifamily housing types. The units with access fram Rita's Way
are similar to town houses with internal staircases occupied on both floor by the same
family.

The mixed use residential units are more typicai of apartments with elevator access and
living space on the second and third floors.
d. includes open space, common areas, or other elements intended for common
use or ownership, or
The proposed Generations PUD is comprised of 63% of the net site is open space and
indoor and outdoor common elements intended for common use and ownership. The entire
properly is under a single corporate ownership and residents do have the ability for an
equity investment in the ownership of the corporate ownership.
e. is otherwise required by the Medford Land Development Code.
And finally, the site is in the middie of the stinkin’ SE Plan Qverlay so we have to do a PUD...

Conclusions of Law

The Planning Commission can conclude the proposed Generations PUD in consistent with
the MLDC 10.235 (C) (1) (a) through (e) in that the proposed PUD preserves an important
natural feature of the land, includes a mixture of residential and commercial uses, includes
a mixture of housing types, includes open space, common areas, and common elements,
and we have to submit a PUD because in is required by the MLDC in the SE Plan Overlay.

Criteria
2. e proposed PUD complies with the applicable requirements of this Code, or
a. the proposed modified applications of the Code are related specifically to the

implementation of the rationale for the PUD as desciibed in Section
10.235{(A)(3)a), and
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b. the proposed modifications enhance the development as a wiiole resulling in a
more creative and desirable project, and

¢. the proposed modifications to the limitations, restrictions, and design
standards of this Code will not matenially impair the function, safety, or efficiency
of the circulation system or the development as a wiliole.

Proposed Modifications

1. Building Height. Buildings A, B, C, and D have building heights of 35'. The elevator
shafts in each building are shown projecting to 38’ and exceed the maximum
height of the zoning district by 3 feet.

2. Building Setback. Building A and B have side and rear setbacks of 14’, complying
with the MLDC setback for a 35’ building height. The elevatur shafts are shown
projecting to 38’ and would require a 15.5 setback for the entire building. A
modification for the 14’ setback as provided is requested.

3. Sethacks to a Single Family Zoning District. MLDC requires a 20 foot sethack for 2
story multifamily building when adjacent to any single family residential zoning
district. The propetrties to the east and west of the subject property were annexed
into the City at the same time as the subject property and all were assigned SFR-
00 zoning district. All three parcels are within the UM Urban Medium Density, or
the UH Urban High Density GLUP designation and must be zoned to 2 multifamily
zoning district.

4. Parking. A modification for the amount of parking in the deveiopment is requested.
The MLDC would require 146 spaces and 138 are provided. The request to aliow 8
fewer spaces is based on the joint use of parking facilities (MLDC 10.744) and the
objectives of a Transit Oriented District.

5. Public Utility Easement. The strict application of the MLDC could be interpreted to
require a modification request for the location of the PUE within the development.
Another interpretation would conclude Staff has the discretion to assure a PUE
adequately serves the property. The application inciudes a PUE designed to sene
and function as intended, and provide utility connections to adjoining properties.

Building Height
The maximum building height for the MFR-15 zoning district is 35 feet. A modification is
requested for the building height of the buildings on the Stanford Avenue frontage of the
development.

10.705 Building Height Calculation

Building height shall be determined by measunng the vertical distance from the
conlact ground Jevel at the front wall of the building to the highest point of the roof
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surface for fiat roofs; to the deck line of mansard roofs; and to the average height
between eaves and ridge for gable, hip and gambrel roofs. Building height
limitations shall not apply to chimneys, church spires, belifies, cupolas, fag poles,
antennas, and other similar projections that are accessory to the permitted vse.

The Stanford Avenue buildings have several roof lines with various overall heights. The
primary rooflines of the dwelling units are less than the 35 foot maximum height for the
zoning district.

N

A Tk T e~

The design of the buildings include two elements exceeding the 35 foot height
requirement, the elevator shafts and the midpoint of the sloped roof for mounting the solar
equipment are 38’ high.

The height of these two design elements is essential to the function of the development as
an elevator is required to access the second and third stories of the mixed use buildings,
and elevators require additional space above the highest floor they serve. The height of the
elevator shafts is not the height of the entire building and is not obtrusive or offensive when
viewed from the ground. The break in rooflines adds interest and breaks up massing of the
structure.

The height of the solar mounting structure is conceptual at this point as the requirements
for the solar equipment are in the design process. it was determined by the design team for
the development, it would be best to indicate what the solar installation may look like to
provide Staff and the Planning Commission with ourintent.

The function and benefit of the modification to allow for the solar mounting structure will
allow for renewable solar energy to be included in the development.

Building Setback.

Building A and B have as proposed provide side and rear setbacks of 14’, complying with
the MLDC setback for a 35’ building height. The elevator shafts are shown projecting to 38’
and would require a 15.5° sethack for the entire building. A modification for the 14’
setback as provided on the Preliminary PUD Plan is requested.
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As described in the justification for the requested building height modification, the height
of these two design elements is essential to the function of the development as an elevator
is required to access the second and third stories of the mixed use buildings, and elevators
require additional space above the highest floor they serve,

The height of the elevator shafts is not the height of the entire building, and is not obtrusive
or offensive when viewed from the ground. The break in rooflines adds interest and breaks
up massing of the structure.

The function and benefit of the modification to aliow for the solar mounting structure will
all for renewable solar energy to be included in the development.

Sethacks to a Single Family Zoning District

The applicant participated in a pre application conference with Staff in January and
requested clarification on the following question.

We do not consider the 2 story multi-family buiiding setback issue to apply in this
case 10.712 - 10.714. The Cily applied the SFR-00 zoning district lo the
properties lo the east and west at the time of annexation. The SFR-00 is not
consistent with the Urban High Densily Residential (UH) GLUP designation.
Restricting this property, the first to develop in the vicinily, to one story
development at the SFR-00 boundaries does not promole the objectives of the SE-
plan, Comp Plan or the MLDC.

Staff provided comments indicating this is an acceptable analysis, and no modification is
required.

This determination, that the 20’ setback to a singie family residential zoning district is
does not apply to this application is cntical to function of this project. The properties in
question, west and east of this site are all in the multifamily GLUP designation. The only
zoning option for these properties is a multifamily zoning district.

Parking

The parking for the development is predicated on providing the required parking for the
residential dwelling units first, and then request a modification for the remaining parking
on the basis of allowances provided in the MLDC and the strategies and objectives of a
multi-modal and mixed use Transit Oriented District (TOD).

Currently the project is providing a total of 138 parking spaces:
123 spaces for 82 residential units (ratio of 1.5 per 1 unit)
3 for a small mixed use area in building A of 1000 sf, (ratio of 1 per 334 sf)

8 for a 48 child daycare facility (ratio of 1 perteacher and 1 per 12 children)
4 for the management offices of 1100sf (1 per office or 1 per 300 sf)
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The numerous community facilities that support and are used almost exclusively by
residents and do not require extra parking. The PUD Plan provides 4 ADA spaces with one
space provided in close proximity to each building. Sheet A1.1 of the submittal provides a
plan view of Building B and does not clearly show each of the 30 parking spaces, including
1 ADA space, in the covered parking area of the first floor.

Strict appiication of the MLDC parking standards is provided below:

123 spaces for 82 residential units (ratio of 1.5 per 1 unit)

3 for a small mixed use area in building A of 1000 sf, (ratio of 1 per 300 sf)
16 for a 48 child daycare facility (ratio of 1 per teacher and 1 per 6 children)
4 for the management offices of 1100sf (1 per office or 1 per 300 sf}

The total parking spaces required as detailed above is 146 spaces. The reduction of 8
spaces or 5.4% is justifiable in this mixed use development. 10.744 aliows for parking of
two or more uses as listed below.

10. 744 Joint Use of Parking Facilities

The off-street parking requirements of two or more uses, striuctures, or parcels of
land may be satisfied By the same parking or loading space used jointly lo the
extent that it can be skown Dy the owners or operators of the vses, structures, or
parcels that their operations and parking needs do not overfap in point of ime. If
the uses, structures, or parcels are under separate ownership, the night to joint use
of the parking space must be evidenced by a deed, lease, contract, or other
appropnate written and recorded document to establish the joint use.

The primary parking requirement is satisfied by providing all the required parking for all the
residential uses. With the assumption of 20% of the occupants of the 82 dwelling units will
have offsite, daytime employment, 24 (82 x 20% = 16 x 1.5 spaces per dwelling unit = 24
spaces) parking spaces can he demonstrated to be joint use parking spaces to provide the
finding for the approval for the requested modification.

Additionally this daycare is expected to meet 50% of the empioyment for teachers with
residents of this development, with their parking requirements are met in the parking
provided with the dwelling units.

The site is located within the SE Plan TOD and the development team has embraced the
objectives of multi-modal transporntation opportunities to lower the residents dependence
on automobile travel.

At the time of submitting the PUD application, Rogue Valley Transit District (RVID} does not
provide bus sewnice to the area. The applicant would suggest a transit stop is appropriate
for a TOD and has coordinated a location for a transit stop with RVID. The future stop is
located on Stanford in front of Building A and provides a future south bound circulation
patiern as requested by RVID.
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Public Utility Easement

This application does not include a land division as the perpetual ownership of the
development is proposed as a single corporate entity. The dedications of the public rights
of way are to be through a deed dedication process, and the parcel will remain a single tax
fot.

Without a land division, the various setback requirements apply to the parent lot. The
setbacks established in the Medford Land Development Code (MLDC) on the Stanford
Avenue frontage of the development are maximum setbacks instead of a more typical
minimum setback. The purpose of a maximum setback is to provide a more pedestrian
scale development with “eyes on the street” creating pedestrian interest, activity and
interaction.

The setbacks on the Stanford Avenue Frontage have been reduced to 5 feet in some
places. The private landscaping and sidewalk areas are designed to transition to the public
sidewalks and landscaping in a secamiess streetscape to promote a hub of pedesirian
activity and interaction.

The minimum setbacks provided require the relacation of a Public Utility Easement (PUE) in
other locations in the development. A detail of the proposed PUE location is located on
sheet labeled C 2 of the submittal.

10.471 Pubiic Utility Easements

At the time of development review, pablic utility easements ten feet in width shall
be provided adjoining all lot lines abutting a street, or as otherwise required by the
Cily of Medford.

The MLDC section does provide the City of Medford staff with the flexibility in the focation
of the PUE, and a modification may not be required, however the applicant seeks to assure
flexibility in the appropriate PUE location and the request is identified as a modification.

The Pianning Commission can conclude the proposed PUD complies with the applicable
requirements of the MLDC except where are modifications of the MLDC are requested. The
proposed modifications are specifically related to the implementation of the PUD as
described in the Narrative Description, and the modifications enhance the development as
a whole resulting in a more creative and desirable project and the approval of the
modifications will not materially impair the function, safety, or efficiency of the circulation
system or the development as a whole.
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Criteria

3. The property is not sublject to any of the following measures orif subject thereto
the PUD can be approved under the standards and critena thereunder:

a. Moratonium on Construction or Land Pevelopment pursuant to ORS 197.505
through 197.540, as amended.

b. Public Facilities Strategy pursvant to ORS 197.768 as amended.

¢. Limited Service Area adopted as part of the Medford Comprehensive Plan.
Finding of Fact
The Appiicant participated in a pre application conference on January 9, 2008 to discuss
the application and the approval criteria. The comments from the Planning Staff and the
Public Works Staff indicated there is no moratorium on Construction or Land Development,
there is no public facilities strategy, and the area is not within a limited sewice area

adopted as part of the Medford Comprehensive Plan.

Conclusions of Law

The Planning Commission can conclude there is no moratorium on Construction or Land
Development, there is no public facilities strategy, and the area is not within a limited
sewice area adopted as part of the Medford Comprehensive Plan.

Criteria

4. The location, size, shape and character of all common elements in the PUD are
appropiiate for their intended use and function.

Finding of Fact

The Table below provides the gross acreage and uses of the proposed with development.

Square Feet %
Total Parcel (6 Acres) 261,360
Public Street Right of Way Dedication (in
Development) , 44,854 17%
Parcel Net of Right of Way 216,506 (100%)
Building Coverage (Net of Right of Way) 60,426 28%
Parking and Maneuvering Area 44,253 20%
Common Elements
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Interior Common Areas 10,600 5%
Outdoor Common Elements 125573 |  58%
Totat Common Elements 136,173 63%

The Table above indicates 63% of the net area of the site is indoor and outdoor common
area or common elements. The primary function of Generations PUD is to promote
interaction among the residents of the development as well as the general public in the
public areas of Stanford Avenue, Harbrooke Road and the greenway.

The entire site is designed to promote interaction among people of this neighborhood
through the location of the indoor common areas in buildings A, C and D, with the central
plaza symbolically and functionally connecting the far eastem end of the development at
Building E, with the daycare on the west side of Stanford Avenue near the roundabout.

According to the Traffic Impact Analysis submitted with the application, the proposed
roundabout provides the safest method of crossing Stanford Avenue. The roundabout also
provides an aesthetic and symbolic gateway in this transition area of the SE plan.

Ali buiidings, whether the mixed use buildings on Stanford Avenue or the townhouses on
Ritas way have a close and direct connection to the streetscapes to promote interaction.

This desire to promote interaction is the main reason the development is proposed without
garages. Garages, when used as a vehicle storage area put the driver inside an enclosed
space with direct access to the house without creating any contact with other residents.
When garages are uses as storage units, the required parking space is lost and the entire
development pays the price with congested parking conditions.

The location, size, shape and character of all common elements in the PUD are appropriate
for their intended use and function.

Conciusions of Law

The Pianning commission can conclude the location, size, shape and character of all
common elements in the PUD are appropriate for their intended use and function

Criteria

5. Ifthe Prefiminary PUD Plan includes uses not allowed in the undertying zone
pursuant to Subsection 10.230(D)(7)(c), the applicant shall alternatively
demonstrate that either: 1) demands for the Category "A” public facilities listed
below are equivalent to or less than for one or more permitted uses listed for the
underlying zone, or 2) the property can be supplied by the time of development
with the following Category "A” public facilities witich can be supplied in sufficient
condition and capacily to support development of the proposed use:

a. Public sanitary sewerage collection and treatment facilities.
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4. Publlic domestic water distnibation and treatment facilities.
¢. Storm drainage facilities.
d. Public streets.

Determinations of compliance with this criterion shall be based upon standards of
public facility adequacy as set forth in this Code and in goals and poficies of the
comprehensive plan which by their language and context function as approval
critena for comprehensive plan amendments, zone changes or new development.
In instances where the Planning Commission determines that there is insufficient
public facility capacity to support the development of a parlicular use, nothing in
this criterion shall prevent the approval of early phases of a phased PUD which can
be supplied with adequate public facilities.

Finding of Fact

Generations PUD is a mixed use devetopment and the mixed uses proposed are not typical
for a multifamily zoning district. The criteria10.235 (C) (5) applies to this application.
Additionally, this application is contains a consolidated zone change application.

The criteria listed above are the identical criteria for determination of capacity adequacy
contained on MLDC 10.227 for a zone change. The Findings of Fact addressing this
criterion are discussed in detail in the Zone Change criteria below.

Criteria

6. [ifthe Prefiminary PUD Plan includes uses proposed under Subsection
10.230(D)(7)(c), approval of the PUD shall also be subject to compliance with the
conditional use permit critenia in Section 10.248.

Finding of Fact

The proposed PUD is a mixed use development. The commercial uses proposed with the
application are a daycare facility and senvice professional office space. The daycare facility
is proposed for the ground floor of Building C. Lease space is proposed for a portion of the
ground fioor of Building A, and the ground floor of Building D has office space to be used
by On-Track, Inc. staff in the management of the development. Building D also contains
common area for use by residents of the development. All three building propose twe flcors
of residential dwelling units on top of the ground floor development.

Each of these mixed use portions of the three buildings are within 200 feet of the border of
the PUD and therefore required to comply with the criteria of MLDC Section 10.248. The
daycare is aiso subject to the special development standards of 10.811 Nursery Schools,
Day or Child Care (Centers) Facilities.

10230 (7) Allowed Uses
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a. In addition to permitted uses, any portion of a PUD may contain any housing
type listed in Subseclion 10.314(1-3). In approving housing ypes, the Planning
Commission may waive or reduce any of the special use regulations or standards
contained in Sections 10.811 through 10.838 ("Special Use Regulalions ).

b. Any conditional use listed for the underlying zone may be permitted without
addressing the Conditional Use Permit criteria except when the conditional use is
within 200 feet of the perimeter of the PUD. This exemption does not apply to
conditional uses within Ripanian Comidors pursuant to 10.925 "Conditional uses
within Riparian Comidors "

¢. Usefs) not permitted in the underying zone may, nevertheless, be permitted and
approved to occupy up to 20% of the gross area of the PUD provided that no
portion of the use(s), including its parking, is located nearer than 200 feet from the
exterior boundary of the PUD. If any portion of the use(s) is nearer than 200 feet
from the extenor PUD boundary, then said use(s} shall be considered to be 2
conditional use and may be approved subject to compliance with the coaditional
use permit criteria in Section 10.248. However, this provision shall not apply
where the land outside the PUD which is nearer than 200 feet from proposed
usefsjis inside a zone in which the proposed usefs} is permitted.

The Planning Commission can conclude the requested application does propose uses not
penmitted in the underlying MFR- 15 zoning district. These uses are within 200 feet of the
boundary of the PUD.

Criteria

7. if approval of the PLD application includes the division of land or the approval
of other concurrent development permils applications as authorized in Subsection
10.230(C), approval of the PUD shalf also be subject to compliance with the
substamtive approval criteria in Article Il for each of the additional development
applications.

Finding of Fact

The Generations PUD application does include a concurrent application for a zone change
from the SFR-00 zoning district to the MFR 15 and the MFR 20 zoning districts. The zone
change criteria are provided in MLDC section 10.227. This application does not have a
fand division component and therefore no land division is required.

Conclusions of Law

The Planning Commission can conclude the requested application does contain a request
for a zone change. The zone change per the MLDC is a separate application, consolidated
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with the PUD application, and the Findings of Fact for the zone change application
submitted with the PUD application.

@ Scott Sinner Consulting, Inc. 541-772-1494  Generations, an Intergenerational Community PUD  Page 28 of 48



i,

Conditional Use Criteria

The proposed PUD is a mixed use development. There are two commercial uses proposed
with the application, a daycare facility and leased serwvice professional office space. The
daycare facility is proposed for the ground floor of Building C. Lease space is proposed for
a pottien of the ground foor of Building A, and the ground Roor of Building D has office
space to be used by On-Track, Inc. staff in the management of the development and a
common area for use by residents of the development. All three building propose two flioors
of residential dwelling units on top of the ground floor deveiopment.

Each of these mixed use portions of the three buildings are within 200 feet of the border of
the PUD and therefore required to comply with the criteria of MLDC Section 10.248. The
daycare is also subject to the special development standards of 10.811 Nursery Schools,
Day or Child Care (Centers) Facilities.

10.230 (7) Allowed Uses

a. In addition to permitted uses, any portion of a PUD may contain any housing
type listed in Subsection 10.314(1-3). In approving housing types, the Planping
Commission may waive or reduce any of the special use regulations or standards
conlained in Sections 10.811 through 10.838 ("Special Use Reguiations ”).

0. Any condilioral use listed for the undertying zone may be permitted withoot
addressing the Conditional Use Permit criteria except when the conditional use is
within 200 feet of the perimeter of the PUD. This exemplion does not apply lo
conditional uses within Riparian Conidors pursuant te 10.925 “Conditional uses
within Riparian Coridors ”.

¢. Use(s) not permitted in the underying rone may, nevertireless, be permitted and
approved o occupy up to 20% of the gross area of the PUD provided that no
portion of the use(s), including its parking, is located nearer than 200 feet from the
exterior boundary of the PUD. If any portion of the use(s) is nearer than 200 feet
from the extenior PUD boundary, then said use(s) shall be considered to be 4
conditional use and may be approved subject to compliance with the conditional
use permit criteria in Section 10.248. Howerer, this provision shall not apply
where the land outside the PUD which is nearer than 200 feet from proposed
use(s) is inside a zone in which the proposed use(s} is permitted.

Conditional Use Criteria
10.248 Conditional Use Permit Critenia
The approving authonty (Planning Commission) must determine that the
development proposal complies with either of the following critena before
approval can be granted.

(1) The development proposal will cause no significant adverse impact on the
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livability, value, or appropnate development of abulting property, or the
surrounding area when compared to the impacts of permitted development that is
not cfassified as conditional.

{2) The deveiopment proposal is in the pubiic interest, and although the
development proposal may cause some adverse impacts, conditions have been
imposed by the approving authonty (Planning Commission) to produce a balance
between the conflicting interests.

In authonzing a conditional use pemit the agprosing authonly (Planning
Commission} may impose any of the following conditions:

(1) Limit the manner in which the use is conducted, incloding restricting the time
an activity may take place, and restraints to minimize such environmental effects
as noise, vibration, air pollution, glare and odor.

(2) Establish a special yard or other open space or lot area or dimension
requirement.

(3] Limit the height, size, orlocation of a building or other structure.

(4) Designate the size, number, location, or nature of vefiicle access points.

(5) Increase the amount of street dedication, roadway width, orimprovements
within the street nght-of-way.

(6) Designate the size, location, screening, drainage, surfacing, or other
improvement of parking or truck loading area.

(7} Limit or otherwise designate the number, size, location, height, or lighting of
signs.

(8} Limit the location and intensily of culdoor lighting, or require ils shielding.
(9) Require screening, landscaping, or other facilities to protect adjacent or nearly
properly, and designate standards for installation or maintenance thereof.

(10) Designate the size, height, location, or materials for a fence.

(11) Protect existing trees, vegetation, water resources, wildiife habitat, or other
significant natural resources.

Special Use Regulations
10.811 Narsery Schools, Day or Child Care {Centers) Facilities

Nursery schools and day or chitd care center facilities shall provide and thereafter
maintain ouidoor play areas with a minimum area of 100 square feet per 1/3 the
total licensed capacily of chifdren. The Planning Director may approve a reduction
of this requirement if the facility cares only forinfants up to 6 months in age. In alf
districts, a fence of at least five (5) feet but not more than eight (8) feet in height
shall be provided separating the outdoor play area from abutting Iots.

Facilities licensed for 40 or more ciiidren shall be required to have a dnveway

designed for continuous forward Row of passengervehicles for the purpose of
loading and unloading children.
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/f a Conditional Uise Permit is required and the following information, in addition to
that nommally required for a Conditional Use Permit, shalf also be supplied:

(1) The maximum number of children the facilily is proposed to be licensed te care
for.

(2) Ages of the children to be cared for.

(3} List of any exceptions to the rules goveming standards for day care facilities
that the applicant will be applying for through the Children's Services Division.

Findings of Fact
The proposed PUD conforms to the MLDC 10.248 (1) as presented below.

(1) The development proposal will cause no significant adverse impact on the
livability, value, or appropriate development of abutling properly, or the
sumrounding area wien compared to the impacts of permitted development thal is
not classified as conditional.

The Generations PUD proposed a mixed use development in the SE Plan Area. The
objectives of the SE Plan are contained in MLDC 10.370 as excerpted below.

10.370 Objectives of the Southeast (S-EJ Overfay District

The Southeast (S-E) Overlay Distiict is intended to:

A. Assure that land use and development occur in accordance with the Medford
Comprehensive Plan - Southeast Plan section;

B. Establish land use pattems and development design that emplhasizes
transportation connectivity and promotes viabilily for many modes of
transporiation;

C. Establish a Southeast Village Center with commercial, instituiional, and
residential uses, and provide standards and incentives for compact, pedestrian-
oriented, mixed-use development in the Southeast Village Center;

D. Require coordinated planning of the Southeast Plan Area, and encourage the
development of neighborhoods with a cohesive desien character;

£ Estabiisf special design and development standards for streefscapes, building
onentation, setbacks, building height, access, lot coverage and density, and the
use of greenways, alleys, street trees, and pedestrian street lighting:

F. Provide a mix of compatibie housing types at pianned densities, including in
Planned Unit Developments (PUDs});

G. Preserve natural waterways and othier natural resources wiile providing routes
for pedestrian and bicycle travel;

H. Reguire approval of most development through the Planned Unit Development
(PUD) regulations in order o ceordinate planning of designated areas of the
Southeast Plan Area, including the Southeast Village Center.

The proposed development is located within the Southeast Village Center, and is the first
private development proposal to be submitted for approval in the Southeast Village Center.
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The Applicant has designed the Generations PUD to embrace the each of the SE Plan
objectives listed above, and will have a positive effect for the development of the adjacent
properties.

The Applicant contends the development of this PUD will not only enhance the value and
development potential of any property in the Village Center, it will set a positive standard
for other development proposals.

The Stanford Avenue frontage in the Southeast Village Center is intended to contain mixed
use development. Because of the location of Stanford Avenue on the adopted circufation
plan for the area, virtually all properties in the Southeast Village Center along Stanford
Avenue will be within 200 feet of the boundary of their PUDs and will be addressing the
Conditional Use Criteria.

This section of the area was developed under couniy standards in the 1960s and would be
considered rural development with parcels of 1- 10 acres in size. The SE plan overlay has
designated all adjacent property to be within one of the city of Mediord’s mufti-family
zoning districts.

While the rural nature of the properties will be impacted, the extension of urban semwvices
and high quality development will have a positive effect on the value of adjacent properties
as potential development properties.

In authorzng a conditional use permit the approving authorily (Planning
Commission) may impose any of the following conditions:

(1} Limit the manner in which the use is conducted, including restricting the time
an activily may lake place, and resiraints to minimize such emvironmental efiects
as noise, vibration, air peilution, glare and odor.

(2} Establish a special yard or other open space orlot area or dimension
requirement.

(3) Limit the height. size, orlocation of a building or other stricture.

(4} Designate the size, number, location, or nature of vehicle access points.

(5] Increase the amount of street dedication, roadway width, or improvements
within the street nght-of-way.

(6) Designate the size, location, screening, drainage, surfacing, or other
improvement of parking or truck loading area.

(7) Limit or otherwise designate the number, size, focation, height, or lighting of
signs.

(5} Lirnit the Jocation and intensity of outdoor lighting, or require ils shiglding.

(9] Require screening, landscaping, or other facilities to protect adjacent or nearby
property, and designate standards for installation or maintenance thereof.

(10) Designate the size, height, location, or matenals for a fence.

(11) Protect existing trees, vegetation, water resources, wildlife habitat. or other
significant natural resources.
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The Planning Commission is also authorized to waive or reduce any of the special use
standards above.

10.230(7) Alfowed Uses

a. In addition te permitted uses, any portion of 3 PUD may contain any housing
type listed in Subsection 10.314(1-3). In approving housing types, the Planning
Commission may waive or reduce any of the special use regulations or standards
cortafred in Sections 10.811 lhrougit 10.838 ("Special Use Regulations ).

The applicant has designed to mixed use portions of the development to meet the intent of
the MLDC and for PUDs, Mixed Use Development and the Standards of the SE plan. The
Stanford Avenue frontages are designed at or near the minimum setbacks, which provides
more distance between the adjoining properties and the mixed uses.

The applicant contends the design, location, landscaping, and function of the development
as submitted satisfy mitigation objectives listed in 10.248 subsections 1-11.

Special Use Regulations

The daycare center proposed on the first floor of Buiiding C is required to comply with the
Special Use Regulations of MLDC 10.811 listed below.

Special Use Regulations
10.811 Nursery Schaols, Day or Child Care (Centers) Facilities

Nursery schools and day or child care center facilities shall provide and thereafter
maigtai autdoor play areas with a minimpm area of 100 sguare feet per 1/3 the
total ficensed capacitly of children. The Pianning Director may approve a reduction
of this requirement if the facilily cares only for infants up to 6 months in age. In all
districts, a fence of at least five (5) feet but mot more than eight (8) feet in height
shall be provided separating the outdoor play area from abutting lots.

Facilities licensed for 40 or more children shail e required to have a diiveway
designed for continuous forward Row of passenger vehicles for the pupose of
loading and unloading children.

I a Conditional Use Permit is required and the following information, in addition to
that normally required for a Conditional Use Permit, shall also be supplied:

{1} The maximum number of children the facility is proposed to be licensed to care
for.

{2) Ages of the children to be cared for.

(3} List of any exceptions to the rules goveming standards for day care facilities
that the applicant will be applying for through the Children's Services Division.
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The daycare facility as designed is intended to be licensed for is 48 children. The specific
number of each group detailed below is always moving, after all, they're kids.

Infants 0-12 months 8-10
Toddlers 1-3 years 15-18
Preschoolers 3-5 years 15 - 20

There are no exceptions proposed to the exceptions to the rules governing standards for
day care facilities that the applicant will be applying for through the Children’s Semvices
Division.

With a maximum of 48 children in the facility, the square footage requirement for outdoor
play area is 1/3 of 48 = 16 x 100 square feet of covered outdoor play area. The daycare
facility provides approximately 2,500 square feet of outdoor play area. This area is covered
and fenced on the south portion of Building C. The residential uses on the second and third
fioors provide the covered area as the ground floor has a smaller footprint than the upper
floors to provide the covered area.

As a facility proposed to be licensed to care for more than 40 children, the MLDC requires
flow through designs parking area. This was one of the piimary considerations for the
design of the parking facilities on the entire site.

The parking lot design west of Stanford Avenue provides the required flow through design,
and several of the parking spaces in the center of the parking lot are designated as drop of
spaces.

This application includes the required street tree landscaping plans, but the specific
landscape plans intended to provide shade for this parking area and screening for the
adjoining property are to be submitted with the Site Plan and Architectural Commission
Review submittal.

Summary and Conciusions, Conditional Use Criteria

The Planning Commission can conclude the mixed uses proposed with the PUD application
are consistent with the SE Plan objectives for PUDs providing mixed uses within the Village
Center of the Southeast Overlay Area. The development proposal will cause no significant
adverse impact on the livability, value, or approprate development of abutting property, or
the surrounding area when compared to the impacts of pemnitted development that is not
classified as conditional.
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Zone Change

The subject property is located in the SE Plan Overlay area and is subject to the locational
requirements of the SE Plan Map.

The subject property is
within the area designated
as the Village Center, the
hatched area, the plan map
indicates two land use
subareas, #13, with a

UMDR General Land Use | A
Plan Map (GLUP) {.- \—)’ 7
2\

designation  with the | 7 I\
comresponding MFR-15 }.

zoning district MFR-15, and
subarea 14 with the UHDR
GLUP designation and the
comresponding MFR-20 to
MFR 30 zoning.

This application requests a zone change of the six acre parcel from SFR-00 to 5 acres of
MFR 15, and 1 acre of MFR 20 to be consistent with the SE Plan Map.

10.227 Zone Change Critena

The approving authonly (Planning Commission) shall approve a quasi-judicial zone
change ifit finds that the zone change complies with subsections (1) and (2)
below:

(1) The proposed zone is consistent with the Oregon Transportation Planning Rule
(OAR 660) and the General Land Use Plan Map designation. (When the Cily of
Medford's Transportation System Plan (TSP) is adopted, a demonstration of
consistency with the acknowledged TSP will assure compliance with the Oregon
Transportation Planning Rule.) Where applicable, the proposed zene shall also be
consistent with the additional locational standards of the below sections (1)(a),
(1), (I)(c), or (1){d). Where a special area plan requires a specific zone, any
confficting or additional requirements of the plan shall take precedence over the
locational critena below.

(a) For zone changes to SFR-2, the zoning shall be approved under either of the
Tollowing circumstances. (i) if at least 70 percent of the area proposed to be
rezoned exceeds a slope of 15%, (ii) if other environmental constiaints, such as
soils, geology, wetlands, and flooding, restrict the capacity of the land to support
higher densities.
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(b) For zone changes to SFR-6 or SFR-10 where the permitted density is proposed
lo increase, one of the following conditions must exist: (i) At least one parcel that
abuts the suliject property is zoned the same as the proposed zone, either SFR-6
or SFR- 10 respectively; or (ii} The area to be rezoned is five (5] acres or larger; or
{iii) The subject property, and any abutting parcel(s) that is(arej in the same
General Land Use Plan Map designation and is{are) vacant, when combined, fotal
at least five (5) acres.

(¢} For zone changes to any commeicial zoning district, the following critena shall
be met for the applicable zoning sought: (i) The overall area of the C-N roning
district shall be three (3) acres oriess in size and within, or abirtting on at least one
boundary, residential zoning. In determining the overall area, all abutting
property(s) zoned C-N shall be included in the size of the district. (i) The overall
area of the C-C zoning distrrct shall be over three (3) acres in size and shall front
upon a collector or artenal street or state highway. In detemmining the overall area,
all abutting property(s) zoned C-C shall be included in the size of the district (i)
The overall area of the C-R zoning district shall be over three (3] acres in size, shall
front upon an arterial street or state highway, and shall be in a centralized location
that does not otherwise constitute a neighborhood shopping center or portion
thereof. In determining the overall area, all abutling property(s) zoned C-R shall be
included in the size of the district. The C-R zone is ordinanly considered to be
unsyaitable if abutling any residential zones, unless the applicant can show it
would be suitable pursuant to (1)(e) below. (iv) The C-H zone shall front upon an
artenial street or state highway. The C-H zone may abut the General Industrial (I-G),
Light Industrial (i-L), and/or any commercial zone. The C-H zone is ordinarily
considered to be unsuitable if abutting any residential and I-H zones, uniess the
applicant can show it would be suitable pursuant to (1)(e) below.

(d) For zone changes to any industrial zoning distiict, the following criteria shall be
met for the applicable roning sought: (i} The I-L zone may abut residential and
commercial zones, and the General Industnial (1-G) zone. The I-L zone is ordinanly
considered to be unsuitable when abutting the Heavy Industnial (I-H) zone, unless
the applicant can show it would be suitable pursuant to (1j(e) below. (i} The I-G
2one may abut the Heavy Commercial (C-H), Light Industnial (I-L}, and the Heavy
Industrial (I-H) zones. The I-G zone is ordinanly considered to be unsuitable when
abutling the other commercial and residential zones, unless the applicant can
show it would be suitable pursuant to (1)(e) below. (iii) The I-H zone may abut the
General Industrial (1-G) zone. The I-H zone is ordinaiily considered o be unsuitable
when abutting other zones, unless the applicant can show it would be suitable
pursuant to (1)(e) below.

{e) For purposes of (1)(c) and (1}(d] above, a zone change may be found to be
“suitable” where compliance is demonstrated with one or more of the following
critena: (i} The subject property has been sited on the General Land Use Plan Map
with a GLUP Map designation that allows for only one zone, (i) At feast 50% of the
subject properly’s boundanies abut zones that are expressly allowed vnder the
criteria in (2)(c) or (1)(d) above; Gii} At least 50% of the sulbject property’'s
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boundaries abut properiies that contain one or more existing uses which are
permitted or conditional uses in the zone sought by the applicant, regardless of
whether the abutting properties are actually zoned for such existing uses; or (iv)
Notwithstanding the definition of “abutting” in MLDC 10.012 and for purposes of
determining suitability under Section (1) (e), the subject property is separated
from the “unsuitable” zone by a public ight-of-way of at least 60 feet in widih.

(2} It shall be demonstrated that Category A urban semvices and facilities are
available or can and will be provided, as descrnibed below, lo adequately serve the
subfect property with the permitted uses aflowed under the proposed zoning,
except as provided in subsection (c) below. The minimum standards for Category A
sewvices and facilities are contained in the MLDC and Goal 3, Policy 1 of the
Comprehensive Plan ‘Public Facilities Element.”

(a) Stonm drainage, sanitary sewer, and water facilities must already be adequate
in condition, capacity, and location to serve the property or be extended or
othenwise improved to adequately serve the property al the time of issuance of a
building permit for vertical construction.

() Adequate streets and street capacily mast be prowded i one of the foflowing
ways: (i) Streets which semve the subject properly, as defined in Section 10.461(2),
presently exist and have adequale capacity; or (i) BEdsting and new streefs that will
serve the subyject property will be improved and/or constructed, sufficient to meet
the required condition and capacily, at the time building permits forvertical
construction are issued; or (iij) If it is detenmiped that a street must be constructed
orimproved in order to provide adequate capacity for more than one proposed or
anticipated development, the Planning Commission may lind the street to be
adeguale when the improvements needed to make the street adeguate are fully
funded. A streel project is deemed (o be fully funded wihen one of the following
occurs: (@) the project is in the Cily's adopted capital improvement plan budget, or
is a prograrmmed project in the first two years of the State’s current STIP (State
Transportation Irnprovement Plan), or any other public agencies adopted capital
improvement plan budget; or (b) when an applicant funds the improvement
through a reimbursement district pursuant to the MLDC. The cost of the
improvemernts will be either the actual cost of construction, if constructed by the
applicant, or the estimated cost e “estimated cost” shall be 125% of a
professional engineer’s estimated cost that has been approved by the City,
including the cost of any right-of-way acquisition. The method described in this
paragraph shall not be vsed if the Public Works Department determines, for
reasons of public safety, that the improvement must be constructed prior to
issuance of building permits. (i) When a street must be improved under (b)(ii} or
(b)(iii) above, the specific street improvement(s) needed to make the street
adegquate must be idenlified, and it inust be demonstrated by the applicant that
the improvement(s) will make the street adeguate in condition and capacity.

(c) In determining the adequacy of Category A facilities, the approving authonly
(Planning Commission) may evaluate potential impacts based upon the imposition

@ Scott Sinner Consulting, Inc. 541-772-1494  Generations, an Intergenerational Community PUD  Page 37 of 48



Criteria

of special development conditions attached to the zone change request. Special
development conditions shall be established by deed restriction or covenant,

which must be recorded with proof of recordation retumed to the Planning
Department, and may include, but are not fimited to the folfowing: (i) Restriction of
uses by type or intensily; however, in cases where such a restriction i's proposed,
the Planning Commission must find that the resulting development pattem wilf not
preclude future development, orintensification of development, on the subject
properly or adjacent parcels. In no case shall residential densities be approved
wihich do not meet minimum densily standards, (i) Mixed-use, pedestrian-fiiendly
design which qualifies for the tnp reduction percentage allowed by the
Transporiation Planning Rule, (i) Transportation Demand Management (TDM)
measures which can be reasonably quantified, monitored, and enforced, such as
mandatery car/van pools.

(1) The proposed zone is consistent with the Oregon Transportation Planning Rule
(OAR 660) and the General Land Use Plan Map designation. (When the City of
Medford's Transportation System Plan (ISP} is adopted, a demonstration of
consistency with the acknowledged TSP will assure compliance with the Oregon
Transportation Plamning Rule ) Where applicable, the proposed zone shall also be
consistent with the additional locational standards of the below sections (1)(3),
(1){h), (I)(c), or (1)(d). Where a special area plan requires a specific zone, any
confifcting or addifional requirements of the plan shall take precedence over the
locational criteria below.

Findings - Oregon Transportation Rule

The proposed zone must be consistent with the Oregon Transportation Rule (OAR 660
Division 12). OAR 660 is designed to assure local agencies comply with State goals and
regulations regarding transportation issues and provides an explanation to local agencies
to demonstrate compliance with a Transportation System Plan (TSP).

“Cities and counties shall prepare, adopt and amend local TSPs for lands within
their planning junisdiction in compliance with this division:

Local TSPs shall establish a system of transportation facilities and semices
adequate to meet identified local transportation needs and shall be consistent
with regional TSPs and adopted elements of the state TSP”

The City of Medford has adopted TSP for the area. The TSP requires consideration of all
modes of transportation including rapid transit, air, water, rail, highway, bicycle, and
pedestrian.

A review of the Property determines water and rail transportation are not available. The
Property takes access for the cument single family development from Harbrooke Road.
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Harbrooke Road is ciassified as a minor residentiai street with a requirement for a 55 foot
right of way. Currently, the Harbrooke Road right of way is 60 feet in width at the site.

Harbrooke Road is cumrently unimproved to city standards at the site. The existing road has
a paved section which complied with County Road standards when improved. The existing
road does not provide curb, gutter, sidewalks or bicycle lanes.

The site is within the SE Plan Transit Oriented District (TOD) however there are currently no
transit routes available from Rogue Valley Transpostation District (RVID}). RVID does aot
currently sewve this area of south east Medford. Discussions with RVID during the
development of the PUD application consolidated with this zone change, indicated future
routes senving this area, and this site specifically, are proposed and will be designed when
the demand and facilities exists.

The PUD application consolidated with this application will develop a segment of Stanford
Avenue, a major collector classification per the TSP. The applicant coordinated with RVID
and will provide a transit stop within the proposed development. The transit stop will
provide a future Stanford southbound route through the site.

The development of the PUD consolidated with this zone change application will improve
opportunities for pedestrian and bicycle transportation. Stanford Avenue at the site is a
major collector street. Stanford Avenue bisects the SE Plan area running predominately
north south and connects the Commercial Core with extensive existing and proposed
residential and institutional development south of the site. The Stanford Avenue street
section will include a sidewatk and bicycle lane on each side of the street.

The Generations PUD application consolidated with this zone change application proposes
a roundabout at the intersection of Stanford Avenue and Harbrooke Road. This roundabout
is a necessary facility to provide a safe east west pedestrian crossing of Stanford Avenue.
The Traffic Impact Analysis (TIA) submitted with this zone change includes a
recommendation supporting the proposed roundabout as follows.

“When compaiing all of the benefits of a roundabout and stop-controlied
intersection, a roundabout is shown to be the best option at the planned
intersection of Harbrooke Road & Stanford Avenue. A roundabout is shown to
perform betterin terms of safely than any other intersection form. Itis the
recommended traffic control for the planned intersection of Harbrooke Road &
Stanford Avenue.”

The Applicant presented the site design to the City of Medford’s Bicycie and Pedestrian
Advisory Committee for review and comment and incorporated their recommendations in
the design, and the committee provided a recommendation to be presented to the
Planning Commission supporting the roundabout facility.

The Generations PUD application also proposes the westedly termination, and first
segment, of the G4 greenway providing a pedestrian and bicycle link to the proposed
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public park east of the subject property.

Connection to Interstate 5 is 2.5 miles from the subject site. Rogue Valley International
Airportis 6.5 miles from the Property.

Findings - General Land Use Plan Map Designation

“The proposed zone is consistent with the Oregon Transporiation Rule (OAR 660) and
the General Land Use Plan Map Designation”

The subject properly is within the area designated as the Village Center, the hatched area
on the and the plan map indicates two land use subareas, #13, with a UMDR General
Land Use Plan Map (GLUP) designation with the comesponding MFR-15 zoning district
MFR-15, and subarea 14 with the UHDR GLUP designation and the corresponding MFR-20
to MFR 30 zoning.

This application requests a zone change of the six acre parcel from SFR-00 to 5 acres of
MFR 15, and 1 acre of MFR 20 to be consistent with the SE Plan Map. This request can be
found to be appropriate and consistent with the GLUP designation.

The subject property is located in the SE overlay area and the SE Plan Map determines the
locational standards for this application.

Conclusions, Oregon Transportation Planning Rule - General Land Use Plan Map Designation

The Pianning Commission can conclude the requested zone change is consistent with the
Oregon Transportation Planning Rule as all modes of transportation have been considered
in this application.

The Planning Commission can also conclude the requested zone change is consistent with
the SE overay land use map with the MFR-15 and MFR 20 zoning dishicts as the
requested zoning districts.

The Planning Commission can conclude the requested zone change is located in an area
plan that requires a specific zone, and the requirements of the plan, take precedence over
the remaining locational standards of MLDC 10.227.

Criteria

(2) It shall be demonstrated that Category A urban services and facifities are
available or can and will be provided, as described below, to adequately serve the
subject properly with the permitted uses allowed under the proposed zoning,
except as provided in subsection (c) below. The minimum standards for Category A
semvices and facilities are contained in the MLDC and Goal 3, Policy 1 of the
Comprefrensive Plan “Public Facilities Element.”

@ Scott Sinner Consuiting, Inc. 541-772-1494  Generations, an Intergenerational Communily PUD  Page 40 of 48



(3) Storm drainage, sanitary sewer, and water faciliies must already be adequate
in condition, capacity, and location to serve the properly or be extended or
otherwise improved to adequately semve the properly al the time ofissuance of a
building permit for vertical construction.

(b) Adequate streets and street capacity must be provided in one of the following
ways. (i) Streets which semve the subjject property, as defined in Section 10.461(2),
presently exist and have adequate capacily; or (i) Existing and new streets that will
senve the subyject property will be improved and/or constructed, sufficient (o meet
the required condition and capacity, at the time building penmits for vertical
construction are issued: or (ifi} i it is determined that a street must be constructed
orimproved in order to provide adequate capacity for more than one proposed or
anticipated development, the Planning Commission may find the street fo be
adequate when the improvements needed (v make the street adequate are fully
funded. A street project is deemed to be fully funded when one of the following
occurs: (a) the project is in the City's adopled capital improvement plan budgel, or
s a programmed project in the first two years of the State’s current STIP (State
Transportation Improvement Plan}, or any other public agencies adopted capital
improvement plan budget: or (b} when an applicant funds the improvement
through a reimbursement district pursuant fo the MLDC. The cost of the
improvements witl be either the actual cost of construction, if constnicted by the
applicant, or the estimated cost. The “estimated cost” shall be 125% of a
professional engineer’s estimated cost that has been approved by the City,
including the cost of any nght-of-way acquisition. The method described in this
paragraph shall not be used if the Public Works Department determines, for
reasons of public safety, that the improvement must be constructed prior to
issuance of building permits. (iv} When a streef must be improved under (b)(ii) or
(b)(iii) above, the specific street improvement(s) needed to make the street
adequate must be identified, and it must be demonstrated by the applicant that
the imprevement(s) wilf make the street adequate in condition and capacity.

(c) In determining the adequacy of Category A facilities, the approving authonty
(Planning Commission) may evaluale potential impacts based upon the imposition
of special development conditions attached to the zone change request. Special
development conditions shall be established by deed restriction or covenant,
which must be recorded with proof of recordation retumed to the Planning
Department, and may inciude, but are ot limited to the following: (i) Restriction of
uses by type or intensity; however, in cases where such a restriction is proposed,
the Planning Commission must find that the resufting development pattem will not
preclude future development, or intensification of development, on the subject
property or adjacent parcels. In o case shall residential densities be approved
wiiich do not meet minimum density standards, (if) Mixed-use, pedestnian-fiiendly
design which qualifies for the trp reduction percentage affowed by the
Transportation Planning Rule, (i) Transportation Demand Management (TDM)
measures which can be reasonably quantified, monitored, and enforced, such as
mandatory car/¥an pools.
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Finding of Fact

The Generations PUD application consolidated with this zone change application provides
the intensity of uses proposed with the application. The analysis for each Category A urban
facility, Sanitary Sewer, Storm Drainage, Water and Street capacily are provided as
proposed with the PUD application.

Sanitary Sewer

The applicant pariicipated in a pre application conference on january 8, 2008. The Public
Works Department provided the following comments regarding sanitary sewer capacity.

1. Sanitary Senvices:
A. Currently semviced by:

This site is within the Cily of Medford sewer senvice area. The developer is required
fo perfonii an analysis of the existing down stream sanifary sewer system o show
that it has capacity for this development. Downstream sanitary sewer capacily
shall be demonstrated before this application goes to the Planning Comimission.

The applicant’s Civil Engineer has prepared and has provided the required sanitary sewer
analysis to the Public Works Department for review. At the time of submittal of this
application, the results of the Public Works Department review is pending.

Stomm Sewer

As noted above in the Sanitary Sewer section, the applicant participated in a pre
application conference on January 8, 2008. The Public Works Department provided the
following comments regarding storm sewer capacity.

3. Drainage:

This site fies within the Larson Creek Drainage Basin. The City’s cumrent Drainage
Master Plan indicates improvements are reguired in the downstream stonm
drainage system to meet cument design standards for this basin. As a zone change
Is not allowable without adequate stonm drain facifities, the following critenia must
be met prior to issuance of  development permit or a building permit for vertical
construction.

a) An engineer registered in the State of Oregon shalf prepare a report which
includes lesting, plans and calculations necessary lo demonstrate a
controlled storm water release of no meore than 0.25 C.F.S. per acre of
development for the 10-year storm. The report shall be submitted to the City
of Medford Engineenng Division for review and approval.
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The appiicant’'s Civil Engineer has prepared a preliminary grading and drainage plan for
submittal with this zone change and Preliminary PUD application. The applicant and the
applicant’s Civil Engineer understand the requirements in a above, and the development
has been developed with the controlled storm release requirement in place.

The applicant will provide a report which includes testing, plans and calculations necessary
to demonstrate a controlled storm water release of no more than 0.25 C.F.S. per acre of
development for the 10-year storm. The report shall be submitted to the City of Medford
Engineering Division for review and approval.

Water

As noted above in the Sanitary Sewer section, the applicant participated in a pre
application conference on January 8, 2008. According to the Civil Engineer for the project,
there is a 12" waterline in Harbrooke Road approximately 350 feet west of the subject

property.

Water supply from the Medford Water Commission is adequate to meet the needs of the
region. This is based on a semvice population of 100,000 persons with a present maximum
daily consumption of 50 million gallons daily (summer months) and 20 million gallons
daily (winter months). The present system has a capacity of 56.4 million gallons of treated
gallons per day and 91 million untreated gallons per day. Water is provided from Big Butte
Springs. The Rogue Treatment Plant provides water for the summer month’s consumption.

Streets

As noted above in the Sanitary Sewer section, the applicant participated in a pre
application conference on January 8, 2008. Public Works provided the following
comments regarding the public streets in the project, and those recommendations are
included in the design of the proposed PUD.

b. IMPROVEMENTS
i Public Streets

The section of Stanford Avenue, through this development, shall be improved to
Major Collector Street Standards with a 44-foot wide paved section, (designed to
the Cily of Medford Standands), complete with curbs, gutters, 10-foot wide park
strips and 5-foot wide sidewalks, including street lights.

The Cily assesses System Dewvelopment Chaiges (SDCs) to help pay for
construction of additional Artenial & Collector Street capacity required as a result
of new development. SDC calculations are based on representative tip
generation rates for developments of a particuiar lype. SDC’s assess costs (o a
new development based on the representative proporiionate impact (i.e. new tips
generaled).
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The deveioper shall receive 5.5.0.C. (Street System Development Charge) credits
for the public improvements on Stanford Avenue per the value established by the
Medford Municipal Code, Section 3.815.

The section of Harbrooke road that is along the south side of this proposed
devefopment shall be improved to Minor Residential Street standards with a 28-
foot wide paved section, complete with curls, gutters, 8-foot park strips, 5-foot
sidewalks and street lights. The developer shall improve the north half plus 12-feet
south of the centeriine or to the edge of the evsting pavement, which ever is
gredter.

The section of Harbrooke Road that the developer proposes o swing northerly (o
intersect with Stanford Avenue shall be improved to Minor Residential Street
standards with a 28-foot wide paved section, complete with curbs, gutters, 5-foot
park stnps, 5-foot sidewafks and street lights.

The public street shown at the northwest side of this site will be an extension of
Ashford Way, an approved street westerly of this site. The developer shall improve
Ashford Way to Minor Residential Street standards with a 28-foot wide paved
section, complete with curbs, guiters, 5-foot park stips, 5-foot sidewalks and
street lights.

The benefits to this proposed development of these public nghi-of-way
improvements include: providing access and transportation connections at urban
level of service standards to the Cily’s street network system, on street parking,
improved connectivity reducing the length of all modes of trips generated,
decreased emergency response times, benefits from using nght-of-way to provide
public vlilily services, and City maintenance of the improved street. In addition, it
provides using braffic impact based on the traffic generated by the traffic impact
analysis required by the zone change.

il Private Streets
Rita Way is proposed to be a private dnve and shall be constructed to City of
Medford Standards. The two intersections proposed with Stanford Avenue shall be

separated a minimum of 200-feet. This pnvate street shall be maintained by the
property owners association.

It is proposed as a one way street. If the round-a-bout is constructed, the one way
trawvel shall be in a counter-clockwise direction.

ifi. Access

No fots shall have direct vehicle access to Stanford Avenue or Garfield Street. A
note shail be placed on the Final Plat that states this access restriction.
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The City of Medford requires a Traffic Impact Analysis (TIA) for any zone change with a
project increase of 250 Average Daily Trips or more. The proposed PUD consolidated with
this zone change application is proposed to generate a total of 860 ADT, therefore a TIA is
required, and is submitted for Staff review with this application.

The trip generation analysis pyovided in the TIA1s excerpted below.

Inip Generation

Inp generation calculations for the proposed Generations PUD were prepared
alilizing the Institute of Transportation Engineers Trip Generation, Seventf Edition.
Rates were used for land use codes 220 (Apartments), 565 (Daycare), 710
(General Office), and 720 (Medical/Dental Office). Refer to Appendix E for
supporting data.

Tnip generations are summanzed in the foflowing Table 8.

Table 8 — Generations PUD Trip Generations

P.M.

ITE | Daily Reak Boux
Land Use Size Code Trips Total in Out
Apartments 82 units 220 551 51 33 18
Daycare Facility 50 children 565 224 41 ‘ 719 22
General Office 4.85 SF 710 131 7 I [
Professionai Office 1.39 SF 720 50 5 1 47 ,
Total 956 104 54 50
TOD discount 10% NA -96 -10 -5 -5
Net Trips 860 94 ) 49 45

@ Scott Sinner Consulting, Inc. 541-772-1494

Generations, an Intergenerational Community PUD  Page 45 of 48




It should be noted, the MLDC provides a 10% traffic impact credit for mixed use
developments in an approved TOD to promote mixed use developments, and the impact
credit is reflected in the total trip generation for the development. The Public Works Staff
will review and comment on the TIA.

Summary and Conclusion Zone Change Criteria

The Planning Commission can conclude the requested zone change is consistent with the
Oregon Transportation Planning Rule as all modes of transportation have been considered
in this application.

The Planning Commission can also conclude the requested zone change is consistent with
the SE overlay land use map with the MFR-15 and MFR 20 zoning districts as the
requested zoning districts.

The Planning Commission can conclude the requested zone change is located in an area
plan that requires a specific zone, and the requirements of the plan, take precedence over
the remaining locational standards of MLDC 10.227.

The Planning Commission can conclude the Applicant demonstrated that Category A urban
services and facilities are available or can and will be provided, as described in the
Medford Land Development Cade, to adequately sewve the subject properly with the
permitted uses allowed under the proposed MFR-15 and MFR-20 zoning districts.
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Application Summary and Conclusion:

The Planning Commission can conclude this application is consistent with all relative
sections on the MLDC necessary to approve the proposed PUD application.

The Generations PUD preserves an important natural feature of the land, as the proposed
PUD creates the first segment of the City of Medford’s proposed G4 greenway, the
connection of pedestrian and bicycle facilities from Stanford Avenue to the future public
park east of the site. The development of the PUD will enhance the natural feature through
appropriate landscaping and will protect the feature through public dedication upon
completion of the greenway improvements.

The Generations PUD proposes a mixture of residential and commercial uses. The Stanford
Avenue frontage is proposed to create an active urban mixed use streetscape in this area
designated as the Village Center of the Southeast Plan Area. The mixed uses proposed with
this application not only provide services for any residents of this vicinity, but these uses
will provide employment opportunities, many of which will be filled with residents of this
development.

The Generations PUD proposed a mixture of housing types. The residential units located on
the Stanford Avenue frontage are mixed use apartment units and the dwelling units with
access from Rita’s way are more typically associated as town house style dwellings.

The Generations PUD provides a significant portion of the development as open space,
common areas and common elements. These amenities are both indoor and outdoor, and
are designed to provide spaces for neighbors to interact and engage each other. The
corporate ownership of the development is responsible for the perpetual care and
maintenance of all facilities which will provide onsite employment opportunities for the
residents of this development.

The Development is located in the SE Plan overay area, and a the MLDC requires the
proposal to be Planned Unit Development, but don't get me wrong, we love PUDs, and we
were able to be more creative and imaginative with this development than if we had to
comply with the strict application of the MLDC...

The proposed PUD identifies, describes, and requests modifications from the strict
application of the MLDC. The requested modifications are few, and are appropriate for
their intended uses and are necessary for the design and implementation of the
development. The requested modifications will not impair the form, safety or function of
the development.

The proposed PUD is not in an area affected by a construction moratorium, a public
facilities strategy, or a limited serice area.

The Generations PUD provides a thoughtful design incorporating a significant commitment
to common areas and common elements. The purpose of these amenities it to provide a

@ Scott Sinner Consulting, Inc. 541-772-1494  Generations, an Intergenerational Community PUD  Page 47 of 48



desirable space for residents to gather and engage each other, in other words, foster a
neighborhood.

The requested zone change is consistent with the SE Plan Overlay and consistent with the
Oregon Transportation Planning Rule and the Category A facilities are already available or
can be made available with this development.

The Generations PUD proposes mixed uses as desired with the PUD sections of the MLDC
and the objectives of the Southeast Plan Area, specifically, the Village Center.

The proposed PUD would be the first private development in the Village Center and the
intent of this development is to clearly identify and establish the Village Center as a
Gateway from the residential areas south of the property to the commercial core, the hub of
the SE Plan Area.

From the functional and symbolic gateway provided by the proposed roundabout to the
urban, mixed use street frontage proposed for Stanford Avenue, the proposed PUD fulfilis
the objective envisioned for the SE Plan Area.

On behalf of the design team, and the applicant, | respectfully request the approval of the
proposed Generation, an intergenerational Community, Planned Unit Development.

Regards,

ifnner President,
Scott Sinner Consulting, Inc.
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Carly A. Meske

From: Scott Sinner [scottsinner@yahoo.com]
Sent: Monday, July 07, 2008 3:03 PM

To: Carly A. Meske RECEIVED
Subject: Rita's Way Generations PUD
’ ' JUL 07 2008

7/7108 PLANNING DEPT

Carly,

| would like to request a review of the private street name of “Generations Place” to replace the private
street name “Rita’s Way” for City review.

| have researched the name in the Jackson County Database and do not see a conflict.
Please forward the request to Paula’s replacement for review.
Thank you.

Scott

Scott Sinner Consulting, Inc.

Land Use Planning, Conservation Consulting
4401 San Juan Drive Suite G

Medford, Oregon 97504

541-772-1494 Phone and Fax

541-601-0917 Cell

scottsinner@yahoo.com

fed_ PU0v-0e

7/7/2008
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Carly A. Meske

From: Scott Sinner [scottsinner@yahoo.com)
Sent:  Monday, July 07, 2008 2:56 PM

To: Carly A. Meske RECEIVED
Cc: 'scott palmer’ JU
Subject: Generations PUD L 07 2008

Carly,

| would like to confirm our conversation today regarding the Generations PUD. The PUD as submitted
included 82 dwelling units in the application. Two of those dwelling units were | bedroom studios on the
ground floor of Building B. It has been determined a better solution is to convert the two dwelling units
into one 1 bedroom dwelling unit.

The PUD is now 81 dwelling units instead of 82.

We are in the process of completing our SPAC submittal and those documents will show the revisions.
Thank you.

Scott

Scott Sinner Consulting, Inc.

Land Use Planning, Conservation Consulting
4401 San Juan Drive Suite G

Medford, Oregon 97504

541-772-1494 Phone and Fax

541-601-0917 Cell

scottsinner@yahoo.com
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L EXECUTIVE SUMMARY

Summary

Southern Oregon Transportation Engineering prepared a traffic impact analysis for the proposed

Generations Planned Unit Development (PUD), an Intergenerational Community. The proposed
PUD is located east of North Phoenix Road at the terminus of Harbrooke Road on Township 37S
Range 1W Section 34, tax lot 1000 in Medford, Oregon.

Access to the site will be from Stanford Avenue. Stanford Avenue exists from Hillcrest Road to
Calle Vista under year 2008 conditions. It is planned to extend from Calle Vista to Coal Mine
Road as part of the Southeast Plan in the future and will bisect the proposed development at that
time. The extension of Stanford Avenue is a planned transportation system improvement for the
City of Medford under their medium range (yr 2009-yr 2013) projects and is listed as a high
priority TSM/Economic Development. The property directly north of the proposed Generations
PUD is expected to develop by the year 2010, however, and construction of the portion of
Stanford Avenue from Barnett Road to the proposed Generation’s northern boundary is
anticipated at that time. Based on this, it is estimated in this analysis that Stanford Avenue will
be constructed from Barnett Road to the proposed northern property boundary of the site by the
build year 2010.

The site is currently zoned City SFR-00 and has one existing single family dwelling unit
occupying it. The applicant proposes to tear down the existing dwelling unit and develop a
Planned Unit Development (PUD). A zone change to MFR-15 is required for the proposed
development. The site is currently estimated to generate 1 trip during the P.M. peak hour. The
proposed project is estimated to generate 104 trips during the P.M. peak hour. The net increase in
trips to the transportation system is 103 P.M. peak hour trips. Access to the site will be from the
planned Stanford Avenue and Harbrooke Road.

The traffic analysis evaluated the impacts of the PUD on the surrounding transportation system
during the P.M. peak hour, which is shown to be the peak hour of the day in this area. Analysis
scenarios include an existing year 2008, year 2010 no build, and year 2010 build to meet the
requirements of the City of Medford. Jackson County will be reviewing the impacts along North
Phoenix Road north and south of Harbrooke Road. The Oregon Department of Transportation
(ODOT) was noticed and had no concerns regarding the zone change application.
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DATE: July 7, 2008

Revised August 21, 2008 per Planning Commission Hearing
NO.: P.U.D. 08-068
RECEIVED Z.C. 08-069

AUG 21 2008

PUBLIC WORKS DEPARTMENT STAFF REPORT
PLANNING DEPT,

GENERATIONS P.U.D.
Terminus of Harbrooke Road, proposed zone change and P.U.D.

NOTE: Items B - E Shall be Completed and Accepted Prior to obtaining a Building Permit

A. ZONE CHANGE

1. Sanitary Services:

A. Currently serviced by:

This site is within the City of Medford sewer service area. The developer performed an
analysis of the existing down stream sanitary sewer system to verify it has capacity for this
development.

The City has reviewed the sanitary sewer study prepared for Generations PUD by
Construction Engineering Consultants dated August, 4, 2008. The study shows that one
section of downstream sanitary sewer pipe will not have capacity for this development. To
allow a Zone Change we need to have adequate capacity in the sanitary sewer system. 228
feet of 8" pipe in State Street will need to be upsized to carry additional flows from the
proposed development. The section of failing pipe runs from the intersection of State Street
and Olympic Avenue to approximately 220 feet east of this intersection. The Sanitary
Sewer Master Plan calls for a 12" pipe to meet our build-out conditions. Ifthis section was
improved by this development, then sufficient capacity exists in the system for this Zone
Change to occur.

2. Streets:
A. Current condition of nearest streets:

Harbrooke Road, designated as Minor Residential Street, is paved without curbs and gutters
along a portion of the frontage of this site.

B. Who has maintenance responsibilities: Jackson County

C: Transportation analysis for potential impacts to the surrounding street system is stated
below:

Land Development Code Section 10.461 governs traffic impact analyses (TIA) required to
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determine development impacts on the street system. The proposed zone change from SFR-00
(Single-Family Residential — 1 unit per lot) to City MFR-15 (Multi-Family Residential — 15 units
per acre) on 5 acres (5.16 gross acres) has the potential to develop up to 77 MFR dwelling units or
generate 517 average daily trips (ADT) and a proposed zone change from SFR-00 (Single-Family
Residential — 1 unit per lot) to City MFR-20 (Multi-Family Residential — 15 units per acre) on 1
acre (1.00 gross acres) has the potential to develop up to 20 MFR dwelling units or generate 134
average daily trips (ADT). The net increase in ADT to the transportation system is 632 ADT.
Based on this and code sections 10.460 and 10.461, a traffic impact analysis (TIA) will be required.
Based on the site plan, a round-a-bout is proposed at he proposed intersection of Harbrooke Road
and Stanford Avenue. The traffic study will need to justify the round-a-bout before the Public
Works Department can support it.

The traffic study was submitted by Southern Oregon Transportation Engineering, LLC on May 19,
2008. The study is in the review process.

Public Works submitted a Revised Recommendation, dated August 11, 2008, to the Planning
Commission based on the Generation PUD TIA. In the recommendation and in testimony_at the
hearing, Public Works did not support the construction of the roundabout based on the following
criteria:
I. The intersection does not meet any warrants, for a traffic signal, four-way stop, or
modern roundabout.
2. Placing a roundabout at an intersection just because the inherent design of a roundabout
makes them safer for pedestrians, even though they are not warranted, may be setting a
precedent the City may have difficulty prohibiting future roundabouts at unwarranted
intersections.

3. The cost to the public to maintain an unwarranted roundabout is significantly more than
a standard intersection.

After hearing testimony from the staff and applicant, the Planning Commission approved the project
with the roundabout.

As the City’s road authority, the Public Works Director, after reviewing the record, can’t support the
decision to construct an unwarranted traffic control device. Placing an unwarranted traffic control

device, including a roundabout, at an intersection may reduce safety at the specific location and the

the transportation system in general. The Public Works Director would like this decision to be
reconsidered by the Planning Commission on the above basis. The municipal code does not allow
Public Works to approve plans for a modern roundabout at this location. Public Works would
support a standard intersection at Stanford Avenue and Harbrooke Road.

At the time of development of this site the City of Medford will, in conjunction with Jackson County,
address access issues and right-of-way dedication and improvements along the Harbrooke Road frontage of
this proposed zone change.

3 Drainage:

This site lies within the Larson Creek Drainage Basin. The City’s current Drainage Master
Plan indicates improvements are required in the downstream storm drainage system to meet
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current design standards for this basin. As a zone change is not allowable without adequate
storm drain facilities, the following criteria must be met prior to issuance of a development
permit or a building permit for vertical construction:

a) An engineer registered in the State of Oregon shall prepare a report which includes
testing, plans and calculations necessary to demonstrate a controlled storm water release of
no more than 0.25 C.F.S. per acre of development for the 10-year storm. The report shall be
submitted to the City of Medford Engineering Division for review and approval.

B. STREETS
a. DEDICATIONS

The proposed alignment of Stanford Avenue is acceptable to the Public Works Department as it
closely reflects the alignment shown in the Southeast Village Center TOD.

The Developer shall dedicate to the public a 74-foot wide right-of-way for the portion of Stanford
Avenue, a Major Collector Street, which will go through this site. The developer shall also provide
10-foot wide Public Utility Easements (PUE) adjacent to the new right-of-way lines. Ifthe proposed
round-a-bout is approved then right-of-way will be determined by the city Engineer based on federal
design standards for "modern round-a-bouts".

The City assesses System Development Charges (SDCs) to help pay for acquisition of right-
of-way and construction of additional Arterial & Collector Street capacity required as a result
of new development. SDC calculations are based on representative trip generation rates for
developments of a particular type. SDC’s assess costs to a new development based on the
representative proportionate impact (i.e. new trips generated).

The Developer shall receive S.S.D.C. (Street System Development Charge) credits for the
public right-of-way dedications for Stanford Street, per the value established by the Medford
Municipal Code, Section 3.815

If the round-a-bout is approved, the additional right-of-way required will not be eligible for
S.S.D.C. credits.

Should the developer elect to have the value of the S.S.D.C. credits determined by an
appraisal, a letter to that effect must be submitted to the City Engineer within 60
calendar days of the date of the Final Order by the Planning Commission. The City will
then select an appraiser and a deposit will be required as stated in Section 3.815.

The developer shall dedicate to the public a 2.5-foot wide strip of right-of-way on the north side
where the Harbrooke Road frontage runs along the south side of this proposed development. This
section will then comply with the half width of right-of-way for a Minor Residential Street, which is
27.5-teet. The developer shall also provide a 10-foot wide Public Utility Easement (PUE) adjacent to
the new right-of-way line.



The section of Harbrooke Road that the developer proposes to swing northerly to intersect with
Stanford Avenue, the developer shall dedicate to the public 55-feet of right-of-way for the full
section of Harbrooke Road, a Minor Residential Street, within this development. The centerline
radius shall be a minimum of 100-feet. The developer shall also provide 10-foot wide Public Utility
Easements (PUE) adjacent to the new right-of-way lines.

The public street shown at the northwest side of this site will be an extension of Ashford Way, an
approved street westerly of this site. The developer shall dedicate to the public 55-feet of right-of-
way for the full section of Ashford Way, a Minor Residential Street, within this development. The
developer shall also provide 10-foot wide Public Utility Easements (PUE) adjacent to the new right-
of-way lines.

Local street right-of-way dedication and construction requirements identified by the Public
Works Department and required by the City are the minimum required to protect the public
interest and are necessary for additional or densification of development in the City without
detracting from the common good enjoyed by existing properties. Developments are required
to provide all internal local streets and half-street improvements to abutting streets, including
associated right-of-way dedications, to ensure that new development and density
intensification provides the current level of urban services and adequate street circulation is
maintained.

The benefits of the rights-of-way dedication for the development of this site include:
providing access and transportation connections at urban level of service standards, on-street
parking, decreased emergency response times, benefits from using right-of-way to provide
utility services, the additional traffic that is being generated by this proposed PUD and the
necessity to provide connections for all modes of trips generated.

b. IMPROVEMENTS
i. Public Streets

The section of Stanford Avenue, through this development, shall be improved to Major Collector
Street Standards with a 44-foot wide paved section, (designed to the City of Medford Standards),
complete with curbs, gutters, 10-foot wide park strips and 5-foot wide sidewalks, including street

lights.

The City assesses System Development Charges (SDCs) to help pay for construction of
additional Arterial & Collector Street capacity required as a result of new development. SDC
calculations are based on representative trip generation rates for developments of a particular
type. SDC’s assess costs to a new development based on the representative proportionate
impact (i.e. new trips generated).

The developer shall receive S.S.D.C. (Street System Development Charge) credits for the
public improvements on Stanford Avenue per the value established by the Medford
Municipal Code, Section 3.815.



The section of Harbrooke road that is along the south side of this proposed development shall be
improved to Minor Residential Street standards with a 28-foot wide paved section, complete with
curbs, gutters, 8-foot park strips, 5-foot sidewalks and street lights. The developer shall improve the
north half plus 12-feet south of the centerline or to the edge of the existing pavement, which ever is
greater.

The section of Harbrooke Road that the developer proposes to swing northerly to intersect with
Stanford Avenue shall be improved to Minor Residential Street standards with a 28-foot wide paved
section, complete with curbs, gutters, 8-foot park strips, 5-foot sidewalks and street lights.

The public street shown at the northwest side of this site will be an extension of Ashford Way, an
approved street westerly of this site. The developer shall improve Ashford Way to Minor Residential
Street standards with a 28-foot wide paved section, complete with curbs, gutters, 8-foot park strips,
5-foot sidewalks and street lights.

The benefits to this proposed development of these public right-of-way improvements
include: providing access and transportation connections at urban level of service standards
to the City's street network system, on street parking, improved connectivity reducing the
length of all modes of trips generated, decreased emergency response times, benefits from
using right-of-way to provide public utility services, and City maintenance of the improved
street. In addition, it provides using traffic impact based on the traffic generated by the traffic
impact analysis required by the zone change.

ii. Private Streets
Rita Way is proposed to be a private drive and shall be constructed to City of Medford Standards.
The two intersections proposed with Stanford Avenue shall be separated a minimum of 200-feet.

This private street shall be maintained by the property owner..

It is proposed as a one way street. If the round-a-bout is constructed, the onc way travel shall be in a
counter-clockwise direction.

iii. Access

No lots shall have direct vehicle access to Stanford Avenue. A note shall be placed on the Final Plat
that states this access restriction.

ii. Lighting and signing

All street lights and signing for public streets shall be installed to City of Medford specifications.
The following street lighting and signing installations will be required:

1. Traffic Signs and Devices - City Installed
A. 2 — street name signs
B. 1 —stop sign
C. 1 —dead end sign




D. 3 — dead end barricades

The developer shall provide and install street name signs and stop signs at the intersections of the
private street with the public street. These signs shall be maintained by the property owner..

2. Street Lighting - Developer Provided & Installed
A.1-100W street light
B. 4 — 250W street lights with base mounted cabinets on Stanford Avenue.

Pedestrian street lights required in the S-E Overlay District shall be constructed at 160-foot intervals
on both sides of the streets. Base mounted cabinets shall be installed to serve the pedestrian lights.
The pedestrian lights shall be designed by an engineer per City of Medford Specifications and shall
be submitted to the Engineering Division as part of the public improvement drawings.

The pedestrian street lights shall be maintained by the property owner..

All street lights shall be operating and turned on at the time of the final “walk through” inspection by
the Public Works Department.

C. SANITARY SEWERS

This site lies within the City of Medford sewer service area. A sanitary sewer lateral shall be
constructed to each building.. There is an 8" sanitary sewer main located in Harbrooke Road west of
this site. The sanitary sewer main in Harbrooke Road shall be extended to the north end of Stanford
Avenue thru this proposed development.

The developer shall also extend the public sanitary sewer main to the east property line, in a 15-foot
easement, to serve the properties to the east of this site. All manholes shall have paved access.

The developer shall provide an access and maintenance easement to the City of Medford Public
Works Department on the Final Plat, for maintenance of the 8" public sanitary sewer main which
will be located in Rita Way.

The downstream sanitary sewer, on State Street, that was identified in the sewer study for the zone
change will need to upsized to a 12 diameter pipe in accordance with the Sanitary Sewer Master
Plan.

D. STORM DRAINAGE

a. Hydrology

The Design Engineer shall provide an investigative report of the off-site drainage on the PUD
perimeter, a distance not less than 100 feet in all directions. All off-site drainage affecting the PUD
shall be addressed on the drainage plan. A hydrology map depicting the amount of area the PUD
will be draining shall be submitted with hydrology and hydraulic calculations. The opening of each
curb inlet shall be sized in accordance with ODOT design standards. These calculations and maps

6



shall be submitted with the public improvement plans for approval by the Engineering Division.

A tributary of Larson Creek flows thru the southeast corner of this project. If this drainage remains
open, the development shall maintain a 25-foot setback from the flow line of the drainage. If this
section is enclosed in a pipe, the pipe shall be adequately sized to convey flows, to City Standards.

b. Detention

This site lies within the Larson Creek Dranage Basin. A drainage plan which shows a controlled
storm water release of no more than 0.25 C.F.S. for the 10 year storm per acre of development shall
be prepared by an engineer, registered in the State of Oregon, and submitted to the Engineering
Division for approval. The drainage plan shall show the entire project site with sufficient spot
clevations to determine direction of runoff to the proposed drainage system, as well as elevations on
the drainage system. Requirements are per Comprehensive Medford Area Drainage Master Plan as
adopted by the Medford City Council in 1995. Upon completion of the project, the Developer’s
Professional Engineer shall certify that the construction of the drainage system was in close
conformance with his plan. The storm drainage detention for the private portion of this development
shall be privately maintained. The storm drainage detention for Stanford Avenue and Harbrooke
Road shall be separate and publicly maintained.

c¢. Grading
A comprehensive grading plan showing the relationship between adjacent property and the proposed
PUD will be submitted with the public improvement plans for approval. The Developer shall be
responsible that the final grading of the development shall be in compliance with the approved
grading plan.

d. Mains and Laterals

All roof drains and foundation drains shall be connected directly to a storm drain system.
A storm drain lateral shall be constructed to each Building..

All public storm drain mains shall be located in paved public streets, or in easements with 12-foot
wide paved access. All manholes shall have paved access.

e¢. Easements

Easements shall be provided for public sanitary sewer and storm drain mains that are outside of the
public right of way.

A 50-foot wide storm drainage easement, centered on the creek, shall be recorded prior to approval
of the construction drawings.

f. Erosion Control



Subdivisions/P.U.D.’s of one acre and greater require a run-off and erosion control permit from
DEQ. The permit must be submitted to the Engineering Division prior to construction plan approval.
The erosion prevention and sediment control plan shall be included as part of the plan set.

E. SURVEY MONUMENTATION

All survey monumentation shall be in place, field-checked, and approved by the City Surveyor prior
to the final "walk-through" inspection of the public improvements for each phase by City staff.

F. GENERAL
a. Construction Plans

Construction drawings for this project shall be prepared by an engineer registered in the State of
Oregon and submitted to the Engineering Division for approval. Approval shall be obtained prior to
beginning construction. Only a complete set of construction drawings will be accepted for review.
This includes plans and profiles for all streets, minimum access drives, sanitary sewers, storm drains,
and street lights as required by the Planning Commission’s Final Order, together with all pertinent
details and calculations.

In order to properly maintain an updated infrastructure data base, the Surveyor of Record shall
submit an as-built survey prior to final inspection and the Engineer of Record shall submit mylar “as-
constructed” drawings to the Engineering Division within sixty (60) calendar days of the Final
Inspection (walk through). Also, the engineer shall coordinate, with the utility companies, and show
all final utility locations on the "as built" drawings.

b. Design Requirements
All public improvements including streets, street lights, sanitary sewers and storm drainage facilities
shall be designed and constructed in accordance with the “Engineering Design Standards for Public
Improvements”, adopted by the Medford City Council in December, 2004. Copies of this document
are available in the office of the City Engineer.

¢. Phasing

The preliminary Plan does not show phasing.

e. Permits

Prior to issuance of the first building permit for vertical construction, the developer shall complete all the
public improvements or provide security in the amount of 25% of the estimated cost for the public
improvements .

Concrete or block walls built within a P.U.E., sanitary sewer, or storm drain easements require
review and approval from the Engineering Department. Walls will require a separate permit from the
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Building Department and may require a professional engineer's certification.

The developer shall contact the Division of State Lands for the approval or clearance of said
development with regard to wetlands and/or waterways if they are present on subject land. The
Developer shall address all floodway issues with the proper Agencies and acquire all necessary
permits for work within the floodway.

f. System Development Charges

Buildings in this development are subject to a street, south interchange, sewer collection and sewer
treatment system development charges. These will be paid at the time individual building permits are
taken out. This development is also subject to a storm drain system development charge, but the
developer will receive a credit of 25% of the estimated cost of storm drains, as established by
Ordinance No. 4940, which are 24 inches in diameter or larger and are not used for storm drainage
detention. The storm drain system development charge will be collected at the time the building
permits are issued.. Developments in which Collector/Arterial streets are being constructed may be
eligible for Street SDC credits for street construction and public right of way dedication as stated in
City of Medford Code.

g. Pavement Moratoriums

The developer shall be responsible for notifying, by certified letter, all utility companies and existing
property owners of parcels, which are adjacent to any public street being constructed or paved as part
of this project. The letter shall inform the utility companies and property owners of the City's street
moratorium policy with respect to pavement cutting for future utility services. The utility companies
and property owners shall be given the opportunity to install utility services within the right-of-way
prior to paving and the subsequent moratorium. Notifications shall be mailed by the Developer prior
to the final order of approval by the Planning Commission. Copies of the certifications shall be
submitted to the City Engineer with the submittal of the preliminary construction drawings.

h. Construction and Inspection

Contractors proposing to do work on public streets, sewers, or storm drains shall ‘prequalify’ with
the Engineering Division prior to starting work. Contractors shall work off a set of improvement
drawings, which have been approved by the City of Medford Engineering Division. Work within the
County right-of-way will require a permit to perform from the County.

The City Public Works Maintenance Division requires that both public sanitary sewer and storm
drain mains be inspected by T.V. prior to acceptance of these systems by the City.

The developer shall bear all expenses resulting from the adjustment of manholes to finish grades as a
result of changes in the finish street grade.



Ciry or MEDFORD RECEIvED

INTER - OFFICE MEMORANDUM AUG 12 2008
PLANNIN
TO: Planning Commission G DEPT.
FROM: Public Works Department — Traffic Engineering

SUBJECT: Revised Recommendation based on the Generation PUD TIA
DATE: August 11, 2008

The Traffic Impact Analysis (TTA) for the proposed Generation PUD Application was
prepared by Southern Oregon Transportation Engineering, LLC and submitted to Public
Works for review.

Streets expected to be impacted by the proposed development were evaluated with
Highway Capacity Manual (HCM) procedures. Intersection performance analysis
concludes that the studied intersections will perform at acceptable Level of Service
standards for the City of Medford for the year 2010 built scenario with the exception of
the intersections of Barnett Road & North Phoenix Road, and Coal Mine Road & North
Phoenix Road. The proposed PUD includes 82 units of apartments, daycare facility with
a maximum 80 child capacity, 4,850 sq. ft. of general office and 1,390 sq. ft. of
professional office. The traffic study concludes the following:

1. The studied area intersections are shown to operate acceptably under adjusted
Year 2008, Year 2010 no build and Year 2010 build conditions with the exception
of the intersections of Barnett Rd. & N. Phoenix Rd., and Coal Mine Rd & N.
Phoenix Rd. In order to mitigate the level of service at the aforementioned
intersections, a second eastbound left turn lane is proposed as the mitigation at the
intersection of Barnett Rd and N. Phoenix Road. Further, the developer stipulates
that the licensed daycare will not exceed 50 children which minimize impacts to
the intersection of Coal Mine Road and North Phoenix Road. With the proposed
mitigation and stipulation, all the intersections will operate at LOS D or better.

2. The traffic study also evaluated the intersection of Harbrook and Stanford to
determine if a roundabout could be installed instead of stop signs. The engineer
recommends the roundabout for traffic control to provide safety for pedestrians
though no warrants are met to justify the installation.

Based on analysis of the traffic study, Traffic Engineering recommends approval of the
PUD Application with the following code conditions:

1. The developer shall install a second eastbound left turn lane at the intersection of
Barnett Road and N. Phoenix Road, or a suitable alternative that meets LOS D

CITY OF MEDFORD
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and is approved by the City Engineer, prior to the issuance of any building
permits.

Due to the failing intersection at Coal Mine Road and N. Phoenix Road, the
developer shall stipulate to have no more than 50 children in the daycare facility.

. The roundabout does not meet any warrants (traffic signal or four-way stop) and
therefore Public Works does not recommend the installation of a roundabout.
Public Works recommends the intersection of Stanford and Harbrook be
constructed as a standard intersection with Harbrook being stop controlled.
Should pedestrian volumes warrant crosswalks in the future, the City will install
crosswalks as necessary.



BOARD OF WATER COMMISSIONERS

Staff Memo

MEDFORD WATER COMMISSION

RECEIVED
TO: Planning Department, City of Medford
_ . | JUL 09 2008
FROM: Rodney Grehn P.E., Water Commission Staff Engineer
SUBJECT: PUD-08-068 & ZC-08-069 PLANNING DEPT.

PROJECT: Consideration of a request for Preliminary PUD Plan approval for a mixed-use
development (including 82 dwelling units and common open space), plus a
zone change from SFR-00 to five acres of MFR-15 (Multi-Family Residential —
15 dwelling units per gross acre) and one acre of MFR-20 (Multi-Family
Residential ~ 20 dwelling units per gross acre), on one parcel totaling six acres
located at the terminus of Harbrook Street approximately 1,012-feet east of N.
Phoenix Road, within an SFR-00 (Single-Family Residential — 1 existing
dwelling per lot) zoning districts; On-Track, Inc., Applicant (Scott Sinner
Consulting, Inc., Agent). Carly Meske, Planner

PARCEL ID: 371W34 TL 1000

DATE: July 7, 2008

[ have reviewed the above plan authorization application as requested. Conditions for

approval and comments are as follows:

CONDITIONS

1. The water facility planning/design/construction process will be done in accordance with
the Medford Water Commission (MWC) “Regulations Governing Water Service” and

“Standards For Water Facilities/Fire Protection Systems/Backflow Prevention Devices.”

2. All parcels/iots of proposed property divisions will be required to have metered water
service prior to recordation of final map, unless otherwise arranged with MWC.

3. This parcel is located in MWC Pressure Zone 1, with a minimum service pressure of 35
psi at an elevation of 1650 feet.

4. If awell is located on this parcel it is required to be abandoned per state regulations.

5. Off-Site installation of a new 12” water is required in Harbrooke Street from the existing
12” water line located approximately 330’ east of the west property line of this parcel.

6. Installation of a new 12" water line is required in Stanford Avenue between the north and
south property line of this parcel. New water line shall be located in a paved travel lane,
and not under proposed islands or medians in the roundabout as shown on Schematic
Design Plan.

7. Installation of a new looped 8" water line is required in Ritas Way.

Continued fo next page

G:\Engineering\Land_Dev'Planning\pud08068.doc Page 1 of 2
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BOARD OF WATER COMMISSIONERS

LY  Staff Memo

MEDFORD WATER COMMISSION

Continued from previous page

8. Dedication of a 10 foot wide access and maintenance easement to MWC over all water
facilities located outside of public right-of-way is required. Easement to be submitted to
MWC for review and recordation prior to construction.

9. MWC will reimburse developer for upsizing costs from 8” to 12” for materials only.
Coordinate with MWC engineering department prior to site development to establish
reimbursement amount. All costs to be submitted to MWC for review approval prior to
plan approval.

10. A pre-design meeting between the applicants Civil Engineer and MWC Engineering staff
is required prior to plan review submittal to MWC.

COMMENTS

1. The MWC system does have adequate capacity to serve this property.

2. Off-site water line installation is required. (See Condition 4)

3. On-site water facility construction is required. (See Conditions 6 and 7)

4. MWC-metered water service does not exist to this property.

5. Access to MWC water lines is available.A 12" water line is located in Harbrooke Street
approximately 330’ west of the westerly property line of this parcel.

G:\Engineering\Land_Dev\Planning\pud08068.doc Page 2 of2



City of Medford Fire/Rescue

200 S . Ivy Street, Room #257
Medford, OR 97501 lECE’IVED
Phone: 774-2300; Fax: 541-774-2514; JUL ~
E-mail www.fire@ci.medford.or.us 09 2008

LAND DEVELOPMENT REPORT - PLANNING ANMNGDEPT

To: Carly Meske LD Meeting Date: 07/09/2008
From: Kleinberg, Greg Report Prepared: 07/03/2008

Applicant: On-Track, Inc., Applicant (Scott Sinner Consulting, Inc., Agent)
File#: PUD -08 - 68 Associated File#'s: 2C -08 - 69

Site Name/Description:

PUD-08-068/ Consideration of a request for Preliminary PUD Plan approval for a mixed-use development

ZC-08-069 (including 82 dwelling units and commaon open space), plus a zone change from SFR-00 to five acres of
MFR-15 (Multi-Family Residential - 15 dwelling units per gross acre) and one acre of MFR-20 (Multi-Family Residential -
20 dwelling units per gross acre), on one parcel totaling six acres located at the terminus of Harbrook Street
approximately 1,012-feet east of N. Phoenix Road, within an SFR-00 (Single-Family Residential - 1 existing dwelling per
lot) zoning districts; On-Track, Inc., Applicant (Scott Sinner Consulting, Inc., Agent). Carly Meske, Planner

DESCRIPTION OF CORRECTIONS REFERENCE
Required AERIAL APPARATUS ACCESS REQUIREMENTS OFC D104-D105

SECTION D104-COMMERCIAL AND INDUSTRIAL DEVELOPMENTS

D104.1 Buildings exceeding three stories or 30 feet in height. Buildings or facilities exceeding 30 feet (9144 mm) or
three stories in height shall have at least two means of fire apparatus access for each structure.

D104.3 Remoteness. Where two access roads are required, they shall be placed a distance apart equal to not less
than one half of the length of the maximum overall diagonal dimension of the property or area to be served,
measured in a straight line between accesses.

SECTION D105-AERIAL FIRE APPARATUS ACCESS ROADS

D105.1 Where required. Buildings or portions of buildings or facilities exceeding 30 feet (9144 mm) in height above
the lowest level of fire department vehicle access shall be provided with approved fire apparatus access roads
capable of accommodating fire department aerial apparatus. Overhead utility and power lines shall not be located
within the aerial fire apparatus access roadway.

D105.2 Width. Fire apparatus access roads shall have a minimum unobstructed width of 26 feet (7925 mm) in the
immediate vicinity of any building or portion of building more than 30 feet (9144 mm) in height.

D105.3 Proximity to building. At least one of the required access routes meeting this condition shall be located within
a minimum of 15 feet (4572 mm) and a maximum of 30 feet (9144 mm) from the building, and shall be positioned
parallel to one entire side of the building.

835’ =
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City of Medford Fire/Rescue

200 S. Ivy Street, Room #257
Medford, OR 97501
Phone: 774-2300; Fax: 541-774-2514;
E-mail www.fire@ci.medford.or.us

LAND DEVELOPMENT REPORT - PLANNING

To: Carly Meske LD Meeting Date: 07/09/2008
From: Kleinberg, Greg Report Prepared: 07/03/2008

Applicant: On-Track, Inc., Applicant (Scott Sinner Consulting, Inc., Agent)
File#: PUD -08 - 68 Associated File#'s: ZC -08 - 69

Site Name/Description:

Required PARKING RESTRICT.-COMMERCIAL AREAS (PAINTED CURBS) OFC D103.6

Where parking is prohibited for fire department vehicle access purposes, curbs shall be painted red along the entire
distance of the fire department access. White letters stating "NO PARKING-FIRE LANE" shall be painted on the curb
every 20'. NO PARKING signs shall be spaced at 100' intervals along the fire lane and at fire department designated
turn-around's. The signs shall have red letters on a white background stating "NO PARKING FIRE LANE TOW
AWAY ZONE ORS 98.810 to 98.812" (See handout).

This restriction shall appear on the final plat or be deeded with this property.

Fire apparatus access roads shall not be obstructed in any manner, including the parking of vehicles. The minimum
widths (20" wide) and clearances (13' 6" vertical) shall be maintained at all times (OFC 503.4; ORS 98.810-12).

Development shall comply with access and water supply requirements in accordance with the Fire Code
in affect at the time of development submittal.

Fire apparatus access roads are required to be instailed and made servicable prior to the time of
construction. Water supply for fire protection is required to be installed and made serviceable prior to
the time of vertical combustible construction.

Specific fire protection systems may be required in accordance with the Oreqon Fire Code.

This plan review shall not prevent the correction of errors or violations that are found to exist during
construction. This plan review is based on the information provided only.

Design and installation shall meet the Oregon requirements of the IBC, IFC, IMC and NFPA standards.

07/07/2008 16:45 Page 2
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CITY OF MEDFORD

Interoffice Memo

TO: Planning Department
FROM: Pete Young, Planner ll|

SUBJECT: STREE TREE REVIEW OF FILE PUD-08-068; On-track, Inc., Mixed-use
development

DATE: July 11, 2008

I have reviewed the applicant’s Street Tree plan and have the following comments:

The Plan is labeled a “Concept”. Staff has no criteria for reviewing a concept plan, and so limits
this review to a review of street trees only.

The Ulnus rubra is not on the city’s street tree list, and the city arborist is concerned that this
tree is not a suitable street tree.

The Betula nigra has been specified at the bottom of a storm drainage swale where saturated
soils will occur frequently during the wet season. This tree is more drought tolerant than
tolerant of prolonged periods of wet soils.

Staff recommends the applicant replace the Ulnus rubra and Betula nigra trees with trees well
suited for “wet fee” such as:

Acer rubrum (& cultivars)

Nyssa

Quercus bicolor, Swamp White Oak

Several other varieties of Betula

This report addresses horticultural concerns only. Applicant shall comply with all aspects of
Medford Code 10.780 Interpretation of the Medford Code will be per the Planning Department.
Aesthetic considerations will be per the Site Plan and Architectural Review Commission or
Planning Commission upon their review.
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200 Antalope Read

Roads

July 1, 2008

Carly Meske

Planning Department

City of Medford

200 South lvy Street, Lausmann Annex, Room 240
Medford, OR 97501 :

RE:  Development off Harbrooke Road - a county-maintained road.
Planning File: PUD-08-068/ZC-08-069; Planned Unit Development.

Dear Carly:

Thank.you for the opportunity ta comment on the request for Preliminary. PUD Plan

' approval for a mixed-use development (including 82 dwelling units and common open space),

plus a zone change from SFR-00 to five acres of MFR-15 (Multi-Family Residential - 15 dwelling
units per gross acre) and one acre of MFR-20 (Multi-Family Residential 20 dwelling units per
gross acre), on one parcel totaling six acres located at the terminus of Harbrooke Road
approximately 1,012 feet east of North Phoenix Road, within an 8FR-00 (Single-Family
Residential -~ 1 existing dwelling per lot} zoning districts. Roads has the following comments:

1. Harbrooke Road (Local) is a county-maintained road with variable tight-of-way. Any new
or improved road approaches off Harbrooke Road shall be permitted and inspected by the
City of Medford.

2. The applicant shall submit construction drawings to Jackson County Reads and obtain
county permits if required.

3. If frontage improvements are required, they shall be permitted and inspected by the City of
Medford.

4, Harbrooke Road is under County jurisdiction. The applicant needs to contact Jackson

County Roads to vacate any road right-of-way.
If you have any questions or need further information feel free to call me at 774-6230.

Sinceraly,

31- , ? |
mes Philp, PE

Traffic & Development Engineer

PUD-0Y 06B
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Rogue Valley Transportation District

From the Desk of Paige Townsend, Senior Planner
3200 Crater Lake Avenue e Medford, Oregon 97504-9075

Phone (541) 608-2429 o Fux (541) 773-2877

Visit our website at: www.rvtd.org

TO: Carly Meske

FROM:  Paige Townsend

DATE:  August 8, 2008

RE: Generations PUD 08-068

Thank you for this opportunity to comment.

The applicant consulted with RVTD in the early stages of this development. After
reviewing the plans for the Southeast TOD and RVTD's future transit routes serving
the TOD, we were able to locate a bus stop in front of the proposed Generations
development.

We are expecting to have high passenger demand in this area once the TOD is fully
established. The applicant is being requested to provide an easement to
accommodate a pad of 8x18’ surface dimensions in the location depicted on the site
plan and of at least 4” depth. A shelter will be installed by RVTD once service is
provided to this area.

In addition, we would like to express the support for a roundabout intersection
deslgn at Stanford and Harbrooke which will provide a traffic calming effect, and the
inclusion of a multi-modal path for pedestrian and bicycle connectivity.

It was a pleasure working with Mr. Sinner on this project.

Thank you,
Paige Townsend
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April 15,2008
ACTION MINUTES

CITY OF MEDFORD
BICYCLE AND PEDESTRIAN ADVISORY COMMITTEE

Monday, April 14, 2008
5:15 p.m. - 7:00 p.m.

Attending:  Edgar Hee, Chair RECEIVED
Betsy Martin, Member AUG 08 2008
Jim Bauermeister, Member
Mathew Cable, Member PLANNING DEPT.

Pamela Kosacki, Member

Pamela Wooten, Member

Jim Kuntz, City Councilor

Dan Moore, Planning Department

Alex Georgevitch, Transportation Manager
Scott Sinner, Consultant

The regular meeting of the Bicycle and Pedestrian Advisory Committee was called to
order by Chair, Edgar Hee at 5:15 p.m. in Room 151, Medford City Hall Lausmann
Annex.

Review of the On-Track Harbrooke Site Plan

Scott Sinner, consultant, gave an overview of the proposed Harbrooke residential /
commercial project and talked about pedestrian safety on Stanford Street within the
project area. A roundabout is proposed for the project which will enhance pedestrian
safety and circulation. The proposed roundabout will serve as a gateway to the
residential / commercial areas, slow down traffic and provide a pedestrian connection to
the Larson Creek Greenway. A transit stop is proposed within the project area.

The following action was taken by the Committee:

Motion: The Bicycle and Pedestrian Advisory Committee recommends to the Planning
Commission that the roundabout include visual signalization in the crosswalk such as
signage, flashing warning lights and textured pavement.

Vote: The motion passed unanimously with six (6) votes in favor and zero (0) votes
opposed.
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Citg of Mcc”ord ﬂannmg Dcpm‘tmcnt

Attention: Carlﬂ Meske

. RECEIVED
Keference: Staﬁ chort dated August 7,2008: 50.8
AUG 13 2008
PUD-08-068/ 2C-08-069
PLANNING DEPT.

Consideration of a request for Preliminary PUD Plan approval for a mixed-use development {including 82
dwelling units and common open space), plus a zone change from SFR-00 to five acres of MFR-15 (Multi-
Family Residential — 15 dwelling units per gross acre) and one acre of MFR-20 {Multi-Family Residential —
20 dwelling units per gross acre), on one parcel totaling six acres located at the terminus of Harbrooke
Road approximately 1,012-feet east of N. Phoenix Road, within an SFR-00 (Single-Family Residential — 1
existing dwetling per lot} zoning districts. On-Track, Inc, Applicant (Scott Sinner Consulting, Inc., Agent

Ms‘ N\es‘cc and Hanning, Dcpax‘tmcnt:

We have receved the agenda for the Planning C,ommission hearing scheduled
5 e o

for this T}wrsdalj, Aug 14, 2008 at 3:30 p-m. We own land aAjaccnt to the

propcrtg owned 53 On Track and their Gcneratioms F]anﬂccj Umt

Deveiopment

Tl-m aPPiicant has stated in their Proposal, on page 4, Paragraph 4 of the staff
report “will cause no signhcicant adverse mpact on the [ivaﬁi[ity, value, or
aPProprfatc dcvclopment of abu’cting property, or the surrounding area......”
{as there been an evaluation of this asserbtion, cspcciallg rﬁgarding value
impact and an associated rcport? The go”owing are some of our concerns , We
arcn opposition to this proposal until these issues have been resolved

sat151cact:orilﬁz
1 Exceeding buiiding hcnght standard.

2. T he addition of commercial zoning, and additional traffic impact.

CEDY OF MEDFORD
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5. C]ﬂangcs in setbacks.

Sincerely,  The Thompsen [Families
Cassandra Tuft 2207 NW Reserve Camp (Ct.
Pend OR 97701 tel# 541-815-8%340
Patricia Wagner 6106 SW Woods Ct.
Porland OR 97221 tel # 50%3-297-63%45
Holly Thompsen 1335 NW 25 St.

Portland OR 97201 tel# 503-274-4007

Thompsen Family
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APN: 1-001686-0 Statutory Warranty Deed Fife No.: 7161-1016330 (SHT)
continued Date- 06/25/2007

LEGAL DESCRIPTION:

COMMENCING AT THE SOUTHWEST CORNER OF DONATION LAND CLAIM NO. 58 IN TOWNSHIP 37
SOUTH, RANGE 1 WEST OF THE WILLAMETTE MERIDIAN IN JACKSON COUNTY, OREGON; THENCE
SOUTH 13° 29" 35" WEST 1039.43 FEET ALONG THE CENTER LINE OF THE PHOENIX-MEDFORD
COUNTY ROAD; THENCE SOUTH B9° 39’ 25 EAST ALONG THE NORTH LINE OF A 60-FOOT ROADWAY
AS DESCRIBED IN VOLUME 442, PAGE 157, JACKSON COUNTY, OREGON, DEED RECORDS, 1052.77
FEET TO THE TRUE POINT OF BEGINNING; THENCE NORTH 0° 20" 35" EAST 428.91 FEET; THENCE
SOUTH 89° 39" 25" EAST 609.36 FEET, THENCE SOUTH 0° 13' 55" WEST 428.91 FEET; THENCE NORTH
89° 39' 25" WEST 610.61 FEET TO THE TRUE POINT OF BEGINNING.
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