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Planning Commission

Public Hearing
March 10, 2016
5:30 PM

Council Chambers, City Hall, Roam 300
411 West Eighth Street, Medford, Oregon

10. Roll Call
20. Consent Calendar/Written Communications (voice vote)

20.1 LDS-15-141/ Final Order for a proposed tentative plat for Panther Landing Subdivision, a
E-15-142  seven lot residential subdivision, with an exception to reduce the street
dedication requirement for South Columbus Avenue and an exception to
the number of units allowed to take access off a minimum access easement,
for an 0.86 acre parcel located on the east side of South Columbus Avenue,
approximately 120 feet north of Garfield Street, within a SFR-10 (Single
Family Residential — 10 dwelling units per gross acre) zoning district (1579 S.
Columbus Avenue - 372W36CA2200). (Tommy Malot, Applicant/Agent)

30, Minutes

30.1  Consideration for approval of minutes from the February 25, 2016, hearing.
40. Oral and Written Requests and Communications

50. Public Hearings — New Business

50.2 LDS-15-167 Consideration of a request for tentative plat approval for The Ridge at the
Highlands Phases 2 — 10, a 67 lot subdivision on approximately 37.34 acres
located at the northerly termini of Cherry Lane, Bermuda Drive and Stardust
Way and approximately 100 feet north of Cloudcrest Drive, within the SFR-
4/PD (Single Family Residential, four dwelling units per gross acre/Planned
Development Overlay} zoning district. {Ayala Properties, LLC, Applicant;
Urban Development Services, LLC, Agent)

60. Reports

60.1 Site Plan and Architectural Commission

60.2 Joint Transportation Subcommittee

60.3  Planning Department

70, Messages and Papers from the Chair

80. Remarks from the City Attorney

90. Propositions and Remarks from the Commission

100. Adjournment
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BEFORE THE MEDFORD PLANNING COMMISSION
STATE OF OREGON, CITY OF MEDFORD
IN THE MATTER OF TENTATIVE PLAT APPROVAL OF )

}) ORDER
PANTHER LANDING SUBDIVISON [LDS-15-141] )

ORDER granting approval of a request for tentative plat approval for Panther Landing Subdivision.
WHEREAS:

1. The Planning Commission has duly accepted the application filed in accordance with the Medford Land
Development Code, Sections 10.265 through 10.267; and

2. The Medford Pianning Commission has duly held a public hearing on the request for consideration of a
proposed tentative plat for Panther Landing Subdivision, a seven lot residential subdivision, with an
exception to reduce the street dedication requirement for South Columbus Avenue and an exception to the
number of units allowed to take access off a minimum access easement, for an 0.86 acre parcel located on
the east side of South Columbus Avenue, approximately 120 feet north of Garfield Street, within a SFR-10
(Single Family Residential — 10 dwelling units per gross acre) zoning district (1579 S. Columbus Avenue —
372W36CA2200), with the public hearing a matter of record of the Planning Commission on February 25,
2016.

3. At the public hearing on said tentative plat, evidence and recommendations were received and
presented by the developer and Planning Department Staff; and

4. Atthe conclusion of said hearing, after consideration and discussion, the Medford Planning Commission,
upon a motion duly seconded granted tentative plat approval and directed staff to prepare a final order with
all conditions and findings set forth for the granting of the tentative plat approval.

THEREFORE LET IT BE HEREBY ORDERED that the tentative plat for Panther Landing Subdivision stands
approved per the Planning Commission Report dated February 25, 2016, and subject to compliance with all
conditions contained therein.

AND LET IT FURTHER BE OF RECORD, that the action of the Planning Commission in approving this request
for tentative plat approval is hereafter supported by the findings referenced in the Planning Commission
Report dated February 25, 2016.

BASED UPON THE ABOVE, the Planning Commission determined that the tentative plat is in conformity with
the provisions of law and Section 10.270 Land Division Criteria of the Land Development Code of the City of
Medford.

Accepted and approved this 10th day of March, 2016.

CITY OF MEDFORD PLANNING COMMISSION

Planning Commission Chair

ATTEST:

Planning Department Representative
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BEFORE THE MEDFORD PLANNING COMMISSION
STATE OF OREGON, CITY OF MEDFORD

IN THE MATTER OF APPROVAL OF AN EXCEPTION FOR )
) ORDER
PANTHER LANDING SUBDIVISION [E-15-142] )

ORDER granting approval of a request for an exception to reduce the street dedication requirement for South
Columbus Avenue and an exception to the number of units allowed to take access off a minimum access
easement, and a seven lot residential subdivision for an 0.86 acre parcel located on the east side of South
Columbus Avenue, approximately 120 feet north of Garfield Street, within a SFR-10 {Single Family Residential — 10
dwelling units per gross acre} zoning district {1579 5. Columbus Avenue - 372W36CA2200).

WHEREAS:
1. The Planning Commission has duly accepted the application filed in accordance with the Medford Land
Development Code, Sections 10.251 and 10.252; and

2. The Medford Planning Commission has duly held a public hearing on the request for an exception to reduce
the street dedication requirement for South Columbus Avenue and an exception to the number of units allowed
to take access off a minimum access easement, and a seven lot residential subdivision for an 0.86 acre parcel
located on the east side of South Columbus Avenue, approximately 120 feet north of Garfield Street, within a SFR-
10 (Single Family Residential — 10 dwelling units per gross acre) zoning district (1579 S. Columbus Avenue —
372W36CA2200), with the public hearing a matter of record of the Planning Commission on February 25, 2016.

3. Atthe public hearing on said exception, evidence and recommendations were received and presented by the
developer and Planning Department Staff; and

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

THEREFORE LET IT BE HEREBY ORDERED that the exception for Panther Landing Subdivision stands approved per
the Planning Commission Report dated February 25, 2016, and subject to compliance with all conditions
contained therein.

AND LET IT FURTHER BE OF RECORD, that the action of the Planning Commission in approving this request for
exception approval is hereafter supported by the findings referenced in the Planning Commission Report dated
February 25, 2016.

BASED UPON THE ABOVE, the Planning Commission determined that the exception is in conformity with the
provisions of law and Section 10.253 criteria for an exception of the Land Development Code of the City of
Medford.

Accepted and approved this 10th day of January, 2008,

CITY OF MEDFORD PLANNING COMMISSION

Planning Commission Chair

ATTEST:

Planning Department Representative
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City of Medford

T
OREGON
D

Planning Department

Warking with the community to shape a vibrant ond exceptional city

PLANNING COMMISSION REPORT

for a type-C quasi-judicial decision: Land Division / Exception

PROJECT Panther Landing Subdivision
Applicant: Tommy Malot

FILE NO. LDS-15-141/€-15-142

DATE February 25, 2016
BACKGROUND
Proposal

Proposed tentative plat for Panther Landing Subdivision, a seven lot residential
subdivision, with an exception to reduce the street dedication requirement for South
Columbus Avenue and an exception to the number of units allowed to take access off a
minimum access easement, for an 0.86 acre parcel located on the east side of South
Columbus Avenue, approximately 120 feet north of Garfield Street, within a SFR-10
(Single Family Residential — 10 dwelling units per gross acre} zoning district (1579 S.
Columbus Avenue - 372W36CA2200)

Subject Site Characteristics

Zoning: SFR-10 (Single Family Residential — 10 dwelling units per gross acre)
GLUP: UR (Urban Residential)
Use: Duplex

Surrounding Site Characteristics

North

Zoning: SFR-6 {Single Family Residential — 6 dwelling units per gross acre}
Use: Single Family homes

South

Zoning: SFR-10

Use: Duplexes

East

Zoning: SFR-10

Use: Single Family Homes
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Panther Landing Subdivision Planning Commission Report
File nos. LDS-15-141/E-15-142 . February 25, 2016

Wes

Zoning: SFR-6

Use:

Single Family Homes / High School

Related Projects

ZC-05-127 Zone Change
LDS-06-317 Land Division (expired)

Applicable Criteria

Medford Land Development Code §10.270, Land Division Criteria

The approving authority {Planning Commission} shall not approve any tentative plat
unless it first finds that, the proposed land division together with the provisions for its
design and improvement:

(1)

(2)

(3)

(4)

(5)

Is consistent with the Comprehensive Plan, any other applicable specific plans
thereto, including Neighborhood Circulation Plans, and all applicable design
standards set forth in Article IV and V;

Will not prevent development of the remainder of the property under the same
ownership, if any, or of adjoining land or of access thereto, in accordance with
this chapter;

Bears a name that has been approved by the approving authority and does not
use a word which is the same as, similar to, or pronounced the same as a word in
the name of any other subdivision in the City of Medford; except for the words
"town", "city", "place”, "court", "addition”, or similar words; unless the land
platted is contiguous to and platted by the same applicant that platted the land
division bearing that name; or unless the applicant files and records the consent
of the party who platted the land division bearing that name and the block

numbers continue those of the plat of the same name last filed;

if it includes the creation of streets or alleys, that such streets or alleys are laid
out to be consistent with existing and planned streets and alleys and with the
plats of land divisions already approved for adjoining property unless the
approving authority determines it is in the public interest to modify the street
pattern;

If it has streets or alleys that are proposed to be held for private use, that they
are distinguished from the public streets or alleys on the tentative plat, and
reservations or restrictions relating to the private streets or alleys are set forth;

Page 2 of 7
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Panther Landing Subdivision Planning Commission Report
File nos. LDS-15-141/E-15-142 February 25, 2016

(6) Will not cause an unmitigated land use conflict between the land division and
adjoining agricultural lands within the EFU (Exclusive Farm Use) zoning district.

Medford Land Development Code §10.253, Exception Criteria

No exception, in the strict application of the provisions of this chapter, shall be granted
by the approving autharity (Planning Commission/Site Plan and Architectural Commis-
sion) having jurisdiction over the plan authorization unless it finds that all of the follow-
ing criteria and standards are satisfied. The power to authorize an exception from the
terms of this code shall be sparingly exercised. Findings must indicate that:

(1) The granting of the exception shall be in harmony with the general purpose and
intent of the regulations imposed by this code for the zoning district in which the
exception request is located, and shall not be injurious to the general area or
otherwise detrimental to the health, safety, and general welfare or adjacent
natural resources. The Planning Commission/Site Plan and Architectural Com-
mission shall have the authority to impose conditions to assure that this criterion
is met.

(2) The granting of an exception will not permit the establishment of a use which is
not permitted in the zoning district within which the exception is located.

(3) There are unique or unusual circumstances which apply to this site which do not
typically apply elsewhere in the City, and that the strict application of the stand-
ard(s) for which an exception is being requested would result in peculiar, excep-
tional, and undue hardship on the owner.

{4) The need for the exception is not the result of an illegal act nor can it be estab-
lished on this basis by one who purchases the land or building with or without
knowledge of the standards of this code. It must result from the application of
this chapter, and it must be suffered directly by the property in question. It is
not sufficient proof in granting an exception to show that greater profit would
result.

ISSUES AND ANALYSIS

Project Summary

The tentative plat submitted consists of a single phase development with seven lots
(Exhibit B). Lot 1 contains an existing duplex that is proposed to remain. Lots 2, 3, and 7
are shown as single family lots, while Lots 4-6 are proposed to have attached row
housing. In addition, the applicant has submitted an exception to the required right-of-
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Panther Landing Subdivision Planning Commission Report
File nos. LDS-15-141/E-15-142 February 25, 2016

way dedication for a portion of South Columbus Avenue and an exception to the
number of units that can take access of a minimum access easement.

All proposed lots conform to the standards of the Medford Land Development Code for
length, width, square footage, and lot frontage.

Density

The standard density calculation for the SFR-10 zone is between six and ten dwelling
units per acre. The permitted density range for the subject subdivision is between six to
ten dwelling units. The applicant is proposing seven lots {(and eight units), which meet
the minimum and does not exceed the maximum number of units.

Street Circulation

The subject property fronts upon South Columbus Avenue. The tentative plat does not
include the creation of new streets, as only a minimum access easement is proposed.
Lots 1 and 7 have frontage on South Columbus Avenue but will obtain vehicular access
from the minimum access easement as Medford Land Development Code Section
10.550 restricts direct access on higher order streets when a lower order street is
abutting.

Medford Land Development Code Section 10.450 states minimum access easements
shall only be permitted when the approving authority finds that any of the following
conditions exist: excess slope, presence of a wetland or other body of water which
cannot be bridged or crossed, existing development on adjacent property, or the
presence of a freeway or railroad. It also allows the approving authority to allow
minimum access easements when it is not possible to create a street pattern which
meets the design requirements for streets. In this case, the creation of a new street
does not seem practical due to existing development to the north, south, and east,
which consists of newly built homes.

Exceptions

The applicant has submitted for two exceptions in conjunction with the land division.
The first is to the required right-of-way dedication for a portion of South Columbus
Avenue around the existing duplex. The second is to the number of units that can take
access of a minimum access easement.

Reduced Right-of-Way Dedication

South Columbus Avenue is classified as a Major Arterial Street, which requires a 100
foot wide right-of-way. As a result, the applicant would typically be required to dedicate
20 feet along the frontage of the development to comply with the half width standard.
The applicant proposes to dedicate the full amount (20-feet) along the southern portion
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Panther Landing Subdivision Planning Commission Report
File nos. LDS-15-141/E-15-142 February 25, 2016

of the property and then narrow the dedication to 12 feet on the northern half due to
the location of the existing structure. The Public Works Report explains this will still
allow for the adequate right-of-way for all the components of a Major Arterial Street
with the elimination of the 10-foot planter strip (Exhibit G-1).

The Applicant’s Findings explain that the duplex on the property originally met setbacks
(Exhibit F). However, right-of-way acquisitions have reduced the setbacks. If the full
dedication is required, the structure would be located within the right-of-way.

Decision: The Commission approved the exception related to the reduced right-of-way
dedication for South Columbus Avenue as requested.

Minimum Access Easement (maximum number of units)

Medford Land Development Code Section 10.430A(1) limits the number of units that
can take vehicular access of a minimum access easement to three dwelling units. The
applicant is requesting an exception to allow eight units to take access off the proposed
minimum access easement.

The first submittal the applicant made with the subject application included the
proposal for a Residential Lane to dead end at the eastern terminus of the project. The
Public Works Department was not in support of the original design of the Residential
Lane as it was not proposed with a cul-de-sac bulb (with a 45-foot radius) as required for
public dead-end streets. However, the Public Works Department was not opposed to a
private street with the same configuration. For example, a public street sweeper is able
to sufficiently maneuver a street that includes a cul-de-sac with a 45-foot radius. But a
private street does not require this type of City maintenance.

Medford Land Development Code Section 10.010 (Definitions) specifies that private
streets are only allowed within Planned Unit Developments. The same section clarifies
that minimum access easements are not considered streets. Since the Public Works
Department could not support a public street without a cul-de-sac, the applicant has
requested a minimum access easement.

Minimum access easements allow for infill properties, such as the subject project, to
develop. They are described as an easement containing a shared driveway having the
sole purpose of providing direct access to immediately adjacent residentially zoned land.
They are required with a 20-foot width and a turnaround but do not include space for
sidewalks, planter strips, or parking.

The Applicant’s Findings provide the rationale for the Commission to allow a minimum
access easement (Exhibit F). The existing development of adjacent properties would not
allow for a street to be stubbed to the east as the adjoining properties contain newer
homes within a developed subdivision. Since a street cannot be stubbed, a cul-de-sac
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Panther Landing Subdivision Planning Commission Report
File nos. LDS-15-141/E-15-142 February 25, 2016

configuration (required with a Residential Lane} would make the development of lots
impossible.

In addition to the constraints caused by surrounding development, the Commission can
also consider allowing a minimum access easement based upon how it would be buit.
The minimum access easement is actually proposed to be constructed to the standards
of a Residential Lane (without the cul-de-sac). It is shown on the tentative plat with a
33-foot width. It would also include a sidewalk and parking on one side, consistent with
the Residential Lane standards. So although a minimum access easement is proposed
to allow for private ownership, it would function much like a Residential Lane, which
allows access for up to eight dwelling units.

Decision: The Commission approved the exception to allow eight units to take access
off the minimum access easement. A condition was added requiring a landscape area at
the eastern end of the minimum access easement as a buffer between the project and
the neighboring properties. Also, the applicant stipulated to adding two street lights
and street signage to the minimum access easement.

Turnaround

Minimum access easements are required to have a turnaround consistent with Medford
Land Development Code Section 10.746(11). The tentative plat does not show a
turnaround as required and the exception findings do not specifically address the
elimination of a turnaround. Staff has included a condition requiring a turnaround to be
shown on the final plat (Exhibit A-1).

REVISED TENTATIVE PLAT

At the public hearing of February 11, 2016, the Commission questioned the applicant
about a turnaround at the end of the proposed minimum access easement. There was
some discussion; in the end the applicant requested a continuance so that the plat could
be revised to reflect a turnaround in accordance with the Code. The revised plat was
submitted on February 16, 2016, and is included as Exhibit B-1. Staff has included a
condition of approval requiring a “NO PARKING” sign to be posted in the turnaround,
and removed the condition requiring the turnaround to be shown on the final plat as
noted above (Exhibit A-2).

FINDINGS AND CONCLUSIONS

Staff has reviewed the Applicant’s Findings and recommends the Commission adopt the
findings as presented.

Page 6 of 7
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Panther Landing Subdivision Planning Commission Report
File nos. LDS-15-141/E-15-142 February 25, 2016

ACTION TAKEN

Directed staff to prepare a Final Order of Approval per the Planning Commission Report
dated February 25, 2016, including Exhibits A-2 through N.

EXHIBITS
A-2  Conditions of Approval dated February 18, 2016
B-1  Tentative Plat received February 16, 2016
C Conceptual Grading & Utility Plan received January 15, 2016
D Building Elevations received October 14, 2015
E Applicant’s Findings of Fact {Land Division} received January 15, 2016
F Applicant’s Findings of Fact (Exception) received January 15, 2016
G-1  Public Works Report received February 5, 2016
H Medford Fire Department Report received January 6, 2016
| Medford Building Department memo received January 6, 2016
J Address Technician memo received January 19, 2016
K Medford Water Commission memo received January 28, 2016
L Rogue Valley Sewer Services letter received December 23, 2015
¥ Jackson County Assessor’s Map received October 14, 2015
N Letter from Miriam Rosia received February 25, 2016
Vicinity map

MEDFORD PLANNING COMMISSION

Patrick Miranda, Chair

PLANNING COMMISSION AGENDA: FEBRUARY 11, 2016
FEBRUARY 25, 2016
MARCH 10, 2016

Page 7 of 7
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EXHIBIT A-2

Panther Landing Subdivision
LDS-15-141/E-15-142
Conditions of Approval
February 25, 2016

DISCRETIONARY CONDITIONS

1. A “NO PARKING” sign shall be posted in the turnaround area on the east end of
the minimum access easement.

2. Alandscape buffer is required to be installed at the eastern end of the minimum
access easement.

3. Street lighting {two street lights per the City Standards) and street signage is to
be installed as stipulated to by the applicant.

CODE CONDITIONS
4. Prior to Final Plat approval, the applicant shall:

a. Submit CC&Rs or other document that ensures the maintenance of the
minimum access easement;

b. Comply with the Public Works Department Report received February S, 2016
{Exhibit G-1};

c. Comply with the Fire Department Report received January 6, 2016 (Exhibit
H);

d. Comply with the Address Technician Memo received January 19, 2016
(Exhibit J);

e. Comply with the Medford Water Commission memo received January 28,
2016 (Exhibit K);

f. Comply with the Rogue Valley Sewer Services memo received December 23,
2015 (Exhibit L).

Page 1lof1
CITY OF MEDFORD

EXHIBIT#__A-2
File #LDS-15-141/E-15-142
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RECEIVED
FEB 25 2015

I am opposed to the exceptions being requested to reduce the sBgNING DEPT
dedication requirement for South Columbus Avenue and an |
exception to the number of units allowed to take access off a

minimum access easement for the Panther Landing Subdivision.

The proposed easement will be right up against our back fence.

We have a very small backyard and 7 houses on such a small lot is

going to create a number of parking and traffic issues. We will

have lights shining into our house and no where for visitors to park

for this subdivision. As it is there are already 6 duplexes located

on Garfield just off this proposed development that have no where

for guests to park or a place to leave their trash bins. There is

barely any street parking on our street to begin with.

One of the reasons we bought our house was to have a lovely view
of the mountains out our back door. With this proposed plan, we
will have a 2 story triplex blocking our view of the mountains,
practically in our backyard.

I understand that the lot will ultimately be developed in someway,
however I would hope that the planning commission would reject
the exception request for this proposal. There are reasons why
there are rules in community planning and part of that reason is the
quality of life. I urge the planning commission to reject this
proposal.

Thank you,

Miriam Rosia
1168 Peachwood Ct.
Medford, OR 97501

CITY OF MEDFORD
EXHIBIT # N
File #LDS-15-141/E-15-142

Sbmined o> caSYy

e~ -~
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from Public Hearing on February 25, 2016

The regular meeting of the Planning Commission was called to order at 5:33 PM in the
City Hall Council Chambers on the above date with the following members and staff in
attendance:

Commissioners Present Staff Present

Patrick Miranda, Chair Kelly Akin, Principal Planner

David McFadden, Vice Chair John Adam, Principal Planner

Tim D'Alessandro Kevin McConnell, Deputy City Attorney
David Culbertson Alex Georgevitch, City Engineer
Norman Fincher Terri Rozzana, Recording Secretary

Joe Foley Sarah Sousa, Planner IV

Mark McKechnie

Jared Pulver

Commissioner Absent

Bill Mansfield, Excused Absence

10. Roll Call

20. Consent Calendar/Written Communications. None.

30. Minutes
30.1. The minutes for February 11, 2016, were approved as submitted.

40. Oral and Written Requests and Communications. None.

Kevin McConneli, Deputy City Attorney, read the Quasi-Judicial Statement.

50. Public Hearings — Old Business

50.1 LDS-15-141 / E-15-142 Consideration of a proposed tentative plat for Panther
Landing Subdivision, a seven lot residential subdivision, with an exception to reduce the
street dedication requirement for South Columbus Avenue and an exception to the
number of units allowed to take access off a minimum access easement, for an 0.86 acre
parcel located on the east side of South Columbus Avenue, approximately 120 feet
north of Garfield Street, within a SFR-10 (Single Family Residential — 10 dwelling units
per gross acre) zoning district (1579 S. Columbus Avenue - 372W36CA2200). (Tommy
Malot, Applicant/Agent)
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Planning Commission Minutes February 25, 2016

Chair Miranda inquired whether any Commissioners have a conflict of interest or ex
parte communication they would like to disclose. Commissioner Culbertson stated that
he works in the same office as Tiffany Malot but it would not affect his decision.

Chair Miranda inquired whether anyone in attendance wishes to question the
Commission as to conflicts of interest or ex-parte contacts. None were disclosed.

Sarah Sousa, Planner IV, read the land division and exception criteria and gave a staff
report.

Vice Chair McFadden asked why was this project allowed as a minimum access street
instead of a residential lane? Ms. Sousa reported that the applicant originally submitted
the application as a residential lane. The exception originally was for the elimination of
a cul-de-sac. The Public Works Department could not support that request as a public
street. A public street needs to have a cul-de-sac in order for the City to maintain.
Public Works was fine with it as a private street that they would not have to maintain.
The Code is clear that private streets are only allowed in Planned Unit Developments.
Technically a minimum access is not a street but it is the only type of private street that
is allowed outside a Planned Unit Development. Now the exception is for how many
units can take access off the minimum access easement.

Vice Chair McFadden asked if the two street lights requested by the Public Works
Department will be on South Columbus? Ms. Sousa deferred the question to the City
Engineer.

Alex Georgevitch, City Engineer, reported that South Columbus has adequate lighting.
The Code states that a private street will be developed to City street standards and with
eight homes on the minimum access easement it needed lights. It would be up to the
Planning Commission or the applicant if they want to take exception to that.

Vice Chair McFadden asked if the City was going to maintain public lights on private
property? Mr. Georgevitch replied it would be private lights on private property. The
Public Works Department is recommending two lights to City standards.

Commissioner McKechnie asked if the additional lights were a requirement or a
recommendation? Mr. Georgevitch reported they were a recommendation. The Code
requires a street to be built to public standards. There is no requirement on a minimum
access.

Commissioner McKechnie asked if the Planning Commission needs to address the
lighting in their motion? Mr. Georgevitch stated that it is discretionary not a Code
requirement.

Page 2 of 12
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Planning Commission Minutes February 25, 2016

Commissioner McKechnie stated that it appears that the duplexes on Garfield have
access on the backside. Where does the five duplex lots access? Ms. Sousa replied they
access from a driveway.

Commissioner McKechnie asked if they got by with just a driveway because it was a
Planned Unit development? Kelly Akin, Principal Planner, stated that those were
developed as a unit so those lots were not able to have access from Garfield because it
is a classified street. Itis a shared driveway. It serves almost like an alley. The driveway
serves the units from the back.

Commissioner McKechnie asked if that was similar to the condition that the Planning
Commission is requested to approve this evening? Ms. Akin reported that it is different
because the lots that were created on Garfield have frontage on Garfield. The minimum
access street creates lot frontage and shared access.

Commissioner Pulver asked if the minimum access easement was approved street lights
would not be required unless specifically mentioned in the motion as well as traffic signs
and devices? Mr. Georgevitch reported that Public Works is in support of the exception
but they have to assume in their staff report that if the exception is denied but the land
division is approved they have to have conditions to cover both sections. That is why it
is written to account if it is a minimum access or a residential lane. If the exception is
approved no additional requirements from Public Works for signing or lighting is
required. He does recommend that the Planning Commission consider the lighting.

Commissioner D’Alessandro asked if there was a minimum height standard for the
lighting or is it just the luminaire in a situation like this? Mr. Georgevitch stated that in a
situation like this no. There is another section of the Code that requires dark skies.
Lighting is supposed to be cut-off from the horizon for whatever elevation is in place for
the luminaire.

Commissioner McKechnie stated that based on the development immediately to the
south, on this development, there are two lots that have frontage on Columbus. There
are five lots that have no frontage on anything. Is that correct? Ms. Akin replied that is
correct on the minimum access easement. Commissioner McKechnie reported that
there cannot be a driveway onto Columbus. If the townhouse was reconfigured as a
single family home would the access not meet the requirements because there are
three taking access off one common access and the other two have frontage on
Columbus. Would that not meet the criteria? Ms. Akin reported that it is not all
frontage it is access that becomes important. None of the units have access to
Columbus because they have the opportunity to go to the street to the east.

The Public Hearing was opened.

a. Tommy Malot, 624 Lynn Lane, Central Point, Oregon, 97502-3735. Mr. Malot
addressed the lighting stating that with his proposal he has designed two lights on site.

Page 16
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Planning Commission Mim_Jtes February 25, 2016

He would like to do decorative lighting instead of the big City lights that are on the main
streets.

Commissioner D'Alessandro asked if Mr. Malot had details of the lights in terms of
height or size? Mr. Malot reported that it would be standard to what the requirements
are for decorative lighting.

Commissioner McKechnie asked if there was a reason that Mr. Malot elected not to do a
Planned Unit Development and eliminate this issue? Mr. Malot stated that his original
application had a City street. To meet the requirements based on putting in a street
they would have had to put a cul-de-sac in the back. The cul-de-sac would have created
a hardship on the property owner at that time. With staffs help and support the
minimum access easement is what they came up with. Ms. Akin reported that the site is
too small for a Planned Unit Development. It has to be at least an acre.

b. Miriam Rosia, 1168 Peachwood Court, Medford, Oregon, 97501. Ms. Rosia is
opposed to the exceptions being requested to reduce the street dedication requirement
for South Columbus Avenue and an exception to the number of units allowed taking
access off a minimum access easement for the Panther Landing Subdivision. The
proposed easement will be up against her back fence. Seven homes on a small lot are
going to create a number of parking and traffic issues. With the proposed plan there
will be a 2-story triplex blocking her view of the mountains. There are reasons why there
are rules in community planning and part of that reason is the quality of life. Ms. Rosia
read and submitted her testimony into the record.

Mr. McConnell stated that Ms. Rosia’s testimony challenged Criterion 1 in Code Section
10.253. “The granting of the exception shall be in harmony with the general purpose
and intent of the regulations impased by this code for the zoning district in which the
exception request is located, and shall not be injurious to the general area or otherwise
detrimental to the health, safety, and general welfare or adjacent natural resources.
The approving authority shall have the authority to impose conditions to assure that this
criterion is met.” Mr. McConnell recommended that the Planning Commission address
that issue.

The public hearing was closed.

Motion: The Planning Commission directs staff to prepare a Final Order of approval for
LDS-15-141 and E-15-142 per the Revised Staff Report dated February 18, 2016,
including Exhibits A-1 through M and accepting the applicant’s additions for
consideration of street lighting and street signage along with the addition of landscaped
buffer area on the east end of the minimum access easement to reduce lighting and
other interactions with neighboring properties.

Moved by: Vice Chair McFadden Seconded by: Commissioner Fincher
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Commissioner McKechnie asked Vice Chair McFadden if his motion requires the
applicant to install street lights? Vice Chair McFadden replied yes but the street lighting
would have to comply with City code.

Voice Vote: Motion passed, 7-1, with Commissioner McKechnie voting no.

50.2 CP-15-163 / 2C-15-164 Consideration of a request for a minor general land use
plan map amendment from Urban Residential (UR) to Service Commercial (SC) and a
zone change from SFR-4 (Single-Family Residential, four dwelling units per gross acre) to
C-S/P (Service Commercial and Professional Office) for 5.72 acres located between
Corona Avenue and Covina Avenue and between East McAndrews Road and Grand
Avenue. (HATH LLC, Applicant; CSA Planning Ltd., Craig Stone, Agent)

Chair Miranda inquired whether any Commissioners have a conflict of interest or ex
parte communication they would like to disclose. None were disclosed.

Chair Miranda inquired whether anyone in attendance wishes to question the
Commission as to conflicts of interest or ex-parte contacts. None were disclosed.

John Adam, Principal Planner, reviewed the proposal, read the minor Comprehensive
Plan amendment criteria, and gave a summary of analysis.

Commissioner Fincher asked how much more traffic would be expected on the roads
and would those roads need additional improvements? Mr. Adam reported that
development would be the trigger for improvements. Mr. Adam deferred the question
to Mr. Georgevitch. Mr. Georgevitch stated that the development will generate 2,915
trips. The applicant’s traffic engineer showed there were no impacts on any of the
higher-order streets.

Vice Chair McFadden asked if the analysis was helped by the lot having access on both
side streets. Mr. Georgevitch said traffic analyses are impacted by more distribution
routes. A recent change to the Code allows a 10% increase in traffic at an intersection by
changing the peak-hour factor.

Vice Chair McFadden stated that to the northwest there is a public school area and to
the northeast is Crater Lake Avenue that is a busy street with no signai lights and Corona
and McAndrews has no signal light. Is Mr. Georgevitch saying that the traffic study is
stating that those intersections have the capacity to safely move the traffic? Mr.
Georgevitch deferred the question to the applicant’s traffic engineer; he said
Engineering staff had reviewed the report and had no concerns. The Code requires
Public Works to look at higher-order streets. Corona is a residential street coming onto
McAndrews. It would not be considered a high level-of-service standard. If there is a
concern at time of development for safety, Public Works will occasionally ask for a
traffic analysis to see if it is safe to have full movement or if some other traffic control is
required.
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Vice Chair McFadden asked if this GLUP area is increased, plus other developments on
the other side of the street, would that trigger development to improve the streets or
would that be left up to the City when it changes from a residential street to a
commercial street. Mr. Georgevitch stated that when this develops and comes in for a
Site Plan and Architectural Commission application, Public Works will require all
frontages to be improved. If there is development at the same time on the other side of
the street, Public Works would require their frontages to be improved. Improvements
are only made when there is vertical construction occurring and it is only across their
frontage. If the traffic study showed a need for additional Category “A” facilities, Public
Works would have made recommendations for those facilities. There are none on this
application.

Commissioner Pulver asked at time of development what type of street will they end up
with on Corona and Covina? Mr. Georgevitch reported that under the Code if it is a
residential street there are several classifications from a lower standard to a residential
standard which is a 36-foot-wide street. If it is commercial there is one standard that is
also a 36-foot width. In an area like this where there is mixed developments, Public
Works would request improvements along the frontage to meet commercial street
standards. If it stays residential or as it transitions into residential it becomes a
residential street and could drop to a minor residential street.

Commissioner Pulver asked with the neighboring residential development are there
buffer standards? Mr. Adam stated that there are development standards for buffering
when commercial is adjacent to residential. There are separations of distance and also
screening requirements.

The public hearing was opened.

a. Craig Stone, CSA Planning, Ltd., 4497 Brownridge Terrace, Suite 101, Medford,
Oregon, 97504-9173. Mr. Stone requested that the applicant’s findings and conclusions
of law be entered into the record along with the additional evidence that they
submitted with it. They went to some length to perform special directed studies in
certain areas. One had to do with the sanitary sewer system, another with the storm
drainage system and a traffic impact study with the author, Ms. Kimberly Parducci that
is in the audience this evening. He will submit Ms. Parducci with questions relating to
traffic. They analyzed nine surrounding intersections and found those to operate
acceptably under the standards of the City. The Comprehensive Plan’s Economic
Element identifies that the City of Medford has a high competitive advantage with
respect to medical facilities. This application focuses on the area in and around
Providence Medical Center. The lands around it have become occupied with offices
with a general business nature. There is not much land remaining in or around
Providence Medical Center. There is some additional land on their campus but when
the applicant examined the surrounding area about a half mile they were able to
identify only five potential parcels none of which worked well. They were either too
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small or they have problems with access. The applicant believes that there is a
community need to have space for medical offices in near proximity to a regional
hospital and to allow those spaces to also accommodate retirement housing.

Commissioner McKechnie asked if the traffic study was based on how many square feet
of offices and how many square feet of residential units in the development? Mr. Stone
stated that they did not go at it that way. They took a broader look because they do not
know exactly how many square feet. In the City Code it prescribes that one uses a
factor of 500 trips per day per acre for service commercial and commercial land. That is
the worst case scenario and that is what they used.

Commissioner McKechnie asked if the traffic study was based on service commercial
and not residential? Mr. Stone replied yes.

b. Kimberly Parducci, Southern Oregon Transportation Engineering, LLC, 112 Monterey
Drive, Medford, Oregon, 97504. Ms. Parducci reported that they generated traffic for
this study based on the City’s methodology that has a certain generation of traffic for
professional office commercial. They generated traffic based on a 500 trip per acre
number. Fifty of those trips per acre are generated in the pm peak hour. They
generated 292 trips for this site. They distributed out onto the local street system
according to what the traffic showed. They took the trips to and from McAndrews,
Crater Lake Avenue, Poplar, and such, according to the existing traffic load. They
evaluated every intersection that was a higher-order street that had 25 or more peak-
hour trips. That resulted in the nine study area intersections that were in the study as
well as the two driveways. Ms. Parducci also pointed out that Corona is a local street
and they did not initially include that because there is no facility adequacy standard for
that street. Public Works in their first review asked her to include Corona. They did an
addendum, included that intersection, and evaluated it. That intersection operates
acceptably,

Commissioner Pulver stated that the traffic study was not included in the Planning
Commission’s agenda packets. Vice Chair McFadden stated that usually the results are
included in the agenda packet but the study is lengthy and too mathematicaily inclined
for most people’s taste.

¢. Jami Ronda, 1244 Covina Avenue, Medford, Oregon, 97504-5358. Ms. Ronda has
concerns with semi-trucks of food and other supplies coming down Covina. This area
enjoys a “country feel” and Ms. Ronda is concerned that it could be negatively
impacted. She experiences a lot of traffic clogs from Crater Lake Avenue going onto
Covina Avenue and McAndrews and Corona. There is a traffic problem at Corona and
Rovyal.

Chair Miranda stated that he knows the next testifier but it will not influence his
decision on this application.
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d. James Ronda, 1210 Covina Avenue, Medford, Oregon, 97504-5358. Mr. Ronda stated
that his view from his living room will be impacted by the development. The unknown
of what is going to be developed concerns him a lot. There is a traffic problem at the
intersection of Covina and Crater Lake Avenue. There is always a bottle-neck there. He
also is concerned with trucks coming and going on Covina. There is nothing prohibiting
them from using that street. There are no sidewalks, curbs or gutters on Covina and
Corona. He is concerned that since he is the corner lot on Covina he will have to pay for
the improvements on his lot. There are too many unknowns.

e. Lucille Nichols, 1325 Covina Avenue, Medford, Oregon, 97504-5361. Ms. Nichols
reiterated what has already been said about the narrowness of the streets and no
sidewalks, curbs or gutters. Wilson Elementary School is right there and children walk
up and down Grand Avenue before and after school. They also walk along Covina
Avenue and it is very difficult to get out of Covina Avenue onto Crater Lake Avenue. At
the back of her house she can look out at the mountains but her concern is that a
building will block her view. She would like some thought given to heights and walls.

Vice Chair McFadden stated that the City does have a limit on heights. In an area
between a commercial designation and a residential designation there will be buffering.
There will be other hearings to have the same type of input as what was testified this
evening to make sure their livability is maintained.

Mr. Adam said commercial building within 150 feet of a residential zoning district are
restricted to the residential height limit of 35 feet. He reported that the uses allowed in
that area is mostly office uses. There is very little retail allowed in the C-S/P zoning
district. The area in question does not have the visibility that would be attractive to
retail uses.

Chair Miranda stated that when the development comes in and they have to do the
street improvements, the street improvements will be restricted to the development's
frontage. What impact, if any, will that have on any other developments in the area?
His presumption is none. Mr. Georgevitch reported that is correct. The conditions that
are placed on a development are to build a half street plus 12 feet or to the edge of
pavement depending on the width of the road. This development would be required to
build only their frontage. It could be the entire width of the street and it may be beyond
that—depending on how wide it is—to City standards, or show the existing facility
meets standards and then widen it to the appropriate width on their side only.

Mr. Stone addressed the concern regarding a property owner paying for his side of the
street improvement stating that the answer is no. Mr. Stone reiterated the Local
Improvement District that Mr. Georgevitch mentioned. In this instance there are no
other consenting property owners. The applicant will improve their frontage of the
street. The Plan amendment and the rezoning are the first steps. The detailed
development plans for the property will either come before the Planning Commission or
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the Site Plan and Architectural Commission with notice to neighboring property owners
for an opportunity to testify.

Mr. Stone addressed the 35 foot height requirement stating that Mr. Adam mentioned
that when 2 building is 150 feet from a residential zoning district that the height has to
be 35 feet or less. That is the standard throughout most of Medford. As far as view
blockage, this is flat land, the neighborhood is equally on level terrain and just about
anything that is developed in that area over eye level is going to block someone’s view.
There is nothing in the Comprehensive Plan or Land Development Code that guarantees
against a view being blocked. That is something that comes with living in an urban
environment.

Ms. Parducci addressed the traffic to Covina Avenue stating that Southern Oregon
Transportation Engineering, LLC., had the same concerns when they first looked at this.
Covina Avenue is a small local street and it does not carry a lot of traffic currently. They
did not generate a lot of traffic on Covina Avenue for that same reason. The two-story
title company has access onto Covina Avenue as well as one that is directly off
McAndrews. The traffic that goes to Covina Avenue is significantly less. They made the
conclusion that most of the traffic has the option to go to either Corona Drive or Covina
Avenue and will probably take Corona Drive directly to McAndrews or go north to Grand
to Crater Lake Avenue.

Mr. McConnell expounded on a comment from Mr. Stone that later in the process when
this development goes before the Site Plan and Architectural Commission, one of the
criteria is that the development is compatible with the uses and development that exist
on adjacent land. The citizens will have another opportunity to testify their concerns.

The public hearing was closed.

Motion: For the Minor Comprehensive Plan (GLUP Map) Amendment the Planning
Commission forwards a favarable recommendation for approval of CP-15-163 to the City
Council per the staff report dated February 18, 2016, including Exhibits A through C.

Moved by: Vice Chair McFadden Seconded by: Commissioner McKechnie

Commissioner D’Alessandro thanked the residents for coming forward to voice their
concerns in this early stage of the process. It is rare to see people at this level of a
development. Itis a pleasure to have the citizens present.

Voice Vote: Motion passed, 8-0.
Mr. Adam read the zone change approval criteria and gave a staff report.

Commissioner McKechnie stated that he sat through this when it when to the Land
Development Committee meeting and there was an issue with water on either Covina
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Avenue or Corona Drive. He did not see anything in the agenda packet referencing that.
Does Mr. Adam have any comments on that? Mr. Adam reported that there were no
major conditions with the facility that could not be solved at the time of development.

Commissioner McKechnie stated that he thought the lines on Covina Avenue and
Corona Driver were old or too small for the development but they were also in different
service districts. That does not allow them to cross back and forth and to bring this up in
the staff report. Commissioner Pulver stated that he also was at the Land Development
Committee meeting. It does address it in the report. It was not an insurmountable
problem. It is more of a fact than a problem.

Mr. Adam reported that staff did leave out the traffic impact analysis due to its size. It
was his intention to have it hyperlinked on the website and include that in the staff
report for the Planning Commission to use. It was an oversight on his part and he
apologized for that.

The public hearing was opened.

a. Craig Stone, CSA Planning, Ltd., 4497 Brownridge Terrace, Suite 101, Medford,
Oregon, 97504-9173. Mr. Stone reported that he does not have additional testimony
but given the Planning Commission divided this into two proceedings he requested that
the earlier testimony of him and Ms. Parducci be incorporated into the record of the
zone change as well.

Mr. Stone addressed the waterline issue brought up by Commissioner McKechnie. This
property is in two different pressure zones on either side of the Hopkins Canal that
traverses the property. In his initial interview with Eric Johnson, City of Medford Water
Commission Engineer, Mr. Johnson indicated that the applicant might be able to cross it
and do other things. By the time of the Land Development Committee meeting Mr.
Johnson had done some additional thinking and believes no they will not be able to
cross it. It is not an issue without solution. The water system is sufficient in the area. It
was just simply a question of whether the applicant ties the two together or serves
them separately from Covina Avenue and Corona Drive.

The public hearing was closed.

Motion: For the Zone Change the Planning Commission adopts the findings as
recommended by staff and directs staff to prepare a Final Order for approval of ZC-15-
164 per the staff report dated February 18, 2016, including Exhibits C through F,
provided the City Council approves the GLUP map amendment.

Moved by: Vice Chair McFadden Seconded by: Commissioner D’Alessandro

Voice Vote: Motion passed, 8-0.
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60. Reports
60.1 Site Plan and Architectural Commission.

Commissioner D’Alessandro reported that the Site Plan and Architectural Commission
met on Friday, February 19, 2016. The Site Plan and Architectural Commission heard
Aspen Dental located across from the mall where the Old Farmhouse Restaurant used to
be. The Site Plan and Architectural Commission approved that application. They also
heard 5 Guys Restaurant on Center Drive across from the south Walmart. It is a 4,100
square foot restaurant and retail shop. That application was approved.

60.2 Report of the Joint Transportation Subcommittee.

Commissioner Pulver stated that the Joint Transportation Subcommittee met yesterday,
Wednesday, February 24, 2016. They continued updating the Transportation Systems
Plan (TSP).

60.3 Planning Department

Kelly Akin, Principal Planner, reported that the Planning Commission’s next study
session is scheduled for Monday, March 14, 2016. There is no business scheduled at
this time but will keep the Planning Commission updated.

There is business scheduled for the Planning Commission on Thursday, March 10, 2016
and Thursday, March 24, 2016.

Today the City Council had a study session with the Planning Department staff regarding
the Urban Growth Boundary project. Staff had prepared four different options that the
City Council reviewed. City Council directed the Planning Department staff to bring the
item forward to their March 17, 2016, public hearing for their consideration.

Last week the City Council initiated a right-of-way vacation.

On March 3, 2016, the City Council will hear the Airport Masterplan related text
amendments. They will also hear the alley vacation north of Dakota between Park and
Oakdale that the Planning Commission heard at their last meeting.

Vice Chair McFadden stated that he keeps getting notices about the APA Conference in
Phoenix, Arizona. Has the City funded any Planning Commissioners to attend the
Conference? Ms. Akin reported she would research that.

John Adam, Principal Planner, stated that Planning Department policy is when someone
wants to initiate a code amendment staff will review it and do an evaluation of how
much staff time or capacity there might be, take that information to a Planning
Commission study session to ask if the Commission would like to initiate. In this
particular case someone would like to initiate a code amendment to allow craft
distilleries. It would be similar to the “brewery—public house” uses put into the Code
last year. It would be a limited-size production facility with a bar and restaurant. On
Monday, March 14, 2016, staff will have a memorandum for the Planning Commission
and recommendation on whether staff has capacity or not to move forward at this time.
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Chair Miranda asked if the previous one was for actual brewing which he equates to
beers and ales, is this for hard liquor? Mr. Adam replied that is correct.

70. Messages and Papers from the Chair. None.

20. Remarks from the City Attorney. None.

90. Propasitions and Remarks from the Commission. None.

100. Adjournment

The meeting was adjourned at 7:34 p.m. The proceedings of this meeting were digitally
recorded and are filed in the City Recorder’s office.

Submitted by:

Terri L. Rozzana Patrick Miranda
Recording Secretary Planning Commission Chair

Approved: March 10, 2016
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STAFF REPORT

for a Type-C quasi-judicial decision: Land Division

Project The Ridge at the Highlands, Phases 2 - 10
Applicant: Ayala Properties, LLC; Agent: Urban Development Services, LLC

File no. LDS-15-167

To Planning Commission for March 10, 2016 hearing
From Kelly Akin, Principal Planner

Date March 3, 2016

BACKGROUND

Proposal

Consideration of a request for tentative plat approval for The Ridge at the Highlands
Phases 2 - 10, a 67 lot subdivision on approximately 37.34 acres located at the northerly
termini of Cherry Lane, Bermuda Drive and Stardust Way and approximately 100 feet
north of Cloudcrest Drive, within the SFR-4/PD (Single Family Residential, four dwelling
units per gross acre/Planned Development Overlay) zoning district.

Subject Site Characteristics

Zoning SFR-4/PD  Single Family Residential, four dwelling units per gross
acre/Planned Development Overlay

GLUP UR Urban Residential

Use Vacant

Surrounding Site Characteristics

North SFR-4 Undeveloped future phases of The Highlands; Prescott Park
South SFR-4 Single family residences

East SFR-4 Single family residences

West SFR-4 Single family residences

Related Projects

PUD-95-001 The Highlands PUD
LDS-96-034 Phase 2 (expired)
LDS-97-089 Phases 1 & 2 (expired)
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AC-97-100 SPAC approval of landscaping for common areas (expired)
PUD-97-090 Revision to PUD Plan — PP&L Site

LDP-04-231 Two-lot Partition — PP&L Site

AC-06-260 SPAC approval of landscaping for Phase 1 common areas
AC-08-045 SPAC approval of attached garden homes for Phase 1

Applicable Criteria
Medford Municipal Code §10.270 Land Division Criteria

The approving authority (Planning Commission) shall not approve any tentative plat
unless it first finds that the proposed land division, together with the provisions for its
design and improvement:

{1) Is consistent with the Comprehensive Plan, any other applicable specific plans
thereto, including Neighborhood Circulation Plans, and all applicable design
standards set forth in Article IV and V;

(2) Will not prevent development of the remainder of the property under the same
ownership, if any, or of adjoining land or of access thereto, in accordance with
this chapter;

{(3) Bears a name that has been approved by the approving authority and does not
use a word which is the same as, similar to, or pronounced the same as a word in
the name of any other subdivision in the City of Medford; except for the words
“town”, "city", "place”, "court”, "addition”, or similar words; unless the lond
platted is contiguous to and platted by the same applicant that platted the land
division bearing that name; or unless the applicant files and records the consent
of the party who platted the land division bearing that name and the block

numbers continue those of the plat of the same name last filed;

{4) If it includes the creation of streets or alleys, that such streets or alleys are laid
out to be consistent with existing and planned streets and alleys and with the
plats of land divisions already approved for adjoining property, unless the
approving authority determines it is in the public interest to modify the street
pattern;

(5) If it has streets or alleys that are proposed to be held for private use, that they
are distinguished from the public streets or alleys on the tentative plat, and
reservations or restrictions relating to the private streets or alleys are set forth;

{(6) Will not cause an unmitigated land use conflict between the land division and
adjoining agricultural lands within the EFU (Exclusive Farm Use) zoning district.

Corporate Names

The Oregon Secretary of State Corporation Division records list Laz Ayala as the
Registered Agent and Member of Ayala Properties, LLC.
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ISSUES AND ANALYSIS

Background

Chronology of Prior Approvals

1,

The Preliminary PUD Plan for the entire 221-acre Highlands site was approved by the
Planning Commission on April 3, 1995 (PUD-95-1 - Exhibit L). The approval included
a restaurant site and 972 attached and detached single family dwelling units.

The Tentative Plat for the two phases (Phases 1 and 2) that make up Planning Area 1
was approved by the Planning Commission in 1996 (LDS-96-34).

The Final Plan for Phases 1 and 2 of Planning Area 1 was approved by the Planning
Commission in 1996 (LDS-96-34).

The Preliminary PUD Plan for the entire Highlands development was revised by the
Planning Commission in 1997 primarily to make a change to the street design within
Phase 1 of Planning Area 1, which resulted in the reduction of three dwelling units
within that phase, to a maximum total of 969 units for the entire development
(Exhibit M). The remainder of the project remained the same as the original
approval. This approval carried forth almost all of the conditions from the original
1995 approval.

The Tentative Plat for Phases 1 and 2 of Planning Area 1 was revised by the Planning
Commission in 1997 to reflect the changes made to the Revised PUD-95-1 (LDS-97-
89, Exhibit B 10 of 10).

The Final Plat for Phase 1 of Planning Area 1, comprised of 15 lots for detached
single family residences and seven lots for garden homes (single family attached)
was approved in September 2007.

A de minimis revision to allow an increase in dwelling units from 60 to 83 in Phase 2
and the division of Phase 2 into five phases was approved on January 16, 2008
(Exhibit N). It should be noted that a tentative plat application did not follow this
approval. The Planning Commission was advised of the de minimis revision, but did
not consider a corresponding application.

A de minimis revision to allow the construction of detached dwelling units in Phase 1
in lieu of the seven attached garden homes was approved in September 2014.
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The Highlands PUD

The Highlands PUD contains nine specific Planning Areas as shown on the Preliminary
Development Site Plan approved as part of the Preliminary PUD Plan (Exhibit B, 9 of 10).
The uses and number of dwelling units for each housing type were defined for each of
the nine Planning Areas. Page 2 of the Planning Commission’s Revised Commission
Report dated August 14, 1997 (#4 above, attached as Exhibit M) includes the following
statement:

“The 221-acre site is now proposed to have 969 dwellings {previously 972 units) which is
three units less than the maximum allowed, including the 10 percent density bonus. The
minimum density requirements of the code are also applicable, particularly as the
applicant has indicated that some variation in the type and mix of dwellings may occur
as a result of market demand. The minimum of 2.5 units per acre would require that a
minimum of 552 units be developed over the entire project site. Therefore, at the time of
each phase is developed (e.qg. final plan approval), the applicant shall demonstrate that
the project remains within the densities required by code.”

The Planning Commission realized that because of the large size of the development, a
certain amount of fiexibility needed to be “built in” to their approval. Each of the
planning areas identified in the Preliminary PUD Plan has its own land uses and
maximum number of dwellings. This flexibility is the reason that the addition of 23
dwelling units to Phase 2 was able to be approved administratively.

Current Proposal (Exhibit B)

The applicant has thoroughly described the proposal in the Findings (Exhibit C). In
summary, the applicant proposes the following:

* Create 67 lots for residential development (reduced from 83);

e C(Create eight open space tracts and increase the overall open space area;
* C(Create ten sub-phasesin lieu of the previously approved five;

e Replace the attached units with detached units; and

e Revise certain street connections due to hiliside constraints.

Rather than submitting an application to revise the Final PUD Plan via the public hearing
process as a Planning Commission decision, the applicant has requested that the
revisions be made administratively via the de minimis revision provisions in Medford
Land Development Code Section 10.245(A}{(4). It appears that the requested revisions
could be considered to be de minimis with the exception of the removal of the Bermuda
Drive connection to the north (see discussion in Access below). If the Commission agrees
with the applicant and finds the proposal to be substantially consistent with the
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approved PUD, staff will rely on the Planning Commission decision on this application in
rendering a de minimis decision.

Conditions of Approval

Conditions of approval for this proposal have been included in Exhibit A. Previously
applied conditions related to PUD-95-1 and PUD-95-1 Revised (Exhibits L and M) are still
applicable unless specifically amended.

Density

The Preliminary PUD Pian allows for a maximum of 969 units overall with 111 dwelling
units in Planning Area 1. The approved Final PUD Plan design showed 85 units in
Planning Area 1, while the 2008 de minimis revision allowed for a maximum of 105 units
{22 in Phase 1 and 83 in Phase 2). The applicant is proposing to reduce the number of
units in Phase 2 from 83 to 67, for a loss of 16 units. The approved 22 Phase 1 units
cambined with the 67 proposed Phase 2 units would result in a total of 89 units for
Planning Area 1.

Overall, the Highlands PUD density range is 552 to 969 units. The proposal reduces the
overall approved density to 953, which is within the range approved by the Planning
Commission.

The majority of the 16 units proposed to be removed from Phase 2 are in the westerly
end of the site. At the northwesterly corner of the project on the north side of Stardust
Way, the applicant is proposing five lots where the approved plan showed 11. On the
south side of Stardust Way at the southwesterly corner of the project, the applicant is
proposing four lots where the approved plan showed 10. The remaining four units will
be removed from the center of the phase. No change is proposed to the number of lots
that front on Cherry Lane, although the configuration is different.

Open Space

As noted above, six lots are proposed to be removed from the northwesterly area of
Planning Area 1, which will be incorporated into common open space areas to
accommodate the power lines. No open space areas are proposed to be reduced.

The applicant has proposed to include a stormwater detention basin at the drainage
swale at the westerly end of the project site. Staff noted that a portion of the basin is
proposed to be on Lots 63 and 64 and recommended to the applicant that the entire
basin be included in the open space area. The applicant agrees, and also agreed to
extend the open space area across the swale, which would connect Open Space Areas 4
and 5. The adjacent lots will still conform to lot size standards after the adjustments. A
condition has been added to reflect these changes on the final plat.
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The proposal also includes a trail system that loops through the open space areas. The
final design will include seat henches for resting, mile markers, and tree plantings for
shade opportunities. As required with the original PUD-95-1 and subseguent revisions,
the final design will be reviewed and approved by the Site Plan and Architectural
Commission.

Phasing

The applicant proposes to construct the remainder of Planning Area 1 in Phases 2
through 10. There is nothing in the approved PUD or the Land Development Code that
prohibits this request.

Attached v. Detached Units

The original PUD approval identified a variety of attached and detached housing types.
Planning Area 1 included a mix of garden homes, patio homes and single family
detached homes on standard and estate lots. The original intent of clustering and
attaching units may have been to minimize the amount of hillside disturbance; however,
The Highlands was approved with a nod towards flexibility in design. Whether attached
or detached, the units are single family and able to be individually sold. In staff’s opinion
the number of units is more important than their configuration.

Access

The street layout of the project is proposed to change, beginning with the elimination of
the shared driveway in the northwesterly corner of the project from Stardust Way. The
redesign of this area allows the five proposed lots to front and take access directly from
Stardust Way and eliminates the need for the shared drive. Next, the applicant proposes
to eliminate the off-street parking areas south of Cherry Lane. The Findings indicate that
the purpose of removing this additional paved area is to reduce the amount of hillside
excavation and scarring.

Claywood Court, the east-west running cul-de-sac between Cherry Lane and Stardust
Way is also proposed to be eliminated. It was originally designed to provide access to
the lots fronting Stardust Way from the uphill side. The current proposal will resuit in
some design challenges for those lots taking access from the north side of Stardust Way;
however, the applicant has indicated that access across the steep slopes can be
addressed through shared driveways and access easements.

Finally, the applicant proposes to eliminate the connection of Bermuda Drive with
Stardust Way in the center of the site. This particular connection was a condition of
approval in the original PUD decision. The applicant’s findings state, in part (p. 11,
Exhibit C):

Page 6 of 9
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“Secondly, Bermuda Drive (off Cloudcrest Drive) is proposed to no longer
connect with the future extension of Stardust Way due to the physical
constraints it too would encounter such as slopes exceeding 35%. Similar to
the purpose of removing the looped roads noted above, because Bermuda
Drive was planned to intersect with Stardust Way at a 90 degree angle, its
intersection would have been excessively steep and require excessive
amounts of earth movement in not only the area of the intersection, but also
existing and proposed adjacent lots. As proposed, Bermuda Drive will now
serve 14 single family homes where it had previously served 10. Overall, it is
the applicant’s opinion the street revisions are slight as the burden of
additional vehicle trips onto local residential streets is lessened and the
revisions are inherently safer as vehicles existing onto the streets have an
improved line-of-sight.”

Staff has considered the connection and does not object to its elimination. in 2009, the
City Council adopted a Hillside Ordinance that allows the Planning Commission to alter
street standards in areas with steep slopes. Removing this connection is consistent with
the provisions of the ordinance.

The original Highlands design included limited, common access driveways to Cherry
Lane and incorporated off-street parking areas. The applicant proposes to remove this
feature, citing reduced damage to the hillside.

In 1997, the City Council modified the Planning Commission decision on the revised
PUD-95-1. The Council affirmed the on-street parking restriction on streets under 28
feet in width and allowed half of the driveway spaced in front of garages to be credited
to one off-street parking space per dwelling unit (Exhibit M).

Compliance with Land Development Code and PUD Standards

In approving The Highlands PUD, the Planning Commission authorized modified
development standards (Table 2, Exhibit L). The PUD standards are largely the same as
the Land Development Code standards in Section 10.710, except the lot size minimums
are higher and there is not a maximum. For example, the medium density detached
units have a minimum lot size of 10,000 square feet, where the minimum lot size for the
SFR-4 zone is 6,500 square feet. The lots as proposed meet the modified standards.

Apency Comments

Public Works Department (Exhibit D)

The Public Works Department Staff Report outlines the requirements for infrastructure
provisions for this development. It also notes that there was a requirement in the 1995

Page 7 of 9
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PUD decision to fully improve Stardust Way from Cloudcrest Drive to the southwest
corner of the subdivision.

Medford Fire Department (Exhibit F)

The Fire Department Land Development Report notes the requirement for residential
fire sprinklers for all units. Wildfire Risk Area mitigation measures are also included.

Jackson County Roads (Exhibit G)

Jackson County Roads notes that Stardust Way, Highcrest Drive or the County’s portion
of Cloudcrest Drive shall not be used for construction traffic. If the applicant does use
these streets, the applicant shall be required to overlay the roads with two inches of
A.C. As noted above, the original PUD decision included a requirement to fully improve
Stardust Way from Cloudcrest Drive.

Committee Comments

No comments were received from a committee, such as BPAC.

No other issues were identified by staff.

FINDINGS AND CONCLUSIONS

Staff has reviewed the applicant’s findings and conclusions {(Exhibit C) and recommends
the Commission adopt the findings as presented.

RECOMMENDED ACTION

Adopt the findings as recommended by staff and direct staff to prepare a Final Order for
approval of LDS-15-167 per the staff report dated March 3, 2016, including Exhibits A
through N.

EXHIBITS
A Conditions of Approval, dated March 3, 2016
B Maps

10f 10 Tentative Plat with contours

20f 10 Tentative Plat without contours

3 of 10 Conceptual Grading and Drainage Plan
4 of 10 Conceptual Utility Plan

50f 10 Conceptual Road Sections

6 of 10 Existing Topographical Slope Analysis
7 of 10 Conceptual Pedestrian Trail Plan

8 of 10 Conceptual Trail Plan on Aerial Photo
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ST A T IOTmMON

2

9 of 10 Approved Preliminary Site Development Plan for The Highlands

10 of 10 Revised Tentative Plat (LDS-97-89 - Expired)

Applicant’s Project Description and Findings of Fact

Public Works Department Staff Report received March 2, 2016

Medford Water Commission Staff Memo received February 24, 2016

Medford Fire Department Land Development Report received February 17, 2016
Jackson County Roads letter received February 5, 2016

Addressing Staff Memo received February 17, 2016

Building Safety Department Memo received February 17, 2016

Parks Department e-mail received February 16, 2016

ODOT e-mail received February 18, 2016

Final Order and Attachments, PUD-95-1, dated April 13, 1995

Resolution 8514, Final Order and Attachments, PUD-95-1 Revised, dated October
16, 1997

De minimis Revision dated January 16, 2008

Vicinity map

PLANNING COMMISSION AGENDA: MARCH 10, 2016
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EXHIBIT A

Ridge at the Highlands, Phases 2 - 10
LDS-15-167
Conditions of Approval
March 3, 2016

All conditions of approval from PUD-95-1 and PUD-95-1 Revised shall apply except as
amended.

DISCRETIONARY CONDITIONS

1. The Commission authorizes a 5-year approval period ailowed for phased projects as per
Medford Land Development Code Section 10.269(2).

2. Prior to approval of the Final Plat, the applicant shall to show the detention basin wholly
located within the Open Space Areas 4 and 5 and removed from Lots 63 and 64. Open
Space Areas 4 and 5 shall be connected by incorporating the sanitary sewer and storm
drain easements on Lots 59, 60 and 61.

CODE CONDITIONS
Prior to approval of the final plat for the first phase:

1. The applicant shall receive approval of the Site Plan and Architectural Commission for
the landscaping of open spaces and trail system including benches, mile markers, etc.

Prior to approval of the final plat for each phase, the applicant shall:

2. Comply with the Public Works Department Staff Report received March 2, 2016 (Exhibit
D).

3. Comply with the Medford Water Commission Staff Memo received February 24, 2016
(Exhibit E).

4. Comply with the Medford Fire Department Land Development Report received February
17, 2016 (Exhibit F).

5. Comply with the Jackson County Roads letter received February 5, 2016 (Exhibit G).

6. Comply with the Addressing Staff Memo received February 17, 2016 {Exhibit H).

CITY OF MEDFORD
Page 1 of 1 EXHIBIT # A~

File #_LDS-15-
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PROJECT INFORMATION:

APPLICANTS: LAND USE PLANNING:
Ayala Properties LLC Urban Development Services, LI.C
Laz & Jacob Ayala Mark Knox, AICP
132 West Main Street, Suite 202 485 W. Nevada Street
Medford, OR 97501 Ashland, OR 97520
Tel: 541-944-9561 Tel: 541-482-3334

CIVIL ENGINEERING: ATTORNEY OF RECORD:
Construction Engineering Consultants Alan Harper, Attorney at Law
Tony Bakke, P.; 130 “A™ Street
P.O. Box 1724 Ashland, OR 97520
Medford, Oregon 97501 Tel: 541-659-9401
Tel: 541-779-5268

SURVEYOR: GEOTECHNICAL ENGINEERING
L.J. Friar & Associates, LI.C Applied Geotechnical Engineering
Jim Hibbs, Robin L. Warren, P.E., G.E.. R.G.
1585 Siskiyou Boulevard 1314-B Center Drive, #452
Medford, OR 97504 Medford, OR 97504
Tel: 541-772-2782 Tel: 541-226-6658

PARCEL SIZE: 37.34 Acres (vacant)
LOCATION & LEGAL DESCRIPTION: Between Cherry Lane and Stardust Way

371'W23 Tax Lot #2300

GENERAL LAND USE MAP DESIGNATION:  Urban Residential (UR)

ZONING DESIGNATION: Single Family — 4 Units / Acre (SFR-4 / PD)
ADJACENT ZONING & USES:

West:  Single Family — 4 Units / Acre (SFR-4) Single Family Detached Housing

East: Single Family — 4 Units / Acre (SFR-4 /PD)  Vacant (Planning Area 2)

South:  Single Family — 4 Units / Acre (SFR-4) Single Family Detached Housing

North:  Single Family - 4 Units / Acre (SFR-4 /PD)  Vacant (Planning Area 2)

APPLICABLE MEDFORD LAND DEVELOPMENT CODE:
Class *C™ Applications. Section 10,220 Land Division Criteria. Section 10.270
Planned Unit Developments, Section 10.230 SFR-4, Single-Family Residential, Section 10.309
Tentative Plat and Accompanying Data, Section 10.267 Hillside Ordinance. Section 10.929
Revisions of a PUD, Section 10.245

PLANNING ACTION: The applicants wish to obtain Tentative Plat approval for a 75-lot, 67 residential unit
subdivision. including eight common open space lots. The proposal includes a de minimis revision request to
the approved Final PUD Plan for Phase 11 in order to reduce the number of residential lots from 83 to 67, to
increase the common open space areas. divide Phase 11 from 5 sub-phases to 10 sub-phases in order to address
market conditions. replace the attached units with detached units and to revise certain street connections due to
hillside constraints. The property is 37.34 acres in area and located in East Medford. north of Cloudcrest Drive -

Page 2 0f 18
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between Cherry Lane and Stardust Way. The subject property is referred to as “The Ridge at the ! lighlands™,
Phase I, of Planning Area 1.

SITE DESCRIPTION & HISTORY SUMMARY: The subject property is part of The Highlands. an
approved Master Planned Community, consisting of 969 residential units and restaurant on approximately 221
acres, zoned Single Family Residential - 4 units per acre (SFR-4). approved in 1995 and revised in 1997 (PUD
95-001). This particular area is referred to as “The Ridge at the Highlands or Area I” of the master plan which
has been divided into two development phases. one of which has been platted. streets installed and homes
constructed (See insert above - The Ridge. Phase I). Phase [ consists of 22 residential units (13 detached SFR’s
& 7 Garden Homes) and Phase 11 was approved for 83 residential units for a total lot count of 103 residential
units within Area 1. The tentative plat for The Ridge. Phase 11 was previously approved. but since expired due
to poor housing market conditions.

As illustrated Exhibit A", there are nine Planning Areas within The Highlands Master Planned Community
consisting of a range of densities and housing types to serve the City's housing needs. The inserted table that
follows on page #4 summarizes the Master Plan’s intended densities and land use types. based on the most
recent approvals. with Area | hi-lighted for reference.

Page 3 of 18
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Table 1

Planning Area/Land Use Summary

(reflecting 2007 De Minimus Revision & Proposed Revisions)

Proposed Land Use Types by Planning Area

SFD SFD SFD Condo Condo Density
PrA Low Med Cluster | SFA Low Med Coml. Acres DU DU/Acre
PA-I ° . . Lo . ' O R 5 TS
PHASE I - platied D R R RO R R :”“ """"" ] il e T | T e e e
| PIASE I - proposed. s ISt s e T L R TR AT 7212
PA-2 . N ° 19.5 139 7.1
PA-3 . . . . 29.0 433 150 |
T PA- . . . . . 10.0 25 25
[ PAS . B . 35 n/a n‘a
rA-6 . . e . . 8.3 21 2.3
PA-7 . . [ 8.0 12 1.5
B PA-8 . . . . . 24.5 115 47
PA-9 . ® . . . 343 114 33
Sub-Total ** Original PUD Approval (93-001) was approved for 972 dwelling units ** i78 ac 950 53
Neighborhood Collector Road - 1dac | o
Open Space, Trails, Easements B 29 ac
Total _ | 23tac 950 4.3

Power Lines
{existing)

S PA2

L
5
: 3
Water Line Main ¢!
{existing)

B

e =
Reference derial Map (See Fxhibir '
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According to the survey records, The Ridge, Phase Il is 37.34 acres and has varying south facing slopes, the
majority of which range between 15% and 35%. The property is generally rectangular measuring 600" X
2,300°, void of man-made structures and has no significant trees or unique rock outcroppings other than a
moderately sized ephemeral drainage swale near the western edge of the property. Overall, other than its
slopes and the drainage swale, the property has no significant natural features.

The subject property is within Zone 5 of the Medford Water Commission’s water zones and includes a main
water transmission linc extending east-west through the property connecting the water tank off Cherry Lane to
another water tank off Stardust Way, roughly a % mile or the width of the property. In addition, there are a
number of easements through the property, including a main electrical transmission line along a portion of the
lot’s northern boundary as well as various easements for the previously described water pipeline, cable,
telephone. storm drain and roadway facilities.

CHRONOLOGY OF PREVIOUS APPROVALS:

1) The Preliminary Planned Unit Development for the eatire 221-acre Highlands site was approved by the
Medford Planning Commission in 1996. The approved Preliminary Site Development Plan is included as
Exhibit “A” (File: PUD-95-1) and permitied a total of 972 dwelling units;

2) The Tentative Plat for two phases (Phases 1 and 2) that make up Planning Area 1 was approved by the
Planning Commission in 1996 (File: LDS-96-34);

3) The Final Plan for Phases | and 2 of Planning Area I was approved by the Planning Commission in 1996
(File: LDS-96-34);

4) The Preliminary Planned Unit Development Plan for the entire Highlands development was revised by the
Planning Commission in 1997 (File: PUD-95-1 “revised”) primarily to make a change to the street design
within Phase 1 of Planning Area 1 which resulted in the reduction of 3 dwelling units within that phase. to
a maximum total of 969 dwelling units for the entire Highlands Planned Unit Development. The remainder
of the project, Planning Areas 2 — 9. remained the same as the original approval. This approval carried
forth almost all of the conditions from the original approval noted in #1 above:

5) The Tentative Plat for Phases 1 and 2 of Planning Area | was revised by the Planning Commission in 1997
(File: 97-89) to reflect the changes made to the revised Planned Unit Development under #4 above:

6) The Final Plat for Phase 1 of Planning Area 1, comprised of 15 lots for detached single-family residences
and 7 lots for garden homes, was approved in September of 2007,

7) In 2014, the Planning Director approved a di minimis revision to Phase 1 of Planning Area 1 to allow the 7
garden homes to be detached single-family residences.

PROJECT PROPOSAL & DETAILS: The applicants wish to obtain Tentative Plat approval for a 75-lot. 67
residential unit subdivision, including eight common open space lots. The proposal includes requests for a De
minimis Revision to the approved Final PUD Plan for Phase II by: a) reducing the number of buildable
residential lots from 83 to 67 and increasing the common open space area: b) dividing Phase I from 3 sub-
phases to 10 sub-phases in order to address market conditions: ¢) replace the attached units with detached units

Page 5 of 18

Page 50



and d) revising certain street connections, primarily to avoid excessive hillside grading and to preserve various
Oak Trees. The revisions are further explained as follows:

Density Reduction: The applicants propose to reduce the number of residential units within Area 1, Phase 11,
from 83 units to 67. The purpose is multi-fold, but the reduction primarily relates to sensitive hillside
development and avoidance of the area’s transmission lines running along the property’s northwest corner. This
particular area of the subdivision was originally approved for 11 residential lots, but now only shows five with
the remaining six lots reconfigured into common open space. The remaining reduction of lots (10 lots) is within
the Bermuda Drive area and Stardust Way area (behind water tank) where the applicants contend the additional
density, along with the extension of Bermuda Drive, would have created excessive hillside disturbance with
houses either looming over the existing homes along Cloudcrest Drive or creating a precarious intersection.
Note: In accordance with PUD-95-1 and for clarification purposes, the original number of “buildable™ iots
within Phase II, Area I, was 83, but is now proposed to be 67 with an additional eight lots to be allocated to
common open space. The minimum 2.5 units per acre for the entire Highlands Master Planned PUD site is 552
units and thus the reduction of 16 lots within Area I reduces the overall approved density from 969 to 953 units
or 4.3 units per acre, consistent with the maximum and minimum dwelling unit density of the underlying Zoning
district.

Phasing: The applicants are proposing a modification of the approved Final PUD to increase the 5 sub-phases
into 10 sub-phases. The purpose of the phasing is to simply be prudent in the expansion of infrastructure as it
relates to market conditions. Considering there are public improvements extending to various points at the
perimeter of the subdivision (Stardust Way to the west, Cherry Lane to the Fast and Bermuda Drive to the
south) it’s possible two or more phases could occur at a given time. However, based on preliminary
engineering. the expectation is Phase 9 and/or 10 will occur first followed by Phase 3 and/or 4. Regardless, all
infrastructure improvements will be designed to accommodate adjoining phases and practical development
standards such as maximum street lengths and temporary fire truck-turn around areas will be provided as
required. At the time of each phases’ Final Plat. a phasing plan addressing such standards will be provided.

Modified Housing Type: The applicants are proposing a modification of the housing type within the Arca 1
boundary by replacing 19 attached ““garden home™ units to 19 single family detached units or Estate sized lots.
There are various reasons for the modification which include: 1) the avoidance of monolithic volumes and mass
on the City’s hillside lands: 2) a limited market demand for costly attached housing on hillside lands; 3) an
opportunity for added design flexibility and 4) reducing maintenance and liability for future owners. Most
importantly. the applicants contend the “looped” driveways originally associated with the attached units would
increase the hillside’s disturbance and that a standard street design, with planting strip and parking bays, would
provide necessary on-street parking opportunities, create an equally attractive streetscape and be less disturbing
to the hillside.

Revised Street Connections: The applicants have evaluated the previous approvals for Area 1 and have
concluded some minor adjustments to the subdivision's street system, based on the property’s physical
attributes, should be modified. In particular, the looped roads as noted previously off of Cherry Lane have been
removed in order to reduce hillside excavation and unnecessary scarring, but also the modification avoids steep
intersections and potential vehicular visibility conflicts along Cherry Lane. Secondly, Bermuda Drive (off
Cloudcrest Drive) is proposed to no longer connect with the fulure extension of Stardust Way due to the
physical constraints it too would encounter. Similar to the purpose of removing the looped roads noted above,
because Bermuda Drive was planned to intersect with Stardust Way at a 90 degree angle, its intersection would
have been excessively steep and require excessive amounts of earth movement in not only the area of the
intersection, but also existing and proposed adjacent lots. As currently proposed, Bermuda Drive will now serve
14 single family homes where it was previously planned to serve 10.
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Additional Project Information:

Open Space: The proposal includes a total of eight open space tracts primarily located at intersections or natural
areas that are sensitive to development. The proposal also includes trail connections circulating through the
subdivision’s open space areas and intermixing with the road way system to form a looped walking route of
roughly one mile. Further, in accordance PUD-95-1, the proposed pedestrian path will be made available on all
of the subdivision’s public streets. At the time of the subdivision’s Final Plan and engineering specifications are
completed, details will also be included addressing seat benches for resting, mile markers for accurate
measurement, and tree plantings for shade opportunities. Further, considering the regions recent drought
experience, the open spaces will be a mixture of natural landscaping (existing natural grasses and trees with no
additional irrigation) or xeriscape landscaping (planted grasses and trees with limited irrigation) — all of which
will be based on the project’s landscape Designer and Arborist. In accordance with PUD 95-1, the final design.
including irrigation plan, will be reviewed and approved by the Site Plan and Architectural Commission.

House Design: The applicants intend to construct moderate custom homes, similar to the homes within the
Phase I development and those homes along Pinnacle Drive. Each will be designed to take advantage of the
site’s expansive views of the City and valley. The applicants intend to include basic design standards within the
subdivision Conditions, Covenants and Restrictions (CC&R’s) such as a color palette (earth tone colors for
hillside development), maximum building heights (for view protection), non-combustible roofing materials (for
fire protection), and landscaping standards (for completeness and erosion control). At the time of each home’s
building permit is applied for, a specific engineered foundation and grading plan will be included. Such plan
will address erosion control and drainage. Further, the CC&R’s will include a Home Owner’s Architectural
Review Committee to ensure the proposed homes are compatible with neighboring homes.

Fire Department Standards: The original Tentative Plat approval (LDS-97-89) included conditions of approval
from the Fire Marshal allowing the Fire Marshal to: a) add additional fire hydrants during the utility plan
development stage beyond the standard required prior to construction within any phase and b) a condition
requiring no on-street parking spaces for streets less than 28’ but that one on-street space per unit in these areas
shall be provided. This condition was later agreed to allowing one space within the driveway to be credited
towards the on-street space (Resolution No. 8514). In the applicant’s opinion, the conditions imposed are
reasonable and appropriate. As such. the applicants will address these conditions with the project’s Civil
Engineering details and include the Fire Marshal in their final review.

Bermuda Drive: Similar to the original Phase Il approval (1.DS-97-89), Bermuda Drive (previously referred to
as Crest View Court) will exceed 450 feet as prescribed by code but the use of the cul-de-sac and its length.
may be approved by the Commission for reasons such as terrain (slope). existing development patterns. etc
(MLDC 10.426C.2 and 10.450). For those reasons previously stated. this proposal includes a similar street and
cul-de-sac design with a vehicle turnaround at its mid-point as required by the Fire Marshal. Further, a 5° public
pedestrian easement was recorded with the platting of Phase I from the end of the proposed cul-de-sac, south of
the water tank, and extending over to Cherry Lane. At the time of the final plat for Phase 2, the pathway will be
installed per the attached plans.

Traffic Analysis: During the initial Master Plan’s approval, the City Council determined there was sufficient
transportation capacity on existing streets (i.c., Hillcrest Road. Cherry Lane, etc.) due to the pending
construction of McAndrews Road. During that period, Area | was approved for 835 lots and thus the current
proposal is substantially the same as originally approved. Therefore, no traffic analysis has been submitted, nor
is required (PUD-95-1 / Phase | and I1. Staff Report).
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Constraints Analysis: The applicants have surveyed the property in order to evaluate the site’s physical
conditions as they relate to slope, trees, utilities, etc. In doing so, a topographical slope analysis was completed
as well as a tree inventory which has helped guide the proposed plans in order to configure streets and lots to
avoid the site’s most severe constraints. In those cases where such constraints do exist, common areas have
been created, driveway realignment considered or lots have been enlarged to not only mitigate possible
disturbance, but to also incorporate these physical elements as attributes of the subdivision.

Neighborhood Meetings: Considering the length of the property and the number of adjoining neighborhoods,
the applicant has had three neighborhood meetings prior to the Planning Commission’s hearing. These include
the existing Phase I platted neighborhood off Cherry Lane to the east (September 27", 2015), the Stardust
Drive/Pinnacle Drive neighborhood to the west (September 29"™) and the Cloudcrest Drive neighborhood to the
south (September 30"). The intent of the meetings is to convey to the neighbors the project’s preliminary
outline, address any questions and to genuincly consider valid concerns. Based on the neighbor’s input as well
as the applicant’s shared concerns, the applicant has:

a)  Agreed to reduced the number of units with Area | from 83 to 67:

b)  Agreed to include a “public” trail system, intermixed with public streets, for a total walking loop of one
mile. Note: the trail connects with the 5° pedestrian easement within Phase [ that extends 10 Cherry
Lane. This was a condition of approval with the original Phase I and II approvals;

c)  Agreed to a street tree species that does not exceed 30° in height to maintain views;

d)  Agreed to consider the preservation of the three large Oak Trees in the area of Lots #23 - #25;

e}  Agreed to extend the sidewalk, curb and associated paving along Stardust Way to Cloudcrest Drive;

fy  Agreed to consider the merger of Phase | and Phase Il HOA’s in order to produce a more cohesive
neighborhood plan:

g)  Agreed to reduce the number of lots within the northern area of the property near the power lines.

Home Oheners Association: The Highlands was intended to be a master planned development with consistent
themes of landscaped open spaces, trails, housing types, connected streets, ctc. To this end, the applicants desire
to develop the property similar to Phase I, Area I in order to continue with the subdivision’s quality
development and aitractive appearance. In order to manage the affairs of the subdivision such as architectural
review, landscape maintenance, etc.. a Home Owner’s Association will either be independently formed or
combined with the existing Home Owner’s Association in Phase I, Area 1. Both options are feasibie and
discussions with the existing HOA as noted above have already occurred. At the time of the Final Plat, Articles
of Incorporation, Bylaws and Covenants, Conditions and Restrictions (CC&R's) for the Home Owners
Association will be submitted.

Departmental Pre-application Conments:
Public Works Department:

Streets: In accordance with MLDC 10.931E(1), all streets and private access drives have been designed to
reduce the extent of cuts. Prior to completion of the final improvement plans by the project’s Civil
Engincer. the plans will be submitted to the City and service agencies to ensure compliance and
coordination is occurring;

Dedications: All streets and private access drives will be dedicated in accordance with the City’s Street
Standards, including the necessary right-of-way width to accommodate lanes, sidewalks, parking, etc.
where required. All dedications will include slope easements for the maintenance and protection of cut
and fill slopes where required;

Improvements: All streets within the proposed subdivision will be improved in accordance with City
Street Classification and [mprovement Standards. Cherry Lane will be consiructed to a % street plus 12
standard. All street and infrastructure specifications. including those for streetlights, sanitary sewer, storm
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drainage, etc.. will be included as part of the Final Engineering Plans. All plans will be designed and
construction supervised by the project’s Civil Engineer;

Building Permits: The applicants are aware that no building permits will be issued unti] the Final Plat has
been recorded and improvements inspected.

Fire Department:

Fire Sprinklers: All homes within the subdivision will include an NFPA 13-D automatic fire sprinkler
system;

Unobstrucied Access Roads: Roads will be at least 20’ in width and have a minimum vertical clearance of
137-6" in height to avoid fire apparatus obstruction. All roads will be designed to accommodate 60,000
pounds of weight;

Parking Restriction: Parking will be restricted along minimum access driveways and within fire turn-around
areas and include the necessary “no parking”™ signage. Further, parking will be restricted to one side of
Bermuda Court:

Phasing: In order to have adequate emergency vehicle access, the Fire Department will be consulted as it
relates to project phasing in accordance with Section D104.3;

Fire Hydrants: The applicants arc aware a total of 24 [ire hydrants will be installed. spaced at 250" apart.
The final engineered plans will be reviewed and approved by the Fire Department prior to site
construction and all such hydrants will be installed, per the phased plan, prior to any combustible
materials being stored on-site,

Fire Truck Turn-Around: A temporary Fire Department turn-around will be constructed for dead-end streets
in excess of 1507;

Wildfire Risk Mitigation Arcas: The applicants have reviewed the wildfire risk mitigation recommendations
and will consider each measure based on various factors. including home owner preference, site placement
and/or the physical constraints of the property.

Building Department:
Building Codes: The applicants are aware the City of Medford uses the 2011 ORSC, 2011 OISC and 2010
OMSC;
Electronic Submittals: All building plans will be submitted electronically;
Soils Report: The applicants are aware that at the time of each building is submitted a site specific soils
report will be included relating to the site’s soil condition and how the building pad will be prepared.
Geotechnical Monitoring: At the time of a building permit application for each individual house. a site
specific soils report prepared by a Geotechnical Engineer will be submitted addressing how the individual
building’s pad will be prepared. Further, prior to a foundation inspection and prior to a final inspection. the
project’s Geotechnical Engineer will provide a report indicating the pad and the site’s various disturbances
have been treated to minimize erosion and maintain slope stability.

Planning Department:
Transmission_Lines: Based on the suggestion of the Planning Department staff, the distance from the

transmission lines located along the northern side of the property has increased by the inclusion of a 100°
wide common area scparating the residential parcels. Further, the number of parcels within the northwest
corner of the property (Phase 9) has been reduced from 11 to 5 with the remaining five lots being over
200’ in depth in order to further mitigate the setback distance.

Shared Driveways: The final engineering plans and plat will identify driveway approach points and cross
easements, if necessary, in order to reasonably parallel the site’s topography and minimize driveway
slopes and retaining walls.

Conclusions: The applicant contends the proposal is consistent with the originally approved Highlands Master
Plan Planned Unit Development as the [ot and street pattern are substantially the same. The applicants contend

Page 9 of 18

Page 54



the proposed revisions to reduce the number of lots or revise certain street connections are in response to
neighborhood input, market considerations or new geographical or survey information. Overall, the applicants
believe the proposal has significantly been improved upon and once developed will be an attractive and sought-
out living environment for future residents.

Application Criteria & Findings of Fact:
NOTE: For clarity, the following portion of the document has been formatted in “outline” form with the City's

approval criteria noted in BOLD font and the applicant’s response in regular font. Also, due to repetitiveness in
the required Findings of Fact, there are a number of responses that are repeated in order to ensure that the

Findings of Fact are complete.

10.245 A.4. De Minimis Revision of a PUD

Notwithstanding Subsection 10.230(G), the Planning Director may approve revisions 1o an approved
Preliminary or Final PUD Plan that he/she determines are de minimis. Proposed revisions shall be considered de
minimis if the Planning Director determines the changes to be slight and inconsequential and will not violate
any substantive provision of this Code. The Planning Director's written approval of a de minimis revision(s)
shall be appended to the Final Order of the Planning Commission or final approval of the Planning Director of
the Final PUD Plan. Revisions that are de minimis shall not require public notice, public hearing or an
opportunity to provide written testimony. However, if, while the record is open, any party requests in writing to
be notified of future de minimis revisions of a Preliminary PUD Plan, then all de minimis revisions of a
Preliminary PUD Plan shall be subject to review as a Class 'C' Procedure or such other procedure as may be
permitted by law.

In the applicant’s opinion, the proposed PUD revisions to Area 1, Phase 11, are de minimus due to the fact the
changes proposed are negligible and will not violale any substantive provision of the City of Medford's Land
Use Code. The subject property is on a hillside and after careful consideration it has been determined the most
appropriate development would include a reduction in the project density from 83 to 75 units, increase the
number of sub-phases from 5 sub-phases to 10 sub-phases in order (o better manage real estate market
conditions. revise the housing types in order to reduce attached housing on the hillside tands and to modify
certain streets within the subdivision that would have required excessive excavation. Overall, all of the
revisions noted herein relate to various Comprehensive Plan Policies relating to hillside development.

Density Reduction: The Highlands Master Plan has been approved for 969 units on its 221 acres for a total of
4.38 dwelling units per acre. With the reduction of the density proposed herein, specifically within Area 1,
Phase Il from 83 units to 75 units the total dwelling units within the Master Plan area would be reduced to 961
units or 4.34 dwelling units per acre. In the applicant’s opinion, the difference of less than a ' percent is de
minimis and meets the criteria of the Medford Land Development Code, Section 10.245 A.4 (above). Finally, it
should also be noted a di minimis revision was approved in 2007 “increasing™ the number of residential units
planned for Area 1, Phase Il from 60 to 83 units. As such. the current proposal not only contemplates a more
sensitive subdivision, but it’s density in more in-line with the original Master Plan.

Phasing: As noted, the applicants are proposing a modification of the approved Final PUD to increase the 5
sub-phases into 10 sub-phases. The purpose of the phasing is to simply be prudent in the expansion of
infrastructure as it relates to market conditions. Evidence continues to remain in the Valley of subdivisions or
portions of that have been improved with streets, sidewalks and utilities, but without housing. in these cases,
there are weeds popping up within sidewalks and streets such as the short street northeast of Cliffwood Court
within Area 1, Phase 1. However, by remaining prudent and limiting financial risk. the applicant, as well as
surrounding property owners. will be less impacted if the economy reverses.
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The proposed phasing chronology is not indicative of the likely development order. Considering there are public
improvements extending to various points at the perimeter of the subdivision (Stardust Way to the west, Cherry
Lane to the East and Bermuda Drive to the south) it’s possible two or more phases could occur at a given time.
However, based on preliminary engineering. the expectation is Phase 9 and/or 10 will occur first followed by
Phase 3 and/or 4. Regardless, all infrastructure improvements will be designed to accommodate the adjoining
phase’s infrastructure needs and praclical development standards such as maximum street lengths, temporary
fire truck-turn, and common open space landscaping and irrigation details will also be provided with the Final
Plat as required. Overall, the added sub-phasing is slight and inconsequential and does not violate any
substantive provision of the Medford Land Use Code.

Modified Housing Type: The applicants are proposing a modification of the housing type within the Area 1
boundary by replacing 19 attached “garden home™ units to 19 single family detached units or Estate sized lots.
There are various reasons for the modification which include: 1) the avoidance of monolithic volumes and
building mass on the City’s hillside lands; 2) a limited market demand for costly attached housing on hillside
lands; 3) an opportunity for added design flexibility and 4) reducing maintenance and liability for future
owners. Most importantly, the applicants contend the “looped™ driveways originally associated with the
attached units would increase the hillside’s disturbance and that a standard street design, with planting strip and
parking bays, would provide necessary on-street parking opportunities, create an equally attractive streetscape
and be less disturbing to the hillside.

Revised Streer Connections: The applicants have evaluated the previous approvals for Area 1 and have
concluded some minor adjustments to the subdivision’s street system, based on the property’s physical
attributes, would be appropriate. In particular, the looped roads as noted previously off of Cherry Lane have
been removed in order to reduce hillside excavation and unnecessary hillside scarring, but also the modification
avoids steep intersections and potential vehicular conflicts along Cherry Lane. Secondly, Bermuda Drive (off
Cloudcrest Drive) is proposed to no longer connect with the future extension of Stardust Way due to the
physical constraints it too would encounter such as slopes exceeding 35%. Similar to the purpose of removing
the looped roads noted above, because Bermuda Drive was planned to intersect with Stardust Way at a 90
degree angle, its intersection would have been excessively steep and require excessive amounts of earth
movement in not only the area of the intersection, but also existing and proposed adjacent lots. As proposed,
Bermuda Drive will now serve 14 single family homes where it had previously served 10. Overall, it is the
applicant’s opinion the street revisions are slight as the burden of additional vehicle trips onto local residential
streets is lessened and the revisions are inherently safer as vehicles exiting onto the streets have an improved
line-of-sight.

10.270 Land Division Criteria

The approving authority (Planning Commission) shall not approve any tentative plat unless it first finds
that, the proposed land division together with the provisions for its design and improvement:

Land Division Criterion: (1) Is consistent with the Comprehensive Plan, any other applicable specific
plans thereto, including Neighborhood Circulation Plans, and all applicable design standards set forth in
Article IV and V;

Finding: The proposed Tentative Plat and amendments requested herein are consistent with the originally
envisioned Highland’s Master Plan and City’s Comprehensive Plan. The application includes Findings and
conclusions that the application complies with the specific standards adopted into the Medford Development
Ordinance, specifically Article IV (Public Improvement Standards and Criteria) and Article V (Site
Development Standards). except as per the requested modifications which may be authorized as part of a
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Planned Unit Development under MLLDC Section 10.230 and 10.235. Further, the policies of the City’s
Comprehensive Plan and any other specific elements of the Comprehensive Plan or City design standards were
reviewed to determine if The Ridge at the Highlands (Area 1) development proposal would be in anyway
inconsistent. To the best of the applicant’s knowledge, no inconsistencies were identified. To the contrary. the
City of Medford’s Comprehensive Plan encourages flexibility in design of projects to preserve natural areas.

Comprehensive Plan — Environmental Element:

Goal I: To improve and maintain the quality of life in Medford by using land use planning strategies that
have positive effects on the natural environment,

Goal 2: To provide and maintain open space within the Medford planning area for recreation and visual
relief, and to protect natural and scenic resources.

The subject area was approved as a parl of a Master Planned Community with the goal of coordinating utility
services, street connections and preserving critical open spaces within the east hills of Medford. This
particular phase of The Highlands is located between two existing developments with all future phases to be
constructed east of the subject area by others. The overall master plan strategy was to not only fully evaluate
this areas integration into the fabric of the existing neighborhoods, but to do it in such a way that negative
effects on the natural environment and designated open spaces are minimized.

The proposed revisions were specilically evaluated based on the site’s physical constraints as it relates to
hillside development for roads, excessive cut and fill areas and housing mass along this area of the City's
prominent foothill background. The reduction of units from 83 to 75 will assist in reducing mass where
common wall housing could have occurred. Further, the areas of the subdivision that have extensive slopes
have been avoided for housing and road construction and instead set aside within common open space areas.
to be maintained by the Home Owners Association. Overall, the end result of the proposed subdivision is to
remain consistent with Policy 2-B and “strive to preserve and protect the visual amenities offered by the
foothills™ while at the same time remain substantially consistent with the original master plan and the City’s
Comprchensive Plan and Land Usc Codes.

Comprehensive Plan — Natural Resources Elenient:

Goal 8: To minimize erosion and hazards relating to slope and soil characteristics by assuring that urban
land use activities in Medford are planned, located, and conducted consistently with prevailing soil
limitations.

Included with this application is a Geotechnical and Geologic Investigation Report from Applied
Geotechnical Engineering, a Medford Engineering firm. who evaluated the site’s geologic conditions as well
as a preliminary subdivision designs. The investigation included analysis of the site’s soil conditions.
groundwater, rock excavation, proposed site preparation and cut and fills areas. The report includes
recommendations for design and construction, including the elimination of the upper section of Bernuda
Drive, which has since been completed as evidenced on the plans. Additional recommendations as it relates to
site preparation, preliminary foundation engineering and street construction have also been considered and
will be included in the subdivision’s final engineering documents. Further. all building permits for new
structures will be constructed in accordance with the Uniform Building Code and specifically will include a
geotechnical report relating to specific elements of a proposed home’s foundation and earth disturbances
consistent with the recommendations of the Applied Geotechnical Engineering Report.
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Overall, the subdivision has been designed with streets and utilities that follow topographic contours where
possible and streets and parking facilities have been kept to minimum size to minimize hillside scarring and
sediment erosion resulting from cut and fill activities which will help prevent sediment from entering the

storm drainage system.

Comprehensive Plan — Housing Element:

Goal 1: To provide for the housing needs of citizens of Medford. Policy 5: The City of Medford shall
provide opportunities for alternative housing types and patterns, such as planned unit developments,
mixed-uses, and other techniques that reduce development costs, increase density, and achieve projects that
are flexible and responsive to the site and surroundings, including the conservation and enhancement of
areas having special scenic, historic, architectural, or cultural value.

The proposed subdivision is a phased area of a master planned, planned unit development. The master plan
includes area of alternative housing types and a mix of uses, albeit a small restaurant within Area 5 and a
small mixture of alternative housing types sprinkled throughout the various areas. In the applicant's opinion,
the proposed development, being on a hillside and adjacent to existing development on three of its four sides,
is designed to be responsive {o the site’s physical limitations and the site’s surroundings as previously
described. Further, the development’s proposed phasing is a strategy to be financially prudent with the
expansion of infrastructure in order to reduce development costs, all of which is dependent on market

conditions.

Comprehensive Plan — Public Facilities Element:

Goal 1: To assure that development is guided and supported by appropriate types and levels of urban
Jacilities and services, provided in a timely, orderly, and efficient arrangement.

Goal 2: To assure that General Land Use Plan (GLUP) designations and the development approval process
remain consistent with the City of Medford’s ability to provide adequate levels of essential public facilities
and services.

Related to the subdivision’s original entitlements, two water tanks. the land and accessory structures were
instatled and are now owned and operated by the Medford Water Commission. The tanks were determined to
be necessary to serve the entire Highlands Planned Unit Development area. However, since there has been a
significant lapse of time between construction phases, it's important for the applicants to address this
particular provision in order to assure the decision makers that both Goals 1 and 2 above have been addressed.

Compreliensive Plan — Transportation System Plan Element:

GOAL 2: To provide a comprehensive street system that serves the mobility and multi-modal transportation
needs of the Medford planning area.

Various policies and implementation strategies within the Transportation Element discuss balancing street
function / design through the use of context-sensitive street and streetscape design techniques (Policy 2-D)
and request making the necessary adjustments to avoid topographical features. natural resources. etc. In the
applicant’s optnion, the street layout as designed attempls to provide a pattern of connected streets in order to
maintain consistency with the original transportation plan and the project’s planned densities. but to also
invoke sensitive hillside development practices where possible, such as the removal of the upper section of
Bermuda Drive.
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Land Division Criterion: (2) Will not prevent development of the remainder of the property under the
same ownership, if any, or of adjoining land or of access thereto, in accordance with this chapter;

The planning of Area 1 of the Highlands Planned Unit Development considered existing and future street
patterns and therefore access to the adjoining vacant properties as well as existing streets, based on the master
plan’s original street pattern, will continue to remain with the full build-out and street dedications planned for
this phase of the planned unit development.

Land Division Criterion: (3) Bears a name that has been approved by the approving authority and does
not use a word which is the same as, similar to, or pronounced the same as a word in the name of any
other subdivision in the City of Medford; except for the words "town", "city", "place", "court",
"addition", or similar words; unless the land platted is contiguous to and platted by the same applicant
that platted the land division bearing that name; or unless the applicant files and records the consent of
the party who platted the land division bearing that name and the block numbers continue those of the
plat of the same name last filed;

To the best of the applicant’s knowledge, no conflicts exist with the subdivision’s name. The name is consistent
with the names that were approved with the initial planned unit development application, including Phase 1 of
Area | (same arca as proposed) which has alrcady been platted. recorded and constructed upon.

Land Division Criterion: (4) If it includes the creation of streets or alleys, that such streets or alleys are
laid out to be consistent with existing and planned streets and alleys and with the plats of land divisions
already approved for adjoining property unless the approving authority determincs it is in the public
interest to modify the street pattern;

The proposed street pattern is consistent with the originally approved Planned Unit Development which
identified Cherry Lane extending through the property to future development areas. Other than the removal of
the upper section of Bermuda Drive connecting with Stardust Way, the plan is consistent with previous
approvais. Finally, the proposed streets are consistent with the existing street pattern, including the continuation
of Cherry Lane and the continuation of Stardust Way intersecting with Cherry Lane,

Land Division Criterion: (5) If it has streets or alleys that are proposed to be held for private use, that
they are distinguished from the public streets or alleys on the tentative plat, and reservations or
restrictions relating to the private streets or alleys are sct forth;

The proposal does include a private minimum access road on the north and south sides wrapping around the
Medford Water Commission property located off Stardust Way (Lots #84 — 92). Reservations as to the
maintenance of the minimum access road will be recorded on the deeds of the benefitting properties and
addressing. in accordance with the Fire Department standards, located at the entrances of the driveway will be
installed.

Land Division Criterion: (6) Will not cause an unmitigated land use conflict between the land division
and adjoining agricultural lands within the EFU (Exclusive Farm Use) zoning district,

The proposal will not cause an unmitigated land use conflict between the land division and adjoining
agricultural lands within the EFU zoning district as the subject property is not adjacent to EFU land.
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10.450 Cul-de-sacs, Minimum Access Easements and Flag Lots

(1)} Cul-de-sacs, minimum access easements and flag lots shall only be permitted when the approving
authority finds that any of the following conditions exist:

(a) One or more of the following conditions prevent a street connection: excess slope (15%) or more),
presence of a wetland or other body of water which cannot be bridged or crossed, existing development
on adjacent property, presence of a freeway or railroad.

As noted, the property contains natural slopes ranging from 15% to 35%, as well as existing housing patterns
essentially locking access to certain sections of the property.

(b) It is not possible to create a street pattern which meets the design requirements for streets.

As noted above, a portion of the property, specifically within its southeastern quadrant, is only accessible via
the street route shown (Bermuda Court); similar to the original approved street pattern.

(t) An accessway is provided consistent with the standards for accessways in Section 10.464 through
Scction 10.466.

As evidenced on the submitted subdivision plans, specifically the tentative plat maps, pedestrian access is being
provided from the end of the Bermuda Court cul-de-sac over to Cherry Lane via open space and an existing
pedestrian casement through Phase [ that was provided in anticipation of Phase II’s access constraints. Housing
will or does exist on both sides of the accessway providing a sense of natural security and lighting. All
requirements of MLDC 10.464 through 10.466 are to be complied with,

(2) If a cul-de-sac is necessary, then the following standards shall apply: (a) Cul-de-sac streets shall be as
short as possible and shall not exceed 450 feet in length. (b} Cul-de-sac streets shall have a vehicle
turnaround arca with a minimum right-of-way radius of forty-five (45) feet and a minimum paved
scction radius of thirty-seven (37) feet.

The project Engineer and Surveyor have based the street designs on the City of Medford’s Street Standards and
in accordance with 10.450(2) above. Further, communication with the Medford Fire Department relating to the

cul-de-sacs’ design such as turning radii and length between cul-de-sacs have occurred. It should also be noted,
all of the houses within the subdivision will include residential fire sprinklers. verified with each home's

building permit.

(3) If a flag lot is necessary, then the following standards shall apply:

(a) The access drive, or flag pole, shall have a minimum width of twenty (20) feet.

(b) The minimum lot frontage for a flag lot shall be twenty (20) feet.

(¢) The required front yard setback shall be measured from the lot frontage property line.

(d) The minimum driveway throat width shall be determined as per Section 10.550.

As noted above, the project Engineer and Surveyor have based the street designs and Nag lot driveways on the
City of Medford’s Sireet Standards and in accordance with 10.450(3a-d).
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10.426 Street Circulation Design and Connectivity

These standards are intended to assure that development will ultimately result in complete bloeks bound
by a network of public streets, and/or private streets constructed to City Standards open to public use,
and/or interior access roads open to public use. As it applies to this section, an Interior Access Road shall

mean the following:

A public access easement on private property which facilitates through public vehicular and pedestrian
access.

A. Street Arrangement Suitability.

The approving authority shall approve or disapprove street arrangement. In determining the suitability
of the proposed street arrangement, the approving authority shall take into consideration:

. Adopted neighborhood circulation plans where provided; and

. Safe, logical and convenient access to adjoining property consistent with existing and planned land
uses; and

3. Efficient, safe and convenient vchicular and pedestrian circulation along parallel and connecting
streets; and

. Compatibility with cxisting natural features such as topography and trees; and

. City or state access management standards applicable to the site.

[0

N b

The subdivision’s proposed street pattern is almost exactly as originally approved, but for arcas that were
deemed sensitive and thereby adjustments made. The project’s Civil Engineer, Surveyor as well as Geotechnical
Engincer have worked closely to determine the most efficient, safe and connected street pattern as it relates to
the site’s physical constraints and existing neighborhood pattern. Within this context, the streets, driveways and
accessways have been designed in accordance with the City of Medford’s Street Standards. Further. the
applicants have reviewed the adopted circulation plans within this area and none appear to be applicable, other
than the overall PUD Master Pian which the proposal is based.

B. Street Connectivity and Formation of Blocks Required.

1. Block layouts shall substantially conform to adopted neighborhood circulation plans for the project
arca if applicable. Street arrangement and location may depart from the adopted plan if the project will
result in a comparable level of overall connectivity. Projects that depart from the neighborhood
circulation plan shall conform to planned higher order streets adepted in the City of Medford
Transportation System Plan.

To the best of the applicant’s knowledge. there is not an adopted neighborhood circulation plan for this area.
However. the applicants contend the adopted Highlands Master Plan PUD is an equivalent neighborhood
circulation plan and the applicants have designed the subject subdivision street pattern accordingly.

2. Proposed streets, alleys and accessways shall connect to other streets within a development and to
existing and planned streets outside the development, when not precluded by factors in Section 10.426

C.2 below. When a development proposes a cul-de-sac, minimum access easement or flag lot to address
such factors, the provisions of Section 10.450 apply.
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The proposed streets and accessways do connect to other streets within the development and to existing and
planned streets outside the development - when not precluded by factors in Section 10.426 C.2 as noted above

on Page 15.

3. Proposed streets or strect extensions shall be located to provide direct access to existing or planned
transit stops and other neighborhood activity centers such as schools, office parks, shopping areas, and

parks.

The subdivision has been designed in accordance with the adopted PUD which contemplated parks, trails and
connected streets. To this point, the site’s open spaces and trails are placed and weaved throughout the
subdivision for special relief, hillside sensitivity and for neighborhood interacted opportunities.

4. Streets shall be constructed or extended in projections that maintain their function, provide
accessibility, and continue an orderly pattern of streets and blocks.

The applicants contend the streets have been designed based on a variety of factors, primarily for hillside
sensitivity and street connectivity, but also to continue an orderly pattern of streets and blocks in context with
its surroundings.

C. Maximum Block Length and Block Perimeter Length,

1. Block lengths and block perimeter lengths shall not exceed the following dimensions as measured from
centerline to centerline of through intersecting streets, except as provided in Subsections 10.426 C.2.
Note: Per Table 10.426-1, the Block Length is 660° and the Block Perimeter 2,100,

All the subdivision’s streels comply with the above standards, including Bermuda Court which has cul-de-sacs
spaced at less than 660" (600" +/-} apart and an overall street length or block perimeter of less than 2,100
(1,000 +/-). Further, at the end of Bermuda Court. there is an accessway in accordance with MLDC 10.450, as
described above (Page 15).

2. The approving authority may find that proposed blocks that exceed the maximum block and/or
perimeter standards are acceptable when it is demonstrated by the findings that one or more of the
constraints, conditions or uses listed below exists on, or adjacent to the site:

a. Topographic constraints, including presence of slopes of 10% or more located within the boundary of
a block area that would be required by subsection 10,426 C.1.,

b. Environmental constraints including the presence of a wetland or other body of water,

¢. The arca needed for a proposed Large Industrial Site, as identified and defined in the Medford
Comprehensive Plan Economic Element, requires a block larger than provided by section 10.426
C.l.e. above. In such circumstances, the maximum block length for such a Large Industrial Site shall
not exceed 1,150 feet, or a maximum perimeter block length of 4,600 feet,

d. Proximity to state highways, interstate freeways, railroads, airports, significant unbuildable arcas or
similar barriers that make street extensions in one or more directions impractical,

e. The subject site is in SFR-2 zoning district,

f. Future development on adjoining property or reserve acreage can feasibly satisfy the block or
perimeter standards,

g. The propoesed use is a public or private school, college or other large institution,

h. The proposed use is a public or private convention center, community center or arena,

i. The proposed use is a public community scrvice facility, essential public utility, a public or private
park, or other outdoor recreational facility.
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i When strict compliance with other provisions of the Medford Land Development Code produce
conflict with provisions in this section.

Criterion a. and b. above are the only applicable criteria based on the proposal. That said, the subject 37.34 acre
property has slopes ranging from 15% to 35% and existing street or housing patterns that have created the need
for an extended block length. The applicants believe with the mitigation measures such as the cul-de-sac
placement, accessway and agreed upon fire sprinkler system in each residence meets the criteria and Planning

Commission’s approval.

Conclusion:

Based upon the {indings presented herein, the applicants find the application for a Tentative Plat approval for an
83-lot, 75 residential unit subdivision. including eight common open space lots, meets the applicable criteria
found in Section 10.270 of the Medford Land Development Code. Further, Section 10.245(4) of the Medford
Land Development Code authorizes the Planning Director to approve revisions to an approved Planned Unit
Development that he/she determines to be de minimis. The proposal herein does include a de minimis revision
request to the approved Final PUD Plan for Phase I in order to reduce the number of residential lots from 83 to
75, o increase the common open space areas. divide Area 1, Phase Il from 5 sub-phases to 10 sub-phases in
order to address market conditions and replace the attached units with detached units and to revise certain strect
connections due to hillside constraints. Based on the provisions within Section 10.245(4), the Planning
Director's written approval of a de minimis revision(s) shall be appended to the Final Order of the Planning
Commission or final approval of the Planning Director of the Final PUD Plan.

Attachments: Geotechnical and Geologic Investigation Report
Proposed Tentative Plat with Topography
Proposed Tentative Plat without Topography
C.1 Conceptual Grading and Drainage Plan
C.2 Conceptual Utility Plan
C.3 Conceptual Road Cross-Sections
C.4 Existing Topographical Analysis
C.5 Conceptual Trail Plan
Conceptual Trail and Open Space Plan
The Highlands® Approved PUD Plan (PUD-953-1)
The Ridge at the Highlands Tentative Plat (LDS-97-89)
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File Numbers: LDS-15-167

PUBLIC WORKS DEPARTMENT STAFF REPORT
The Ridge at the Highlands, Phase 2-10

Project: Consideration of a request for tentative plat approval for The Ridge at the
Highlands Phases 2 - 10, a 67 lot subdivision on approximately 37.34 acres.

Location: Located at the northerly termini of Cherry Lane, Bermuda Drive and Stardust
Way and approximately 100 feet north of Cloudcrest Drive, within the SFR-4/PD
(Single Family Residential, four dwelling units per gross acre/Planned
Development Overlay) zoning district.

Applicant:  Ayala Properties, LLC., Applicant, (Urban Development Services, LLC., Agent).
Kelly Akin, Planner.

Applicabilitv: The Medford Public Works Department's conditions of Preliminary Plan
Approval for The Ridge at the Highlands PUD were adopted by Order of the
Medford Planning Commission (PUD-95-001). The adopted conditions by this
action shall remain in full force as originally adopted except as amended or added
to below,

NOTE: Items A - D Shall be Completed and Accepted Prior to Approval of the Final
Plat.

A. STREETS
1. Dedications

Cherry Lane s proposed as a Standard Residential Street with a proposed right-of-way width of
70-feet, which exceeds the standard prescribed by Medford Land Development Code (MLDC)
10.430 and 10.931. The extra right-of-way appears necessary to accommodate steep slopes.

Stardust Way existing at the westerly edge of the proposed development is classified as a Minor
Residential Street within the MLDC 10.430. The Developer shall dedicate for public right-of-
way, sufficient width of land along the frontage of this proposed subdivision to comply with the
half width of right-of-way, which is 27.5-feet. Based on the Final Plat for Stardust Heights, it
%
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appears there is 12 feet of right-of-way existing east of centerline. The amount of additional
right-of-way needed appears to be 15.5-feet (MLDC 10.451). The Developer’s surveyor
shall verify the amount of additional right-of-way required.

Stardust Way is proposed as a Minor Residential Street with right-of-way width of 40-feet,
consistent with the standard prescribed by MLDC 10.430 and allowed by 10.931.

Bermuda Drive shall be extended to connect with the proposed street to the north in accordance
with the original PUD approval (PUD-95-001) or the Applicant shall modify the PUD Plan to
eliminate this condition.

Bermuda Court (from Bermuda Drive to middle of cul-de-sac) is proposed as a Minor
Residential Street with right-of-way width of 40-feet, consistent with the standard prescribed by
MLDC 10.430 and allowed by 10.931.

Bermuda Court (from middle of cul-de-sac) is proposed as a Minor Residential Lane with right-
of-way width of 34-feet, which exceeds the standard prescribed by MLDC 10.430 and allowed
by 10.931. The remaining two lots served by Bermuda Court warrant that segment of street to be
designated a Minimum Access Easement. PUE, storm drain, and sanitary sewer easements shall
be granted as needed.

The minimum access drive shall be private and constructed in accordance with MLDC Section
10,430A(1) and have a minimum width of 20-feet.

Streets, as shown on the Tentative Plat, in which any portion terminates to a boundary line of the
subdivision shall be dedicated to within one foot of the boundary line, and the remaining one
foot shall be granted in fee, as a non-access reserve strip to the City of Medford. Upon approved
dedication of the extension of said streets, the one-foot reserve strip shall automatically be
dedicated to the public use as part of said street without any further action by the City of
Medford. (MLDC 10.439)

Southerly Maintenance Road shall be privately maintained by the Home Owner's Association.
These private roads are required for City service vehicles to access the proposed underground
facilities. These roads shall be located within common tracts of land and shall be constructed as
all-weather access a minimum of 12-feet wide. Where road grades exceed 11-percent, these
roads shall be paved. A tum-around shall be provided at the terminus of each road (MLDC
10.439). The City also requires a |5-foot easement spanning the length of these roadways (1.5-
feet on either side of the access roadway). Financial security, for a period of 5 years, shall be
provided in a form and amount acceptable to the City Engineer that will allow the roads to be
paved in the event they do not hold up for maintenance vehicle traffic.

A 15-foot corner radius shall be provided at the right-of-way lines of all intersecting streets
(MLDC 10.445).

Public Utility Easements, 10-feet in width, shall be dedicated along the street frontage of all the
Lots within this development (MLDC 10.471). Where an acceptable cross-slope of 2-percent
cannot be maintained within the PUE, the easement may be provided on the downhill side of the
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street only, subject to utility company approval. All minimum access drives, plus the adjacent 10
feet, shall also be dedicated as a PUE.

The right-of-way and easement dedications shall be submitted directly to the Engineering
Division of the Public Works Department. The submittal shall include: the right-of-way and
easement dedication, including an exhibit map; a copy of a current Lot Book Report, Preliminary
Title Report, or Title Policy; a mathematical closure report (if applicable), and the Planning
Department File Number; for review and City Engineer acceptance signature prior to recordation
by the applicant. Releases of interest shall be obtained by holders of trust deeds or mortgages on
the right-of-way and PUE area.

2. Public Improvements
a. Public Strects

Cherry Lane shall be improved to Standard Residential Street standards in accordance with
MLDC 10.430 and allowed by 10.931. The developer shall build the entire 28-foot pavement
section, complete with curb and gutter and a 5-foot wide sidewalk on the southerly side.

Stardust Way existing at the westerly edge of the proposed development is classified as a Minor
Residential Street, which includes a 28-foot wide paved section, complete with curbs, gutters, 8-
foot wide park strips and 5-foot wide sidewalks in accordance with MLDC 10.430. Previous
developments to the west (i.e., Stardust Heights) completed partial improvements to the west half
plus 12 feet east of centerline to this portion of Stardust Way. Therefore, along this partially
improved portion, the Developer shall improve the remaining east half to provide a 14-foot half
street width, complete with curbs, gutters and 5-foot wide sidewalks in accordance with MLDC
10.430. This shall include saw cutting the existing east edge of pavement back a minimum of 1-
foot to ensure structural integrity and to provide cross slopes that meet current standards as
required. The Developer shall also be responsible for full improvements to Stardust Way from
Cloudcrest Drive to the southwest corer of the subdivision in accordance with the original PUD
approval (PUD-95-001).

Stardust Way shall be improved to Minor Residential Street standards in accordance with
MLDC 10.430 and allowed by 10.931. The developer shall construct a 28-foot wide pavement
section complete with curb and gutter on both sides, and a 5-foot curb-tight sidewalk along the
downslope side of the section.

Bermuda Court (from Bermuda Drive to middle of cul-de-sac) shall be improved to Minor
Residential Street standards in accordance with MLDC 10.430 and allowed by 10.931. The
developer shall construct a 28-foot wide pavement section complete with curb and gutter on both
sides, and a 5-foot curb-tight sidewalk along the downslope side of the section.

Bermuda Court (from middle of cul-de-sac) shall be improved to Minor Residential Lane
standards in accordance with MLDC 10.430 and allowed by 10.931. The developer shall
construct a 26-foot wide pavement section complete with curb and gutter on both sides, and a 5-

“
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foot curb-tight sidewalk along the downslope side of the section. The remaining two lots served
by Bermuda Court warrant that segment of street to be designated a Minimum Access Easement.

b. Minimum Access Easement

The proposed Minimum Access Easement shall be constructed to a minimum width of 18-feet
with AC pavement per (MLDC) 10.430A. The minimum TI for the structural section shall be
3.5, the minimum AC section shall be 3" thick, and the base aggregate shall extend one foot
beyond the edge of pavement.

The Minimum Access Easement shall be designed by a civil engineer licensed in the State of
Oregon and plans submitted to the Public Works-Engineering Division for approval. A drainage
system shall be incorporated into the paved access design to capture stormwater and direct it to
the storm drain system.

¢. Street Lights 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:

Street Lighting - Developer Provided & Installed
A. 28 - 100W HPS street lights

Traffic Signs and Devices - City Installed, paid by the Developer

A. 2 - Barricades
B. 2 - Dead end signs
C. 2 - Street name signs {(may change if street names are changed)

The above provided numbers are all-inclusive. As each phase is developed, additional
requirements will be necessary (i.e., dead-end signs and barricades).

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

d. Pavement Moratoriums
There is no pavement cutting moratorium currently in effect along this frontage.

The developer shall be responsible for notifying by certified letter all utility companies, as well
as all current 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 at least 6 months before a street is resurfaced or
rebuilt per Medford Municipal Code (MMC), Section 3.070. Copies of the certifications shall be

m
T T T i i — s i A N A—A—AhNhN——

P S1aff Reports' 1. DS 2015 L.DS-13-167 The Ridge at the lighlands LDS-15-167 Stall Report-Rev ised.doex Page 4

PUBLIC WORKS DEPARTMENT 2008 IVYSTREET TELEPHONE {541) 774-2100

ENGINEERING & DEVELOPMENT DIVISION MEDFORD. OREGON 97501 FAX (541) 774-2552
www.ci. medford or.ug

Page 67



submitted to the City Engineer with the submittal of the preliminary construction drawings.

e. Soils Report

The Developer’s engineer shall obtain a soils report to determine if there is shrink-swell potential
in the underlying soils in this development. If they are present, they shall be accounted for in the
roadway and sidewalk design within this Development.

f.  Access to Public Street System

Access shall be taken from the existing roadways fronting this development. No access shall be
taken from proposed Cherry Lane to the undeveloped land to the northeast.

g. Easements

Easements shall be shown on the final plat for all sanitary sewer and storm drain mains or
laterals, which cross lots, including any common area, other than those being served by
said lateral. The City requires easement(s) do not run down the middle of two tax lot
lines, but rather are fully contained within one tax lot.

3. Section 10.668 Analysis

To support a condition of development that an applicant dedicate land for public use or provide a
public improvement, the Medford Code requires a nexus and rough proportionality analysis
which is essentially a codification of the constitutional provisions in Nollan and Dolan cases.

10.668 Limitation of Exactions

Notwithstanding any other provisions of this Chapter 10, an applicant for a development
permit shall not be required, as a condition of granting the application, to dedicate land
for public usc or provide public improvements unless:

(1) the record shows that there is an essential nexus between the evaction and a
legitimate government purpose and that there is a rough proportionality between the
burden of the exaction on the developer and the burden of the development on public
Jacilities and services so that the exaction will not result in a taking of private property
Jor public use, or

(2) a mechanism exists and finds are available to fairly compensate the applicant for the
excess burden of the exaction to the extent that it would be a taking,

Nexus to a legitimate government purpose

The purposes for these dedications and improvements are found throughout the Medford Code,
the Medford Transportation System Plan, and the Statewide Planning Rule, and supported by
sound public policy. Those purposes and policies include, but are not limited to: development of
a balanced transportation system addressing all modes of travel, including motor vehicles,

transit, bicycles, emergency services and pedestrians. Further, these rights-of-way are used to
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provide essential services such as sanitary sewer, domestic water and storm drains to serve the
developed parcels. It can be found that the listed right-of-way dedications and improvements
have a nexus to these purposes and policies.

Rough proportionality between the dedications and improvements, and the impacts of
development.

No mathematical formula is required to support the rough proportionality analysis. Furthermore,
benefits to the development resulting from the dedication and improvements when determining
“rough proportionality™ have been considered, including but not limited to: increased property
values, intensification of use, as well as connections to municipal services and the transportation
network.

As set forth below, the dedications and improvements recommended herein can be found to be
roughly proportional to the impacts reasonably anticipated to be imposed by this development.

Cherry Lane, Stardust Way and Bermuda Court: In determining rough proportionality, the
City averaged the lineal footage of roadway per dwelling unit for road improvements and
averaged square foot of right-of-way per dwelling unit for dedications. This development will
create an additional 67 Lots within the City of Medford and increase vehicular traffic by
approximately 641 average daily trips. The proposed development will improve approximately
126,679 square feet of roadway which equates to 1,891 square feet per dwelling unit. Also the
development will dedicate approximately 250,365 square feet of right-of-way which equates to
approximately 3,737 square feet per dwelling unit.

To determine proportionality a neighborhood with similar characteristics was used. The
development used was Stonegate Estates Phase 1 located at the intersection of North Phoenix
Road and Creck View Drive and consisting of 72 dwelling units. The previous development
improved approximately 147,827 square fect of roadway and dedicated approximately 249,148
square feet of right-of-way (GIS data used 10 calculate, approximations only). This equates to
approximately 2,053 square feet of road per dwelling unit and approximately 3,460 square feet of
right-of-way per dwelling unit.

a. Dedication will ensure that new development and density intensification provides the
current level of urban services. The proposed street improvements will provide a safe
environment of all modes of travel (vehicular, bicycles, & pedestrians) to and from this
development.

b. Dedication will ensure adequate street circulation is maintained. The street layout and
connectivity proposed in this development will provide alternate route choices for the
residents that will live in this neighborhood. This will decrease emergency vehicle
response times and will decrease overall vehicle miles traveled.

¢. Dedication will provide access and transportation connections at urban level of service
standards for this development. Each Lot in this development will have direct access to a
public street with facilities that will allow for safe travel for vehicles, bicycles and
pedestrians. There is also sufficient space for on-street parking. The connections
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proposed in this development will enhance the connectivity for all modes of
transportation and reduce trip lengths. As trip lengths are reduced, it increases the
potential for other modes of travel including walking and cycling.

d. Dedication of PUE will benefit development by providing public utility services, which
are out of the roadway and more readily available to each Lot being served.

The additional traffic of all modes of travel generated by this proposed development supports the
dedication and improvements for all modes of travel and utilities. As indicated above, the area
required to be dedicated and improved for this development is necessary and roughly
proportional to that required in previous developments in the vicinity to provide a transportation
system that meets the needs for urban level services.

B. SANITARY SEWERS

The proposed development is situated within the Medford Sewer service area. The Developer
shall construct the necessary public sanitary sewer facilitics to City of Medford standards, and
shall provide one service lateral to each platted lot prior to approval of the Final Plat. All public
sanitary sewers shall be located in paved public streets or alleys, or within public sanitary sewer
easements with access to manholes, as noted under Section A(1) and grant easements to the City
of Medford for access and maintenance of public sewer facilities not located within paved public
streets. All public sanitary sewer mains shall be extended to the limits of the development where
applicable to serve future development.

All public mains shall be gravity flow.

City sewer cleaning equipment is too large to make turns within a narrow road. Ifa public
sanitary sewer is placed in a road, manholes shall be located at intersections with connecting
alleys or streets, where possible, so that the cleaning equipment may access them without having
to make sharp turns.

C. STORM DRAINAGE

1. Hydrology

The Design Engineer shall provide an investigative report of the off-site drainage on the
subdivision perimeter, a distance not less than 100 feet in all directions. All off-site drainage
affecting the subdivision shall be addressed on the subdivision drainage plan. A hydrology map
depicting the amount of area the subdivision 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 shall be submitted with the public
improvement plans for approval by the Engineering Division.

2. Stormwater Detention and Water Quality Treatment

This site lies within the Lazy Creek Drainage Basin. This development shall provide stormwater
detention in accordance with MLDC, Section 10.486, and water quality treatment in accordance

with the Rogue Valley Stormwater Quality Manual per MLDC, Section 10.481. For
%
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developments over five acres, Section 10.486 requires that the development set a minimum of
2% of the gross area as open space to be developed as open ponds for stormwater detention and
treatment.

Each phase will be required to have its own stormwater detention and water quality treatment. If
the Developer desires to do so, a Stormdrain Masterplan may be submitted in lieu of requiring
each phase to have separate stormwater detention and water quality treatment. The Stormdrain
Masterplan shall be submitted and reviewed with each phase’s construction plans and shall be
constructed with any phase lo be served by the facility.

The proposed Strom Water Facility shown on Exhibit C.1 adjacent to Lot 63 shall be constructed
off-line of the existing drainage way unless the following conditions are met:
o Provide DSL and ACOE concurrence.
o Flows generated by offsite drainage shall be less than two times projected flow
from the development.

The Developer shall dedicate a drainage easement along the drainage way through this project,
20-fect on each side of the existing drainage way centerline for a total width of 40-feet.

Upon completion of the project, the developer's design engineer shall provide written
certification to the Engineering Division that the construction of the controlled storm water
release drainage system was constructed per plan. This letter shall be received by the City of
Medford Public Works Engineering Department prior to certificate of occupancy of the new
building.

3 Grading

A comprehensive grading plan showing the relationship between adjacent property and the
proposed subdivision will be submitted with the public improvement plans for approval. Grading
on this development shall not block drainage from an adjacent property or concentrate drainage
onto an adjacent property without an easement. The Developer shall be responsible that the final
grading of the development shall be in compliance with the approved grading plan.

4. Mains and Laterals

A storm drain lateral shall be constructed to each tax lot prior to approval of the Final Plat.
Easements shall be shown on the Final Plat for storm drain laterals crossing lots other than the
one being served by the lateral.

In the event the lot drainage should drain to the back of the lot, the developer shall be responsible
for constructing a private drain line, including a tee at the low point of each lot to provide a
storm drain connection. All roof drains and foundation drains shall be connected directly to a
storm drain system.

All public storm drain mains shall be located in paved public streets or within easements and
shall extend to the limits of the development where applicable to serve future development. All
manholes shall be accessible by paved or all-weather roads, as noted under Section A(1).

%

P Staff Repons'1.DS 2015 LDS-1 3167 The Ridge at the Highlands LDS-15-167 Safl Repurt-Rev ised docy Page 8

PUBLIC WORKS DEPARTMENT 200 5. IVY STREET TELEPHONE {541) 774-2100

ENGINEERING & DEVELOPMENT DIVISION MEDFORD, OREGON 97501 FAX (541) 774-2552
www.ci.medford.or.us

Page 71



5. Erosion Control

Subdivisions of one acre and greater require a run-off and erosion control permit from DEQ. The
approved permit must be submitted to the Engineering Division prior to public improvement
plan approval. The erosion prevention and sediment control plan shall be included as part of the
plan set. All disturbed areas shall have vegetation cover prior to final inspection/"walk-through"
for this subdivision.

D. 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 by City staff.

E. GENERAL CONDITIONS
1. Design Requirements and Construction Drawings

All public improvements shall be constructed in accordance with the “Engineering Design
Standards for Public Improvements”, adopted by the Medford City Council. Copies of this
document are available in the Public Works Engineering office.

2. Construction Plans

Construction drawings for any public improvements for this project shall be prepared by a
professional engineer currently licensed in the State of Oregon, and submitted to the Engineering
Division of Medford Public Works Department for approval. Approval shall be obtained prior to
beginning construction. Only a complete set of construction drawings (3 copies) shall be
accepted for review, including plans and profiles for all strects, 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. A checklist for public improvement plan
submittal can be found on the City of Medford, Public Works web site
(http://www.ci.medford.or.us/Page.asp?NavlD=3103). The Developer shall pay a deposit for
plan review and construction inspection prior to final plan approval. Public Works will keep
track of all costs associated with the project and, upon our acceptance of the completed project,
will reconcile the accounting and either reimburse the Developer any excess deposit or bill the
Developer for any additional amount not covered by the deposit. The Developer shall pay Public
Works within 60 days of the billing date or will be automatically turned over for collections.

In order to properly maintain an updated infrastructure data base, the Surveyor of Record shall
submit an as-built survey prior to the 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.

3. Phasing

The Tentative Plat shows that this subdivision will be developed in ten phases. Any public

%——
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improvements needed to serve a particular phase shall be improved at the time each
corresponding phase is being developed. Public improvements not necessarily included within
the boundaries of any given phase, but are needed to serve that phase shall be constructed at the
same time. Construction drawings for public improvements shall be submitied only for the
improvements to be constructed with each phase.

4. Draft of Final Plat

The developer shall submit 2 copies of the preliminary draft of the final plat at the same time the
public improvement plans (3 copies) are submitted. Neither lot number nor lot line changes shall
be allowed on the plat after that time, unless approved by the City and all utility companies. All

easements shall be shown on the Final Plat and the public improvement plans.

5. Permits

Building Permit applications shall not be accepted by the Building Department until the Final
Plat has been recorded, and a “walk through™ inspection has been conducted and approval of all
public improvements as required by the Planning Commission has been obtained for this
development.

Concrete or block walls built within a P.U.E., or within sanitary sewer or storm drain easements
require review and approval from the Engineering Division of Public Works. Walls shall require
a separate permit from the Building Department and may also require certification bya
professional engineer.

6. System Development Charges (SDCs)

Buildings in this development are subject to street, sewer collection and sewer treatrment system
development charges. These SDC fees shall be paid at the time individual building permits are
taken out.

This development is also subject to storm drain system development charges, the Developer is
eligible for storm drain system development charge credits for the installation of storm drain pipe
which is 24 inches in diameter or larger and is not used for storm drain detention in accordance
with Medford Municipal Code (MMC), Section 3.891. The storm drain system development
charge shall be collected at the time of the approval of the final plat

7. 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 public
improvement drawings, that have been approved by the City of Medford Engineering Division.
Any work within the County right-of-way shall require a separately issued petmit to perform
from the County.

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

%
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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.

All areas where the fill depth exceeds one foot shall be certified for tested soils compaction by an
engineer licensed in the state of Oregon, or by certified materials and construction testing lab, in
accordance with City of Medford Standard Specifications for Street Construction, or with the
adopted City of Medford Structural Specialty Code, as applicable to permitied work in the public
right-of-way or privately developed lots respectively.

Prepared by: Jodi Cope/Doug Burroughs
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SUMMARY CONDITIONS OF APPROVAL
The Ridge at the Highlands

LDS-15-167
A. Streets

1. Street Dedications to the Public:

* Dedicate Cherry Lane full right-of-way.

* Dedicate Stardust Way right-of-way.

® Dedicate Bermuda Drive/Court right-of-way.

2 Dedicate Minimum Access Easement.

= Dedicate South Maintenance Road easements within tracts.
* Dedicate 10 foot public utility easements (PUE).

2, Improvements:

Public Streets

* Construct Cherry Lane to Standard Residential standards,

* Construct Stardust Way 1o Minor Residential standards.

* Construct Bermuda Drive/Court to Minor Residential standards and Residential Lane
standards, respectively.

= Construct Minimum Access drive.

Lighting and Signing
* Developer supplies and installs all street lights at own expense.
* City installs traffic signs and devices at Developer's expense.

Other
* Provide pavement moratorium letters.
* Provide soils report.

B. Sanitary Sewer:
= Provide private laterals to each lot.
C. Storm Drainage:

* Provide an investigative drainage report.

* Provide water quality and detention facilities.
* Dedicate easement along drainage way.

* Provide a comprehensive grading plan.

* Provide storm drain laterals to each tax lot.

* Provide Erosion Control Permit from DEQ.

%
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D. Survev Monumentation

®  Provide all survey monumentation.

E. General Conditions

* Provide public improvement plans and drafis of the final plat,
® Building permits will not be issued until after final plat approval and completion of all
public improvements.

The above summary is for convenience only and does not supersede or negate the fufl report in any way. If
there is any discrepancy between the above list and the full report, the full report shall govern. Refer to the
full report for detnils on each items as well as miscellancous requirements for the project, including
requirements for public improvement plans (Construction Plans), design requirements, phasing, draft and
final plat processes, permits, system development charges, pavement moratoriums and construction
inspection.
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BOARD QF WATER COMMISSIONERS

Staff Memo

RECHIVED
TO: Planning Department, City of Medford FEB 24 2016
Pro
FROM: Rodney Grehn P.E., Water Commission Staff Engineer FLh MNING DEPT

SUBJECT: LDS-15-167 (Revised)
PARCEL ID: 371W23 TL 2300

PROJECT: Consideration of a request for tentative plat approval for The Ridge at the
Highlands Phases 2 - 10, a 67 lot subdivision on approximately 37.34 acres
located at the northerly termini of Cherry Lane, Bermuda Drive and Stardust Way
and approximately 100 feet north of Cloudcrest Drive, within the SFR-4/PD (Single
Family Residential, four dwelling units per gross acre/Planned Development
Overlay) zoning district; Ayala Properties, |LLC., Applicant, Urban Development
Services, LLC., Agent). Kelly Akin, Planner.

DATE: February 24, 2016

I have reviewed the above plan authorization application as requested. Conditions for approval and
camments 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/lots of proposed property divisions will be required to have metered water service
prior to recordation of final map, unless otherwise arranged with MWC.

3. Installation of an 8-inch water line is required in the proposed Cherry Lane extension north of
the existing Star Dust Way. Applicants’ civil engineer shall coordinate with MWC engineering
department staff for water facility infrastructure layout.

4, Installation of a looped 8-inch water line is required in the proposed Bermuda Court with
connection to MWC existing water system at the existing B-inch water line in existing Star Dust
Way between proposed Lot 40 and Lot 42. The second connection is located at the existing 8-
inch water line in the existing access driveway near Lot 1 off Cherry Lane. An 8-inch water line
shall extend up the existing paved driveway towards MWC Cherry Reservoir Site, and thence
head northerly up access driveway past Lots 23 & 24 to Bermuda Court. Applicants’ civil
engineer shall coordinate with MWC engineering department staff for water facility
infrastructure layout.

5. Dedication of a 20-foot wide residential side yard access and maintenance easement to
MWC over all *hillside” water facilities located outside of public right-of-way is required.
Easement shall be submitted to MWC for review and recordation prior to construction.

Continued to Next Page

CITY OF MEDFORD
EXHIBIT® &
File# LDS-15-167

¥ \Land DevelopmentiMedfcrd Planmingidst 5167 revsed docx
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MEDFORD WATER COMMISSION

BOARD OF WATER COMMISSIONERS

Staff Memo

Continued from Previous Page

6. Applicants’ civil engineer shall coordinate with Medford Fire Department for Fire Hydrant
locations.
COMMENTS
1. Off-site water line installation is not required.
2. On-site water facility construction is required. (See Condition 3 & 4 above)
3. MWC-metered water service does not exist to this property.
4. Access to MWC water lines is available. There is an existing 8-inch water line in Stardust Way
between Stardust Way and Cherry Lane, and there is an existing 8-inch water line in Cherry
Lane.
5. There are No System Development Charges (SDC's) for property within the Zone 5 Pressure
Zone, as they were paid/offset with Phase 1 of the Ridge at the Highlands.
KiLand Development\Wadford Planningddst 5167 rewised docx Page 2ol 2
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Medford Fire Department

200 §. Ivy Street, Room #1B0 RECEIVED
Medford, OR 97501
Phone: 774-2300; Fax: 541-774-2514;
www.medfordfirerescue.org FEB 17 Zmﬁ
PLANNING DEPT
LAND DEVELOPMENT REPORT - PLANNING

To: Kelly Akin LD Meeting Date: 02/17/2016
From: Greg Kleinberg Report Prepared: 02/04/2016

Applicant: rban Development Services, LLC., Agent)
File#: LDS -15 - 167

Site Name/Description: The Ridge at the Highlands

Consideration of a request for tentative plat approval for The Ridge at the Highlands Phases 2 - 10, a 67 lot subdivision
on approximately 37.34 acres localed at the northerly termini of Cherry Lane, Bermuda Drive and Stardust Way and
approximately 100 feet north of Cloudcrest Drive, within the SFR-4/PD (Single Family Residential, four dwelling units
per gross acre/Planned Development Overlay) zoning district; Ayala Properties, LLC., Applicant, Urban Development
Services, LLC., Agent). Kelly Akin, Planner.

IDESCR!PTION OF CORRECTIONS REFERENCE |

Requirement FD ACCESS-10% GRADE REQUIREMENT EXCEEDED OFC 503.2.7

The road grade exceeds 10% on both access roads leading into the subdivision, therefore, all homes in the project
are required to have an alternate method of protection (equipped with residential fire sprinklers).

Lots/Units Affected: All lots

The Determination has been made that all or part of the fire apparatus access means of approach serving this
Development does not meet the local slandards adopted in accordance with the applicable fire code and state
building code requirements. Therefore an approved alternate method of construction must be requested from the
Medford Building Department. Where approved, this alternative must be recorded on the property deed as a
requirement for future construction, Ref . OAR 918-480-0100 thru 0120, OFC Section 503 and Appendix D.

The grade of the fire apparatus access road shall be within the limits established by the fire code official based on
the fire department's apparatus.

Fire apparatus access roads shall not exceed 10 percent in grade.
Exception: Grades steeper than 10 percent as approved by the Fire Chief.

A minimum size 3/4" x 3/4" waler meter is normally required to supply the required water flow for a residential fire
sprinkler sysiem. Consuit the Medford Water Commission for additional information.

Requirement FIRE HYDRANTS OFC 508.5

Fire hydrants with reflectors will be required for this project.

Fire hydrant locations shall be as follows: With the assumption that the existing fire hydrants will remain at their

locations, an additional 16 fire hydrants are required for the subdivision at the following described lanSOF MEDFORD

EXHIBIT #

02/17/2016 10:22
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Medford Fire Department

200 S. Ivy Street, Room #180
Medford, OR 97501
Phone: 774-2300; Fax: 541-774-2514;
www.medfordfirerescue.org

LAND DEVELOPMENT REPORT - PLANNING

To: Kelly Akin LD Meeting Date: 02/17/2016

From: Greg Kleinberg Report Prepared: 02/04/2016

Applicant: rban Development Services, LLC., Agent)
File#: LDS -15 - 167

Site Name/Description: The Ridge at the Highlands

{generally 250" max. spacing):
Stardust Way:
One in front of lot #65/open space
One in front of ot #61
One in front of lot #53
One in front of lot #44/45
One in front of lot #37/38
Stardust Way/Cherry Lane
One on the corner in front of lot #35
Cherry Lane
One in front of the open space to the East of lot #66
One in front of lot #68
One in front of lot #72
One in front of lot #76/77
One in front of lot #80/81
One in front of lol #84
Bermuda Dr/Bermuda Ct
One in front of lot #41
One in front of lot #32
One in front of lot #29
One in front of lot #26

The approved water supply for fire protection (hydrants) is required to be installed prior to construction when
combustible material arrives at the site,

Plans and specifications for fire hydrant system shall be submitted to Medford Fire Department for review and
approval prior to construction. Submittal shall include a copy of this review (OFC 501.3).

Requirement MINIMUM ACCESS ADDRESS SIGN OFC 505
Required for lot #2, #24, #25, #63 and lot #64:

The developer must provide a minimum access address sign. See attached minimum access street address sign
installation sheet for the proper installation information, A pre-approved address sign can also be utilized.

Requirement PRIVATE FIRE DEPARTMENT ACCESS PARKING RESTRICTION OFC 503.4

Parking shall be posted as prohibited on one side of the 26' wide portion of Bermuda Court and the 26' wide portion

02/17/2016 10:22 Page 2
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Medford Fire Department

200 5. vy Street, Room #180
Medford, OR 97501
Phone: 774-2300; Fax: 541-774-2514;
www.medfordfirerescue.org

LAND DEVELOPMENT REPORT - PLANNING

To: Kelly Akin LD Meeting Date: 02/17/2016
Report Prepared: 02/04/2016

From: Greg Kleinberg

Applicant: rban Development Services, LLC., Agent)
File#: LDS -15 - 167

Site Name/Description: The Ridge at the Highlands

of Cherry Lane. Parking shall also be posted as prohibited along the minimum access driveways leading to lot #2,
#24, #25, #63, and lot #64.

Fire apparatus access roads 20-26' wide shall be posted on both sides as a fire lane. Fire apparatus access roads
more than 26' to 32' wide shall be posted on one side as a fire lane (OFC D103.6.1 ).

Where parking is prohibited for fire department vehicle access purposes, NO PARKING signs shall be spaced at 75'
intervals along the fire lane and at fire department designated turn-around's. The signs shall have red letlers on a
white background stating "NO PARKING FIRE LANE TOW AWAY ZONE ORS 98.810 to 98.812" {See handout).

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" verlical) shall be maintained at all times (OFC 503.4; ORS 98.810-12).

This restriction shall be recorded on the properly deed as a requirement for future construction.

Requirement WILDFIRE RISK AREA MITIGATION MEASURES OFC IwuiIcC

This development is located in a "Wildlfire Risk Area”. A minimum fire resistant rated Class A or B roof is required.

In addition, it is recommended that the following measures be taken to reduce the possibility of home ignition during
a wildfire:

Fire Resistant Structure Planning including:
Non-combustible siding
Vent screening using corrosion resistant maximum 1/8" grid wire mesh
Non-combustible rain gutlers
Salid skirting around the bottom of decks
Non-combustible fencing attached to house

Landscaping Planning including:
0-5 feet perimeter non-combustible zone (concrete or non-combustible ground covering)
Utilize fire resistant vegetation (See Oregon State University's “Fire Resistant Shrubs and Trees in SW Oregon")

Fully grown tree crown positioning to provide a minimum 10" horizontal clearance to chimneys or any part of

structure
Fully grown tree crown positioning to provide a minimum 15 clearance to other fully grown tree crowns
Consider ladder fuels (vegetation like taller shrubs below trees that will spread fire into tree crown)

02/17/2016 10:22 Page 3
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Medford Fire Department

200 S. Ivy Street, Room #1B0
Medford, OR 97501
Phone: 774-2300; Fax: 541-774-2514;
www.medfordfirerescue.org

LAND DEVELOPMENT REPORT - PLANNING

To: Kelly Akin LD Meeting Date: 02/17/2016

From: Greg Kleinberg Report Prepared: 02/04/2016

Applicant: rban Development Services, LLC., Agent)
File#: LDS -15 - 167

Site Name/Description: The Ridge at the Highlands

Requirement FIRE DEPARTMENT APPARATUS ACCESS-GATES OFC 503.1

If there are any automalic gates controlling street access, the access control devices must be approved by Medford
Fire Department. All gates shall have approved locking devices. Manual gates shall have a lock connected to a long
length of chain. Automatic gates shall be equipped with an approved emergency services activated opening device.
OFC 503.1; 503.4; 503.5; 503.6

Requirement FIRE DEPARTMENT TURN-AROUND OFC 503.2.5

If the road system for all the phases is nol completed at the same time, there will be requirements for lemporary fire
depariment turmn-arounds.

A fire department turn-around is required at the end of Cherry Lane.

Dead-end Fire Apparatus access roads in excess of 150 feet in length shall be provided with approved provisions for
the turning around of fire apparatus.

The Fire department turn-around area must be posted with "NO PARKING-FIRE LANE" signs. These signs shall be
spaced at 50’ intervals along the fire lane and at fire department designated turn-around's.

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 installed prior to the time of construction. The approved
water supply for fire protection (hydrants) is required to be installed prior to construction when
combustible material arrives at the site.

Specific fire protection systems may be required in accordance with the Oregon 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.

LDesign and installation shall meet the Oregon requirements of the IBC, IFC, IMC and NFPA standards.

02/17/2016 10:22 Page 4
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Roads

Enginecring
Kevin Christiansen

JACKSON COUNTY |

White Clly, DR 87503
Phana: (541) 7746255

R O (l d S Fax (541} 7745205
christke@]acksorcounty oig

www lachsoncouniy.amg

February 5, 2016

RECEIVED
Attention: Kelly Akin N
Planning Department FEB O 2018
City of Medford
200 South Ivy Sireet, Lausmann Annex, Room 240 PLANNTNG DEPT

Medford, OR 97501

RE:  Subdivision off Cherry Lane - a city maintained road.
Planning File: LDS-15-167

Dear Kelly:

Thank you for the opportunity to comment on the request for lentative plat approval of The Ridge at
the Highlands Phases 2 - 10, a 67-lot residential subdivision on 37.34 acres located at the northerly termini
of Cherry Lane, approximately 2,000 feet north of the end of County maintained Hillcrest and Cherry Lane,
within the SRF-4/PD (Single Family Residential — 4 dwelling units per gross acre/Planned Development
Overlay) Zoning District. Jackson County has the following comments:

1. Stardust Way, Highcrest Drive or the County's portion of Cloudcrest Drive shall not be used for
construction equipment traffic. If the applicant uses Stardust Way, Highcrest Drive or the County's
portion of Cloudcrest Drive, they shall be required to overlay these roads with two inches of A.C.

If you have any questions or need further information feel free to call me at 774-6255.

Sincerely, ./ -

Ve

. (A e
Kevin hris{a%'l v
Constniction Manager

_ CITY OF MEDFORD
I'\Engineering\DevelopmentCI TIESWMEDFORD\2015\L0S-15-167 ducx EXHIBIT #

File#_LDS-15-167

Page 84



RECEIVED
FEB 17 2016
STAFF MEMO PLAMNTIG DEPT

To: Kelly Akin
From: Jennifer Ingram, Address Technician
Date: 2/17/2016

Subject: LDS-15-167

As was noted for PA-14-024, there is a significant change in direction for the proposed extension
of Stardust Way; therefore a different street name is required.

Bermuda Court is not an acceptable street name, as the street name Bermuda Drive already exists
in Medford. Please select a new name,

Signage is required at the entrance of each minimum access drive indicating the address numbers
of each structure that is accessed via said drive.

CITY OF MEDFORD
EXHIBIT#
File # LDS-15-167
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Memo ey

FEB 177016

-

Ly
- i

To:  Kelly Akin, Planning Department G DEPT
From: Mary Montague, Building Department

cc: Ayala Properties, LLC

Date: February 17, 2016

Re: LDS-15-167

Building Department:

Please Note: This is not a plan review. These are general notes based on general information
provided. Plans need to be submitted and will be reviewed by a residential plans examiner to
determine if there are any other requirements for this occupancy type.

Please contact the front counter for fees.

1. Applicable Building Codes are 2014 ORSC with additional Oregon amendments to the 2011
ORSC; 2014 OPSC; and 2014 OMSC. For list of applicable Building Codes, please visit the City of
Medford website: www.ci.medford.orus Click on “City Depariments” at top of screen; click on
“Building”; click on “Design Criteria” on left side of screen and select the appropriate design criteria.

2. Al plans are 1o be submitied electronically. Information on the website: www.ci.medford.or.us
Go to “City Departments” at top of screen; click on “Building”; click on “ELECTRONIC PLAN
REVIEW (ePlans)” for information.

3. Site Grading permit required for installing ulilities and excavation.

4. Engineered Soils Repoart required for each lot with building permit.

5. Fire Sprinklers are required per the Fire Marshall,

6. Engineered retaining walls may need o be required for slopes which exceed 45 degrees and will
impact buildings or parking.

1 CITY OF MEDFORD
EXHIBIT# ¥

File #_LDS-15-167
Page 86



Kellx A. Akin

From: Pete R. Young

Sent: Tuesday, February 16, 2016 1:19 PM RECEWED

To: Kelly A. Akin

Subject: LDS 15-167 FEB 16 7015
PLANNTNG DEPT

Hi Kelly,

I was hoping to discuss this application with you before the meeting. | have a conflict tomorrow during the LDS meeting
and have some questions.

The applicant is showing two trails and open space on their application. I'm wondering if the applicant is thinking their
trail will eventually lead into Prescott Park, and if they have discussed the matter with PP&L. Their trail is ending at the
PP&L maintenance road which, to my knowledge has no public access at this time. We may be in support of their trail
system eventually reaching Prescott Park, but there is currently no legal access and this trail is not on our trails

plan. We're looking for a trail head with vehicular parking as a point of access to the proposed Prescott Park trail system
that is about to be constructed near the southerly park boundary.

I also assume the open area is to be privately held. If you hear otherwise, we are not likely to be interested in the
ownership of this open space.

We are open to meeting with the applicant to discuss this if needed.

Thank you
Pete

CITY OF MEDFORD
EXHIBIT#_ _d
File#_LDS-15-167
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Kellz A. Akin

From: MOREHOUSE Donald <Donald MOREHOUSE@odot state.or.us>
Sent: Thursday, February 18, 2016 3:01 PM
To: Kelly A. Akin RECEIVE
Subject: LDS-15-167 D
FEB 18 2015
En-
Kelly, PLAMMING DEPY

Thank you for sending agency notice of a consideration of a request for tentative plat approval for
The Ridge at the Highlands Phases 2 - 10, a 67 ot subdivision on approximately 37.34 acres located
at the northerly termini of Cherry Lane, Bermuda Drive and Stardust Way and approximately 100 feet
north of Cloudcrest Drive, within the SFR-4/PD (Single Family Residential, four dwelling units per
gross acre/Planned Development Overlay} zoning district. We reviewed this and determined that it
would not significantly affect state transportation facilities under the State Transportation Planning
Rule (OAR 660-012-0060) or State Access Management Rule (OAR 734-051-000). We have no
further comments at this time.

Don Morehouse

Senior Transportation Planner

ODOT Region 3, District 8 (Rogue Valley Tech Center)
Ph: (541) 774-6399

Fax: (541) 774-6349

Donald.Morehouse@odot.state.or.us

CITY OF MEDFORD
i EXHIBIT #__ |~
File # _LDS-15.167
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BEFORE THE MEDFORD PLANNING COMMISSION

STATE OF OREGON, CITY OF MEDFORD

IN THE MATTER OF PLANNING COMMISSION FILE )
PUD-95-1 APPLICATION FOR A PLANNED UNIT DEVELOPMENT) ORDER

SUBMITTED BY KM CAPITAL, INC. )

ORDER granting approval of an application to KM Capital, Inc. for
approval of a preliminary site plan for The Highlands, a 972-unit
residential planned unit development, with restaurant, within a
SFR-4 (Single-Family Residential - 4 units per acre) zoning
district, as provided for in the City of Medford Land Development
Code.

WHEREAS:

1. 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 preliminary site plan for The
Highlands, a 972-unit residential planned unit development, with
restaurant, onh approximately 221 acres located at the north
terminus of Cherry Lane, approximately 1200 feet north of Hillcrest
Road, within a SFR-4 (Single-Family Residential - 4 units per acre)
zoning district, with a public hearing a matter of record of the
Planning Commission on March 23, 1995.

3. At that 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 a planned unit development permit and directed
staff to prepare a final order with all conditions and findings set
forth for the granting of the planned unit development.

THEREFORE LET IT BE HEREBY ORDERED that the application of KM
Capital, Inc. stands approved subject to compliance with the
conditions stated in the Staff Report dated March 16, 1995.

AND LET IT FURTHER BE OF RECORD, that the action of the Planning
Commission in approving this application for a planned unit
development is hereafter supported by the following findings:

1. This project complies with the Land_ Development Code and all
applicable criteria per Section 10.234, and

CITY OF MEDFORD
EXHIBIT #
File #_LDS-15-167
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FINAL ORDER

2. Including the appllcant’s findings, Exhibit "A" and any
additional findings contained in the Staff Report dated March 16,

1995.

BASED UPON THE ABOVE, it 1is the finding of the Medford City

Planning Commission that the preliminary site plan for The
Highlands, a 972-unit residential planned unit development will not
be detrimental to the health, safety, or general welfare of the
persons residing or worklng in the neighborhood of the proposed use
or be detrimental or injurious to the property and improvements in
the neighborhood or to the general welfare of the City.

Accepted and approved this 13th day of April, 1995.

CITY OF MEDFORD PLANNING COMMISSION

i va(l}

Eric R. Stark, Chair

ATTEST:

1w »éJ«(/lh, [~

Mark Gallagher,/ Secretary
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City of Medford March 16, 1995

STAFF REPORT
File No.: PUD-95-1 The Highlands

Applicant: KM Capital, Inc.
(Downing, Thorpe and James, Inc., agent)

Request: Consideration of approval of The Highlands, a 972-
unit residential planned unit development, with
restaurant, on approximately 221 acres, located at
the north terminus of Cherry Lane, approximately
1,200 feet north of Hillcrest Road, within a SFR-4
(Single-Family Residential - 4 units per acre)
zoning district.

Background:

The subject proposal is a means of providing a mixture of urban
residential dwelling types and uses in a hillside area which, if
not developed as a Planned Unit Development (PUD), could only be
developed as a standard residential subdivision. Given the
hillside terrain and the associated limitations to standard street
and infrastructure construction, such a "cookie cutter" subdivision
design would likely result in underutilization of the site in the
context of Medford’s target residential densities, and the
associated efficiencies in providing urban services. This site is
most appropriately suitable for a PUD and, therefore, is entitled
to the density bonus allowed by code subject to the applicable
criteria and analysis contained herein.

Other significant features on the subject property are the existing
115KV and 230KV power transmission lines which run across the site,
identified by PP&L as Line 19 South and Line 59, respectively.
Although there is a diversity in opinions as to the effects of the
Electro Magnetic Field (EMF) associated with such facilities,
there is currently no city policy in regard to what is an
appropriate setback or compatible use. The closest uses proposed
are several residential structures that would be approximately 100
feet away.

The site is currently identified as Tax Lot 200 on Assessor’s map
37 1W 23.

Relevant Sections of the Land Development Code:
10.232 Preliminary Site Development Plan.
10.234 Criteria for a Planned Unit_Development.
10.236 Filing Final Site Development Plan.

1
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PUD-95-1 March 16, 1995

Findings:

The applicant’s findings and the maps contained therein (Exhibit
"A") are hereby incorporated by this reference and include a
detailed background discussion of the PUD as well as addressing all
of the applicable criteria. Additional background information is
provided in the discussion which follows.

Project Review:

The applicant is proposing a residential development which would
vary from the standard subdivision development requirements as it
relates to the a mix of dwelling types, inclusion of a non-
residential use (restaurant), creation of a private street system
and common areas, variation from some yard standards, and
utilization of on-street parking bays. PUD review is the means by
which such a variation from the development standards can be

approved.
Compliance With Criteria:

The following is an analysis of this proposal as it relates to the

above referenced Criteria for A Planned Unit Development approval

(Section 10.234).

1. Density:

The 221-acre site is proposed to have 972 dwellings which is
the maximum allowed including the 10 percent density bonus.
The minimum density requirements of the code are also
applicable, particularly as the applicant has indicated that
some variation in the type and mix of dwellings may occur as
a result of market demand. The minimum of 2.5 units per acre
would require that a minimum of 552 units be developed over
the entire project site. Therefore, at the time each phase is
developed (e.g., final plan approval), the applicant shall
demonstrate that the project remains within the densities

required by code.

This PUD proposal is consistent with the maximum and minimum
dwelling unit density of the underlying zoning district.

2. ity

The applicant’s findings state that all public services are
available to the site and/or will be made available and
adequate upon development. Some detail is provided in regard
to provision of needed water facilities (i.e., reservoirs and
pumps), sanitary sewers, and storm drains which supports a
finding of adequacy. It should be noted, however, that a

2
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PUD-95-1 March 16, 1995

finding demonstrating that the range of proposed uses in the
PUD will not be any more intense than the standard permitted
development is necessary. As the applicant proposes the
maximum number of dwellings allowed on the site, it is
necessary to demonstrate that the additional impacts of a
10,000 to 15,000 square foot restaurant do not result in an
increase of "intensity." The applicant does not quantlfy the
cumulative impacts of the proposed range of uses in supportlng
the conclusion. To that end the following discussion is

offered.

Standard development of the subject property at SFR-4 density
would result in a maximum of 884 detached, single-family
dwellings generating 8840 Average Daily Trlps (ADT). The
potential vehicle trip generation from the PUD, including the
10 percent density bonus, would be 9720 ADT 1f only developed
with detached single-family residences. The proposed
restaurant would generate up to an additional 1123 ADT for a
total of 10,843 ADT, which 1is clearly more than the
anticipated re51dent1a1 impact of the underlying zone. The
applicant identifies the range of trip generation for the
proposed dwelling types (Table 4) from 10.19 to 5.67 ADT/du.
As the total number of each type of unit is not identified,

calculation of an average (mean) is not p0551b1e, however, the
median is 7.93 ADT/du. Assuming a total mix of dwellings that
would result in an average that is similar to the median, the
972 dwellings would generate 7708 ADT for the residential
portion of the project. When combined with the restaurant
trips, a total of 8831 ADT would be generated by the project
which is only 9 ADT more than the total anticipated for a
standard development. As the nature of the site (slopes,
etc.) would preclude the maximum buildout utilizing only
detached SFR’s it can be found that the proposed use would
generate fewer vehlcle trips than standard development of the

site.

Per the above density analysis and the proposed uses and
dwelling types, this proposal is found to be no more intense
than standard development. An additional discussion of
adequacy of streets serving the area is included below.

3. Uses:

A mix of residential uses are proposed, as permitted by the
PUD, at densities consistent with that allowed by the PUD with
the underlying SFR-4 =zoning. Along with the residences, the
proposal includes private roads and common areas, which will
be maintained through establishment of a homeowners
association; and the 3.5 acre commercial use (restaurant). As
the restaurant site represents less than 2 percent of the

3
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PUD-95-1 March 16, 1995

project area, this proposal is consistent with the ‘use’
criteria for PUD approval.

Height and Setbacks:

Per the applicant’s findings (Table 2), some minor variations
from the code standards for the building height, lot area,
and setbacks are proposed. If a private street will actually
be the front portion of the parcels, the front setback will be
calculated from the back side of the street improvement or

sidewalk.

Site Plan Review Standards:

All necessary easement dedications for utilities, which are to
be located within or adjacent to the roadways, shall be made
at the time of final plat approval.

All public facilities shall be constructed to City standards
consistent with the Special Report from the Public Works
Director #PUD-95-1 (Exhibit "C") and the Medford Water
Commission memo dated March 3, 1995 (Exhibit "D"), including
paving of streets, construction of storm and sanitary sewers,
water system construction, necessary easements, etc.
Construction of all such improvements will be secured at the
time of final plat approval. Provision for ownership and
maintenance of common facilities shall be established by
covenant at the time of final plat approval.

Legal Document Review Standards:

The applicant has not yet submitted Articles of Incorporation
and Bylaws for the Homeowner’s Association nor the Declaration
of Covenants, Conditions, and Restrictions (CC&R’s) document
as required for Final Site Development Plan approval. The
CC&R’s, which must include provisions for maintenance of all
common areas within the PUD (e.g., streets), shall be reviewed
for compliance with the code requirements of this section
prior to recording and in conjunction with final plat
approval.

Conclusion:

The proposed project is found to be in compliance with the Medford
Comprehepsive Plan and meets the standards and criteria per Section
10.234 of the L Devel nt de (Criteria for a Planned Unit
Development). Variations to standard requirements pertaining to
private streets, lot size and associated site standards, and uses
are consistent with that permitted by a planned unit development.
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PUD-95-1 March 1&, 1995

Circulation Issues

The existing and anticipated vehicle trips generated from this area
of Medford may already exceed or are close to exceeding the current

capacity of Hillcrest Road. Such trips include those to be
generated by development of the existing vacant platted lots and
tentatively platted lots in the surrounding area. As Section

10.462 of the Land Development Code does not permit development to
occur which would place arterial and collector streets below Level

of Service "D", no subdivision plats will be approved within the
subject project until adequate street capacity is assured. More
specifically, this may mean construction of another route into the
area such as the extension of McAndrews Road or Lone Pine Road will
be necessary prior to any development of the project. Because the
project has the potential to also impact existing lower order
streets within Skycrest Subdivision that are unimproved, this
standard should be applied to all lower order streets as well.

The Public Works Director has also identified local street
improvements that will be required to serve the project when the
various phases are platted (Exhibit "C"). Any use of the Prescott
Park access road would require its improvement (paving) on any
portion used by this project and which would have to be coordinated
with the various owners of the road as it is not currently
dedicated as public right-of-way.

Recommended Action:

Approval of PUD-95-1, The Highlands, per Staff Report dated
March 16, 1995; Exhibit "A" - Applicant’s Findings including map
exhibits and Preliminary Site Development Plan; Exhibit "B" -
Illustrative Site Plan; Exhibit "C" - Special Report from the
Public Works Director #PUD-95-1 dated February 15, 1995; Exhibit
"D" - Memo from the Water Commission dated March 3, 1995:; Exhibit
"E" - Memo from the Parks and Recreation Department dated March 13,
1995; Exhibit "F" - Letter from Jackson County Planning dated
March 14, 1995; Exhibit "G" - Letter from Jackson County Public
Works dated March 13, 1995; and subject to the following
conditions:

1. At the time of final plan approval for each phase, the
applicant shall demonstrate that the project, including all
previous phases, remains within the minimum and maximum
densities required by code.

2. Prior to issuance of building permits or final plat approval,
the project shall comply with Sections 10.236, Filing Final

Site Development Plan, through 10.245 of the Land Development
Code. Final Site development plans for each phase shall

include the following:
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PUD-95-1 March 16, 1995

a. Pedestrian walkways on at least one side of all streets
that are a residential lane or higher.

b. Locations and specifications for street lighting
throughout the subdivision.

c. All streets shall have a minimum 20-foot unobstructed
paved width for fire truck access. adjacent sidewalks
may be constructed to provide the requisite width on
those streets proposed to be 18 feet wide.

d. All private drives, cul-de-sacs, or dead end streets over
150 feet in length shall include fire truck turnarounds,
subject to Fire Marshal approval.

e. A master landscape plan for all common areas of the PUD,
including a perimeter design that is sensitive to the
interface between the parkland to the north, shall be
submitted for Site Plan and Architectural Commission
(SPAC) review and approval. The park boundary shall be
integrated into the edge of the project so as to avoid
a hard, straight line along the interface. This can be
accomplished by meandering the boundary of the natural
area.

Prior to issuance of building permits, tentative and final
plat approval are required. Provision for a water system
extension into the area, fire hydrant installation, public
utility easements, and street capacity shall be required as
appropriate on the subject plats including:

a. Street access or easements to all towers along the PP&L
transmission lines that cross the site.

b. Sites, easements, and facilities (e.g., pumps and
reservoirs) necessary to provide water to the property as
required by the Medford Water Commission.

C. Demonstrate the anticipated traffic circulation from each
phase and show that there is sufficient remaining street
capacity to handle the additional traffic on all affected
streets.

Prior to issuance of the first building permit for structures
containing more than one dwelling unit, approval by the SPAC
shall occur. The design approved for each housing type shall
be considered a "typical" and may be constructed throughout
the project without further review. Significant changes in
the typical design would be subject to SPAC review and

approval.
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PUD-95-1 March 16, 1995

5.

Prior to issuance of the first building permit for the
restaurant, review and approval of the design by the SPAC
shall occur. Such plans shall include the following:

a. Exterior lighting plan to assure that lights do not shine
on residences.

b. Landscape design which includes perimeter screening of
all parking and service areas.

c. A building design that is sensitive to the surrounding
terrain and does not create a visual conflict with the

skyline or slopes.

Prior to issuance of the first building permit or final plat
approval of any phase of the PUD, all conditions of the
Special Report from the Public Works Director (Exhibit nen)
shall be satisfied for the respective phase.

Due to the soil characteristics of the hillside location, the
Building and Safety Department requires that all structure

foundations be engineered.

Scott Rogers, Associate Planner

Reviewed by: ) T ek ( -{[_/_,,

Mark Gallagher,tgénior Planner

PLANNING COMMISSION AGENDA: MARCH 23, 1995
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THE HIGHLANDS

Medford, Oregon

APPLICATION FOR PLANNED UNIT DEVELOPMENT
FOR PRELIMINARY SITE DEVELOPMENT PLAN

Submitted to:

Submitted by:

Submutted for
(applicant)

Date:

Mediord Planning Department
City Hall

411 W 8th Street

Medfora. Oregon 97501

(503) 770-4475

Downing, Thorpe & James, Inc.
1881 Sth Streei. Swite 103
Boulder, Colorado 80302

{303) 443-7533

Steve James - Principal-in-Charge
Tracy Colling - Project Manager

K.M. Capital, Inc,

600 France Avenue, Suite 525
Minneapolis. Minnesota 55435
(612) 927-8615

February 6, 1895
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INTRODUCTION

The Highlands project is proposed as a Planned Unit Development intending to serve the future
housing needs of Medford, Oregon. The project is approximately 221 acres in size providing a
broad mix of hillside residentiat uses in this growing market area, with an increasing demand for a
"maintenance free” lifestyle. Situated north of Hillcrest Road and South of Prescott Park in East
Medtord, the Highlands lies within the City Limits and the Urban Growth Boundary. (See Vicinity
Map, Figure 1).

in developing the Preliminary Site Development Plan for The Highlands, particular attention has
been paid to the environmental conditions on site. A two-step process was developed which first
inventoried the site conditions and then analyzed those conditions in terms of their opportunities and
Constraints. A critical element in the analysis of the property included slope categories as a
determinate for varying residential densities and alternative architectural solutions. The Highlands
is located on hillside terrain requiring creative planning solutions that will allow clustering of
development in varying intensity to minimize site grading. For these reasons The Highlands is an
ideal project for a Planned Unit Development which will pravide the development flexibility lacking
under conventional zoning regulations. This flexivility will provide the opportunity for a variety of site
planning solutions that will preserve the natural scenic quality of the hillside terrain.

The information contained within this document includes base data relating to the subject site and

its surroundings, as well as justification for this Preliminary Site Development Plan and Pianned Unit
Development Request.

Page 99



5.6, page 10

Il. PROPERTY DESCRIPTION/EXISTING SITE CONDITIONS
A. Ownership/Tax Lot

The Highlands is located in Tax Lot 200, the surrounding land is identified on the Ownership
Map, see Figure 2.

B. Existing Lands Uses and Zoning/Surrounding Land Uses and Zoning

The site is currently zoned, Medium Density Single-Family Residential, (SFR-4) at a density not
to exceed 4 dwelling units per acre. The request for a Planned Development (PD) Special
District Overlay will allow a density increase of 10% fo 4.4 dwelling units per acre.

The site is currently vacant and has no active uses. No building or structures currently exist on
the property.

The site is bounded by land within the Medford City limits on the south and west, Prescott Park
along the north property line and vacant undeveloped land in Jackson County on the east.

Eagle Trace is an existing single-family subdivision (zoned SFR-4)) bordering the site to the
south. Cambridge Park and Oregon Hills are proposed single-tamily subdivisions (zoned SFR-
4) also bordering the site to the south and west.

C. Topography and Elevation

The site consists of hillside terrain which offers spectacular views into Rogue Valley. Elevations
an the property range from approximately 2,560 feet in the northeastern most corner to 1,830
feet on the southwestern most corner of the property, for a total of 730 feet elevation change
across the property.

The site consists of a varety of siope conditions with 75% of the site under 25% slope suitable
for residential development. Approximately 40% of the site is in the 20%-25% slope range.
Another 35% of the site is in the 0-20% slope range located primarily in the center portion of
the site where the topography carves out a gentle bowl bisected by a minor drainage swale.
(See Site Analysis Plan Figure 3). Along the eastern edge of the site adjacent to Roxy Ann
Road is a small knoll that offers spectacular 180° views into Rogue Valley and City of Medford
below. The balance of the site slopes primarily in the southwesterly direction.

D. Site Vegetation
The Highlands Property has a mixture of native vegetation with the dcminant tree being white
scrub oak. (See Site Analysis Figure 3 ). Due to a brush fire last fall, a large portion of the

white oaks in the south eastern portion of the site (south of the power lines} were damaged.
The full extent of the damage will be identified this spring as these trees begin to bud out.
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E. Utility Services and Easements

There exists two high power transmission lines which cross the site from west o east. These
easements run parallel; one is 100 feet wide and the other is twenty feet wide.

There is also a City of Medford Water Reservoir located in an out parcel in the southem portion
of the site adjacent to the Eagle Trace Subdivision. In conjunction with this use, a thirty-foot
public access easement exists.

Other public utilities i.e., water sanitary sewer, storm sewer, electric and gas, are present in the
existing residential development occurring to the south.

Drainage

The Highlands is located in the Lazy Creek and Lone Pine drainage basins. The Medford Area
Drainage Master Plan does not indicate the need for any drainage improvements, i.e., retention
areas on this property.

Traffic Circulation/Access

The primary vehicular access to The Highlands in the initial phases of development would be
provided by Cherry Lane through Eagle Trace Subdivision. Cherry Lane is currently designated
and improved as a standard residential street (50 foot R.O.W., 36 foot street). The City of
Medford proposed Neighbarhood Circulation Plan identifies Cherry Lane as a Collector Street.

Roxy Ann Road borders the site along the northeast border also providing access to the site.
Roxy Ann Road is currently a private gravel road providing access to Prescott Park.

Other potential access sireets into The Highlands are Highcrest Drive (from Eagle Trace
Subdivision) Sateltite Drive and Devonshire Place (from Cambridge Park Subdivision).
Currently these streets are not improved up to The Highlands. Brumuda Drive (from Eagle
Trace Subdivision) is currently improved and also provides immediate access.

Inthe latter phases of development, primary access would be provided from McAndrews Road
as it is completed. The City of Medford Neighborhood Circulation Plan indicates a Collector
Road extending from McAndrews Road, up through the Oregon Hills Subdivision to the western
edge of The Highlands property.
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Ni. DEVELOPMENT PROGRAM AND CONCEPT PLAN

A. Land Uses/Development Program

B I el B BN W R R BB e aemn

=

The Preliminary Site Development Pian is organized into 9 distinct planning areas or
neighborhoods (PA-1 to PA-9). See Figure 4 Preliminary Site Development Plan. Each of
these Planning Areas are designed to include an appropriate mix of land uses that are sensitive
with site conditions and compatible to adjacent land uses. The proposed PUD inciudes a totai
of 872 dwelling units (with a density range of 1.5 to 15.0 dwelling units per acre) and 3.5 acres
of commercial land available for an upscale restaurant. Each Planning Area also identifies the
size, the number of units and the maximum allowable density. Minor variations in the
boundary/acreage and density are allowed, but shall generally not exceed 20% of the size/area

or maximum density for each Planning Area as described on the Preliminary Site Development
Plan.

There are 2 Planning Areas, PA-1 and PA-8 which contain zones or “"hatched" areas that
restrict specific land uses to that zone. See the Planning Area/Land Use Summary Table 1 for

Land uses restricted. This restriction assures compatibility to adjoining properties and land
uses.

The development program and product concepts for The Highlands consists of a wide range of
residential product types targeted to a diverse group of home buyers, and is organized into six
(6) distinct categories. Each of these residential prototypes is proposed to blend with existing
topography, incorporating lower level (walk-out) architecture and wide shallow building forms.
This is demonstrated in Figure 5, Typical Site Section indicating terraced Architecture on
Hillside terrain. The land uses are summarized in Table 1 and described below.

1. Sinale-Family Detached-Low
This land use consists of luxury/semi-custom single-family detached homes targeted to
maove-up buyers and growing families desiring a larger lot and more secluded location. Lot
- sizes are proposed from one-half acres to two acres.

2. Single-Family Detached - Medium

This land use consists of merchant-built single-family detached homes targeted to both
move-up buyers and move-down buyers. Lot sizes are proposed from 10,000 to 20,000 s.f.

3. Single-Family Detached - Cluster

This land use consists of merchant-built single-family detached homes for the move-down
buyer. These units are patio or cottage homes which may be clustered or organized into
groups on smaller lots, to provide opportunities for common open space. This product type
may include maintenance free living with common open space, typically associated with
attached product types. Lot sizes are proposed from 5,000 to 10,000 s.f.
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TABLE 1 - PLANNING AREA/LAND USE SUMMARY

PROPOSED LAND USE TYPES

01 abed

n Indicates uses allowed within specified Planning Areas.

Indicates uses limited to hatched area on the Preliminary Site Development Plan.

CM123R23\HLILNDUSE. WK1

PLANNING SFD SFD SFD CONDO CONDO DWELLING{ DENSITY
AREA LOW { MEDIUM CLUSTER SFA LOW MEDIUM_ | COMMERCIAL ACRES UNITS {DU'SIAC)
PA -1 [ ] ] a n [} 40.5 111 2.7
PA -2 ] ] n n n 19.5 139 7.1
PA -3 a n n [ ] [ ] [ | - 29.0 435 15.0
PA -4 | n ) m m . | N L 25 25
\-5 n . B [} 35 - -
V-6 [ | | [ | [ | | - B.5 21 25
-7 | | o 8.0 12 1.5
.- 8 ] | | [ | | | 24.5 115 47
* | %
PA-9 [ | | [ | [ ] » 34.5 114 3.3
SUB-TOTAL 178.0 972] 5.5 du/acl
Neighborhood
Coilector Road 14.0
Open space, Trails,
Esmnts. 29.0
30T AL 221.0 972} 4.4 du/ac
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5.6, page 16

4. Single-Family Attached - Cluster

This land use consists of merchant-built single-family attached housing targeted to empty
nester buyers who desire maintenance free living. Units are proposed to be clustered in
duplex, triplex, and 4-plex configurations. Lot sizes wili range from 2,000 to 5,000 s.f..
Homes may include either one or two car attached garages.

5. Condominium - Low

This land use consists of luxury single level attached living, in 2 and 3 story condominiums,
targeting empty nester or first time home buyers who desire maintenance free living. Each
home is designed to have a private individual entry at the street, with no shared staircases
or group walkways. Both Attached and Detached one car garages are anticipated in the
residential prototype.

6. Condominium - Medium

This product consists of up to 4-story condominium units on sub-terranean parking. The
proposed prototype provides architecture that terraces at the ends, and are "crescent
shaped," which conform to the natural terrain.

7. Commercial

This land use consists of an upscale restaurant serving the City of Medford while providing
magnificent Rogue Valley views. This restaurant size is anticipated to be 10,000-15,000
s.f. The architectural style shall blend with the surrounding residential uses and respond to
the natural hillside terrain.

8. Open Space

Natural open space is provided throughout The Highlands Community as a commun
feature. Due to the hillside conditions, this open space witl serve to protect steep terrain, to

- provide a buffer zone between land uses, and provide pedestrian/bicycle access to Prescolt
Park, to the north.

Development Phasing
In general, the phasing approach for the project will begin in the south eastern portion of the

site with access provided off of Cherry Lane. Future development (primarily the western portion
of the project) will depend on off-site road improvements including construction of McAndrews
Road. The general time table for development anticipates beginning construction in the late
spring to early summer of 1995 and complete build out within 8-15 years pending market
conditions.
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5.6, page 17

C. Development Standards

Sensitive hiliside site planning and architectural design will be required to successiully develop
The Highlands into an environment which accommodates a variety of houses. Development
Standards have been prepared to insure a responsive planning process, and minimize land
use conflicts as well as enhance and maintain the desired hillside character and visual variety.

The following Development Standards have been established for each Land Use. As proposed,
these standards provide the flexibility necessary to effectively develop hillside terrain, while
minimizing grading and disturbance of existing vegetation. (See Table 2 - Development
Standards.)
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TABLE 2-DEVELOPMENT STANDARDS

SFD - Cluster

§T='A-Cluslar

SFD - Low [ SFD - Medium Condominivm| Condominium| Commercial
N R Low Medium
Maximum Density 1.5 , 2.0 2.5 4.0 120 18.0 -
Minimum Lot Area {sq, ft.) 20,000 10,000 5,000 2,000 nfa n/a 30,000
Minimum Lot Size
A. Width 80 60 40 25' n/a nfa -
B. Width {corner) 100 75' 50 35 n/a nfa -
C. Depth 100 100 100° 8y n/a n/a -
Maximum Building Coverage
(% of Building/Lot) 40% 40% 40% 40% 50% 50% 0.25 FAR
Minimum Building Setbacks
A. Adjacent to Planning Area
boundaries or Property Line a0 20 20 a0 2010 201 o5
B. Adjacent to Collector where 20 15 10 10 10 20
Architecture orienls toward stieol.
C. Front yard
- To Building 10 1w 10 10 2 2 nla
- To Front-on Garage 18' 8 18 18’ @ ] n/a
- To Side-on Garage 1 113 1 0 {2 2 nla
D. Side yard
- Corner Lol 1 1 10 10' {2) (2 nfa
{adjacent to Public Street)
- Intarior Lot 4 q o o) 2 (@ nla
E. Rear yard ~ o 20 10 10 2 (2) n/a
Minimum Building Separation 10 10 10° 10° ) 15' 20 20
Maximum Bullding Helght (6) 55 35' as’ - 55" 35’
Minimum Parking Per Unit _
- Off-stresl {garage or drivaway apron] 2 2 2 1.5 n/a n/a
1 Badroom nfa nfa nia n/a 1.0 1.0
2 Bedroom n/a nfa n/a nfa 1.5 1.5
3 Bedroom or more n/a n/a nfa nfa 2.0 2.0
- Guest Parking (on-stresal) .5 .5 5 5 5 5[ 1.0/seat or

1.0/100 sq. f1.15)

{1} An addilional selback at 1:1° ratio shall be providad for aach {oo of hei

height of the adjacent lower density land use.
{2} To be determinad at the lime of Site Plan Review.
{3) Ona side only -- other side must be a minimum of 4'.

(4) Side yard satback for attached units only.

(5} Whichever is greater

) Height of building measured from streel side ol building.

CM2IR21HLDEVSTN.WK1

ght which the higher dansily land use excoeds the maximum allowable building
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D. Circulation/Street Design Concept

Residential streets are a key determinant of neighborhood quality and in the case of The
Highlands must conform with the site constraint of hillside terrain. The Highlands will
incorporate a hierarchy of streets which will provide a variety of street types, each reflecting the

different land use, intensity, topographic constraints and traffic conditioris within the
neighborhood.

In developing the roadway alignment concept for The Highlands, the applicant's Planning
Consultant {Downing, Thorpe & James, Inc.) has reviewed the Neighborhood Circulation Plan -
East Medford: Hillside Urban Growth Area as prepared by the City of Medford Public Works
Department. This Plan shows a Collector Street through The Hightands running east to west,
with residential and collector streets connection to the subdivisions below (to the south). The
roadway alignment as designed for The Highlands basically corresponds to this Neighborhood
Circulation Plan with only minar variations to accommodate specific topographic conditions.
(See Roadway Alignment and Design Standards Figure 6)

1. Street Hierarchy

There are six basic street types designed to respond to residential uses/intensity, traffic
needs as well as natural site features and constraints of The Highlands. The first two,
Neighborhood Collectors and Standard Residential Streets (single-loaded) vary from current
city standards to accommodate hillside conditions and traffic volumes. The remaining four
Streets, Standard Residential Street (double-loaded.) Minor Streets, Residential Lanes, and
Minimum Access have the same design as current City standards (See Table 3 Proposed
Street Hierarchy and Design Standards)

TABLE 3 - PROPOSED STREET HIERARCHY AND DESIGN STANDARDS

Strest R.O.W. | Street On-Street | Sidewalk/ | Curb & | Average Max,
Type/Classification | Width Width Parking Bike Path | Gutter Daily Road
(1. to fL.) Trips Grades
1. | Neighborhood 60 3424 No 8’ Det. Yes - 3,000- 15%
Collector Verticle 10,000
2 | standard 40 28 Yes 5 An 2 | Yes- 400.3,000 | 15%
Residential {1-zide) Verticle
(Singte Loaded)
3. | Standard 50' 38’ Yes 5 A 2 | Yes- 400-3,000 | 15%
Residential (2-sides) Venicle
(Double Loaded)
4. | Minor Residential 40 28 Yes 5 AR "2 | Yes- 80-400 15%
(1-sida) Verticle
5. | Residential Lane 0’ 24 Yes No Yes - 30-80 15%
(1-side) Verticle
§6. | Minimum Acceas 20 18 Yes No 0-30 159
(1-side)

*1 - Center turn lane is eliminated between intersections, with minor residential streets and larger,
reducing the street width to 24 feet.

"2 - Streets with homes loading only on one side of the street shall have sidewalks on just one side of
the street; double loaded streets shall have sidewalks on both sides of the street.

Page 109



il GoneAATIUN SurAMALT

e e e - 3 e ot 5 .mu page 20
i dil N AR I 110 % 57,70
%\b\ \\\\.\ A . k ...um: ._... l. H .-\“ : &“@% AWW#.M.NW ...\\.
\kﬁw 7.4 Lq \y LSS _.%Hsf?www%M$mmwvf

ISELCINTT AR
W
L

CAHIgIT
Thy

- PO SREOR-OON LI ACTON
LN W Load

(@ Iy e L

\‘\ W

] CEATRER-N

Y

W

PHROPOSED COMMECTION

.0 K B & 0O N

32
57,
i
=
r i itl]s m
Il |4 b _ el 1 G”
:rmu“.,mLﬂ{ mwu==rr mmmu
H T ole &b
_—— m—__ ._“mu-... WEr
_m“. m. m:u”._ RRRIALD: -mH”
had | A N nvmanna|l L)
m;;*_mr_ fi il L
R “m___ ____.______u L

Page 110



5.6, page 21

a. Neighborhood Collectors

Collectors, as identified by the City of Medford, shall service community facilities and
conduct traffic between arterials, which is not the casedn this project. A
Neighborhood Collector is proposed that will provide access into and through this
hillside community. The current City standard is a 60 ft. R.O.W. with a 38 ft. road
section (flowline to flowling). The Neighborhood Collector proposed for this
community is a reduced version with the same €0 ft. R.O.W., and a reduced 34 ft. road
section (flowline to flowline) at intersections with minor residential streets and larger,
and a reduced 24 ft. road section (flowline 1o flowling) between intersections. (See
Figure 7a)

b. Standard Residential Streets (Single - Loaded)
In many conditions at The Highlands, the steep hillside terrain, and the desire to
minimize grading requires streets that are single loaded, usually with homes on the
downhill side. This candition eliminates the need for parking and sidewalks on the

uphill side, creating a street with a 28 ft. road section (flowline to flowline) in a 40 ft.
R.C.W. (see Figure 7a).

c. Standard Residential Streets (double-loaded), Minor Streets, Residential Lanes, and
Minimum Access.

These streets meet the Current City Standards (See Figure 7b)
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5.6, page 24

2. Trip Generation Summary/Average Daily Trip (ADT)

To determine which street type will be used in each planning solution the volume of traffic
(ADT) is used as the determining factor (vs. the number of units, as currently estimated by
the Land Development Code.} Since land uses generate different traffic volumes, the
number of units permitted on each street type varies depending on the land use. See
Table 3 for the ADT for each of the six street types, and Table 4 for Trip Generation
Summary for each land use proposed in this community.

TABLE 4 - TRIP GENERATION SUMMARY

(Based upon information from Institute of Transportation Engineers Trip Generation, 6th Edition,
January, 1991)

LAND USE Average Daily Trip
Generation per
Dwelling Unit
Single Family Detached - Low 10.19

(Based on ITE Land Use: 210 Single Family Detached Housing)

Single Family Betached - Medium 10.19
(Based on ITE Land Use: 210 Single Family Detached Housing)

Single Family Detached - Cluster 839"
(Based on ITE Land Use: 210 Single Family Detached Housing)

Single Family Attached 5.87
(Based on ITE Land Use: 230 Residential Condominiums/Townhomes)

Condominium - Low 5.67
(Based on [TE Land Use: 230 Residential Condominiums/Townhomes)

Condominium - Medium 5.67
(Based on ITE Land Use: 230 Residential Condominium/Townhomes)

* - This cluster housing dwelling type would have a smaller square footage and number of bedrooms
than the SFD-L and SFD-M land uses, therefore attracting predominately young professionals/empty
nester market with a household size of 2-3. The Federal Highway Administration recommends an
adjustment factor of -1.8 trip generation for units having a household size of 2-3.

Single Family Detached is described as "Any single family detached home on an individual lot...",
Institute of Transportation Engineers Trip generation, 6th Edition, January, 1991, p. 255

Residential Condominium/Townhome is described as "...single-family ownership units that have at
least one other singte-family owned unit within the same building structure. Both condominiums and

townhouses are included in this land use.”, Institute of Transportation Engineers Trip Generation, 6th
Edition, January, 1991, p. 380
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5.6, page 25

IV. FINDINGS - CRITERIA FOR PLANNED UNIT DEVELOPMENT

A. Density

No PUD shall be approved in any residential district if the housing density of the
proposed development will exceed 10% the maximum permitted density in the
underlying residential district.

The Preliminary Site Development Pian for The Highlands allows for a maximum 972 dwelling
units, an overall density of 4.4 dwelling units per acre. This density is consistent with the
underlying SFR-4 zoning (4.0 dwelling units/acre} with a Special Overlay District, Planned
Development (P-D) which permits a 10% increase. A mix of residential uses within this
Preliminary Site Development Plan, necessitales some areas are less dense and some more
dense. This is noted in the following Table:

Acres Units Density

Pianning Area 1 40.5 11 2.7
Planning Area 2 19.5 139 74
Planning Area 3 290 435 15.0
Planning Area 4 10.0 25 25
Planning Area 5 35 e _
Planning Area 6 8.5 21.0 2.5
Planning Area 7 8.0 12.0 1.5
Planning Area 8 245 115 4.7
Planning Area 9 345 114 3.3
Subtotal 178.0 972 5.5 du/ac
Neighborhood Collector Rd  14.0 _ _
0.S., Trails, Easements 29.0 _ _

TOTAL 2210 972 4.4 du/ac

B. Intensity

The intensity of development relative to the use of public services shall not exceed that
of a standard development as permitted by the underlying district. There are 4 basic
public services that tall into the Category A Urban Services and Faciliies that are addressed
here. They are water, storm sewer, sanitary sewer and streets.

Water

There have been discussions with the City of Medford Water Commission regarding availability
and serviceability of water to this project. They have agreed to serve this project. The
Highlands site contains 5 different pressure zones (zones 3-7). Funding for reservoirs for
zones 3 and 4 has already been made available to the Water Commission; they are currently
negotiating for the purchase of fand for these 2 sites. The developer understands that the
reservoirs for zones 5, 6, and 7 will be funded incrementally by the developer at the time of
development, then dedicated to the Water Commission for maintenance and operations.
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Sanitary Sewer
The City of Medford Public Works Department indicates that there are sufficient facilities and

capacity available to provide Sanitary Sewer Services to The Highlands. Currently there are 8
inch sanitary sewer main lines in Cherry Lane, Brumuda Drive and Cloudcrest Drive.
Cambridge Park Subdivision will be installing 8 inch main lines up Satellite Drive and
Devonshire Drive to The Highlands property.

Storm Sewer
The City of Medford Public Works Department indicated that there are currently several 12 and
24 inch starm lines that extend to The Highlands. The public works Depariment identified The

Highlands as serviceable.

Streets
Based on discussion with the City of Medford Public Works Department there is currently

improved street access available to The Highlands by way of Cherry Lane and Brumuda Drive
(through Eagle Trace Subdivision)

Uses

Uses allowed within a Planned Unit Development shall be limited to the permitted and
conditional uses for the underlying zoning district. The Preliminary Site Development
Plan, shall identify any proposed conditional uses.

Section 10.314 aliows all Planned Unit Deveiopments as an outright permitted use. Since all
the uses described for The Highlands occur within a PUD, these uses are allowed. The
specific land uses proposed for The Hightands are described in Land Use and Development
Program in Section IlIA,

Height and Setback Requirements

Bullding height and coverage, setback, lot size, and parking shall be established for
each Planned Unit Development by the Preliminary Site Development Plan, as approved
by the approving agency. Such requirements may deviate from those established in the

underlying zoning district.

These issues have been addressed and are described in Development Standard Section IHB.

Summary

This Preliminary Site Development Plan meets all the criteria for a Planned Unit Development
as outlined in the Medford Zoning Code. We respectiully request approval of this Planned Unit
Development and Preliminary Site Development Plan.

cfiles\tic\highlands.nts
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5.6, page 2§
DATE: 2/15/985

NO.: PUD-85-1
SPECIAL REPORT from the PUBLIC WORKS DIRECTOR RECEIVED
THE HIGHLANDS MAR 1 . 1995
A. PRELIMINARY COMMENTS PLAMNING DEFT.

Contractors proposing to do work on sireets, sewers, or storm drains will prequalify with the
Engineering Department prior to starting work. Contractors will be required to have a permit to

perform any work within the public right-of-way.

The Design Engineer's original drawings on mylar shall be submitted to the City for permanent
records upon completion of the project. Those drawings shall be converted to reflect "as built"
conditions. Also, the Engineer shall coordinate with the utility companies and show on the "as

built" drawings all utility locations.

The Design Engineer shall submit complete calculations for the structural section of each street
within this development The structural section design shall be based on the actual soil conditions
within the roadway prism. A hydrology map depicting the amount of area the subdivision and each
curb within the subdivision 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 shall be submitted with the preliminary plans for approval
by the Engineering Division. The Design Engineer shall provide an investigative report of the
ofi-site drainage on the subdivision perimeter, a distance not less than 100 feet in all directions.
All off-site drainage directly affecting the subdivision shall be addressed on the subdivision

drainage plan.

The subdivider shali be responsible for the final grading. After each house in the subdivision has
been built, the finished lot shall be in compliance with the comprehensive grading plan for the
subdivision filed in the Building Department.

Concrete or block walls are considered to be a permanent structure and will not be allowed to be
built within a P.ULE., sanitary sewer, or storm drain easement. Walls will require a separate permit
from the Building Department and may require a professional engineer's stamp.

Developer shall contact Division of State Lands for the approval or clearance of said subdivision
with regard to wetlands and/or water ways if they are present on subject land.

Subdivisions five acres and greater require a run-off and erosion permit from DEQ.
Developer shall submit a preliminary draft of the final plat at the same time the construction plans

are submitted. NO LOT NUMBER OR LOT LINE CHANGES ON THE PLAT WILL BE ALLOWED
AFTER THAT TIME, UNLESS APPROVED BY THE CITY AND ALL UTILITLI‘:EYS: o

-

D5

1
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THE HIGHLANDS 5.6, page 29

Homes in this subdivision are subject to both street system development charge and sewer
system development charge.

Developer shall construct all wheelchair ramps and driveway aprons to the current A.D.A.
standards.

Developer shall be responsible for notifying, by certified letter, all property owners adjacent to any
street being developed one-half plus 12 feet. The letter shall inform the property owners of the
City's street moratorium policy with respect to pavement cutting for future utility services. The
property owner shall be given the opportunity to install utility service within the right-of-way.
Copies of the letter certifications are to be provided to the City.

All final subdivision monumentation shall be established consistent with the approved subdivision
grading plan. Said final monumentation shall include both set and found monuments and shall
be placed flush with the ground at grade plan elevation or not more than 6 inches below grade
plan elevation. Street centerline monuments are excepted from this requirement.

B. STREET IMPROVEMENTS

Roxy Ann Road shall be improved to a 36 ft. wide section, complete with curbs, gutters, and 5 #t.
wide sidewalks.

Highcrest Drive, from Cloudcrest Drive to the north terminus of existing right-of-way, shall be
improved to a 36 ft. wide section, complete with curbs, gutters, and 5 ft. wide sidewalks.

Stardust Way, from Cloudcrest Drive to the proposed street to the north, shall be improved to a
28 ft. wide section, complete with curbs, gutters, and 5 ft. wide sidewalks. Developer shall be
responsible for the construction of said street concurrent with Phase |.

Bermuda Drive shall be extended to connect with the proposed street to the north and shail be
improved to a 28 ft. wide section, complete with curbs, gutters, and 5 ft. wide sidewalks.
Developer shall be responsible for the construction of said street concurrent with Phase |.

Private streets are to be designed by a registered civil engineer and will be approved by the
City. Upon completion of the project, the Design Engineer shall certify that the improvements
were inspected and constructed per plan, and shall provide the City with an " As Built “ plan.
The structural section will be compatible with current City standards. The minimum allowable
section for residential streets is two inches of asphaltic concrete on seven inches of crushed
rock. We have experienced problems with the subbase material in this area and it is likely that
a greater section will be needed.

C. DEDICATION

Prior to development, tentative and final plat will be required.
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THE HIGHLANDS 5.6, page 30
D. SANITARY SEWERS

All public sanitary sewers shall be constructed to the standards of the Department of
Environmental Quality in addition to standards approved by the City of Medford. It should be
noted that the City requests all sewer and storm drains to be placed within the street right-of-way

unless same is virtually impossible.

Any grade change will cause the developer to adjust all manholes to finish grade at developer's
expense.

E. STORM DRAINAGE

Subdivider shall be responsible for constructing adequate storm drain systems in accordance
with Engineering Division standards. A comprehensive drainage system designed for this
development shall connect to a recognized public drainage system. A comprehensive grading
plan showing ties between adjacent property and the proposed subdivision will be submitted with
the improvement plan for approval. This area is also subject to a storm drain system
development charge, but will receive a reimbursement of 25% of the estimated cost of storm

drains 24 inches in diameter or larger.

Any grade change will cause the developer to adjust all manholes to finish grade at developer's
expense.

In the event the lot drainage should drain to the back of the lot, the developer shall be
responsible for constructing either a public storm drain system or a private drain line, inciuding
a tee at the low point of each lot to allow for a yard drain and roof down spout connection.

F. STREET LIGHTING AND SIGNING

The following street lighting and signing installation will be required:

1, Traffic Signs and Devices - City Instailed
A. 1 Street Name Sign at $70.00 each 3 70.00

2. Street Lighting - Developer Installed

A 14 150 Watt Residential Units at $857.00 each $_11.998.00

Totai Street Lighting and Signing $_12,068.00

Page 120



5.6, page 31

CITY OF MEDFORD, OREGON 7
BOARD OF WATER COMMISSIONERS
Inter-Office Memorandum h
TO: Planning Department
FROM: Larry Rains, Principal Engineer
SUBJECT: Land Development Committee meeting File No. PUD-95-1
Title: KM Capital, Inc.
DATE: March 3, 1995 Page 1 of 2

We have reviewed the above plan authorization application submitted for comments. Flease
include the following items in your staff report.

1.  Any detailed requirements/decisions for requested water facilities, appurtenances, or
connections to our system must be addressed by the applicant/representative at the
Medford Water Commission office. Determination of the design extent,
estimates/fees/charges AND charge in lieu of assessments/systems development
charges/etc. involved, along with procedures for implementing the work will be discussed

at that time.

2. Please be advised that our requirements and decisions will depend upon three things from
the applicant. First, a copy of an approved staff report/requirement list, second, a master
plan of complete build out of the project development and finally, a written statement
from the fire department of the City of Medford concerning fire hydrant and fire service
requirements that will be needed.

3. Allcreated lots that cannot be further divided under current planning and zoning laws will
be required to have a domestic metered water service installed prior to the land partition
or lot creation plat recording. If the lot can be further divided under current planning and
zoning laws then a note must be placed on the partition or plat that states water service
is not currently in and will be required upon further development.

4. 'New water service will not be granted to any portion of the development until the project
has gone through our design/development process outlined in our "Standards For Water
Facilities/Fire Protection Systems/Backflow Prevention Devices" and the work is
completely done including payment of estimates/fees/charges, submittal of
plans/easements/dedications, and processing of finalization/billing.

5. In general we have no other comments except: Domestic metered water service
adequate for this development is not existing to this property. New mainline water
connections, in general, are not available to this development. Extensive offsite water
facility work is required.

NONE OF THIS PROPERTY HAS WATER FACILITIES AVAILABLE TO SERVE THIS
DEVELOPMENT. _ .

BV
Yo as 7L
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ToO: Planning Department
FROM: Larry Rains, Principal Engineer
SUBJECT: Land Development Committee meeting File No, PUD-95-1
Title: KM Capital, Inc.
DATE: March 3, 1995 Page 2 of 2

RESERVQOIR SITES IN PRESSURE ZONES 3 AND 4 WITH ACCESS EASEMENTS MUST
BE SITED, AND OBTAINED BY THE MEDFORD WATER COMMISSION BEFORE WATER
FACILITY DEVELOPMENT IS ALLOWED IN ANY OF THESE AREAS. THE WATER
COMMISSION IS CURRENTLY INVESTIGATING RESERVOIR SITES FOR ZONES 3
THROUGH 5 WITH REGARD TO OBTAINING THOSE SITES FROM THE OWNER OF THE
PROPERTY. THE PROCESS HAS JUST BEGUN AND IS EXPECTED TO TAKE 3 TO 4

MONTHS.

A RESERVOIR SITE IN PRESSURE ZONE 5 MUST BE SITED, OBTAINED, AND A TANK
CONSTRUCTED BY THE DEVELOPER BEFORE ANY WATER FACILITY DEPENDENT

DEVELOPMENT IS ALLOWED IN ZONE 5.

RESERVOIR SITES AND PUMP STATION SITES IN PRESSURE ZONE 6 AND 7 MUST BE
SITED, OBTAINED, AND A TANK AND PUMP STATION CONSTRUCTED BY THE
DEVELOPER BEFORE ANY WATER FACILITY DEPENDENT DEVELOPMENT IS ALLOWED

IN ZONE 6 OR 7.
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Parks and Recreation Department
Interoffice Memo

== -
LS o I o

TO: Planning Department
0P S Uo
FROM: Parks and Recreation Director ' e MART TS50
sl o 7= PLANNING DEPT.
SUBJECT:  PUD-95-1 KM Capital, Inc. - S T, TLANNING Der
- PUD-GF |
DATE: March 13, 1995 '

We have reviewed the above noted project and have the following comments for your
consideration.

We note that they are planning to take access to their project from the unimproved road
which provides access to the park. The roadway is classified by the County as a
limited access road, which means they do not do any maintenance on the roadway. |t
is provided by the adjacent property owners and we, the City, have been providing the
maintenance on the road for park patrons.

We would be concerned with additional traffic being placed on the road for the PUD
and how that traffic would impact our maintenance costs for the road. We currently
have an agreement with a gravel operator and there are a number of trucks on the
roadway during the week.

We would also be concerned with the compatibility of the two users on the roadway;
would the users of the PUD want the trucks off the road although the other user was
there first? If the developers do help improve the roadway, what impact does that
have on the trucks using the roadway. If access is allowed on the road, is it developed
from Hillcrest to their entry at their project?

We are also concerned with how the project will interface with park property. Will there
be ornamental landscaping and fences abutting the property line? | would hope they
would include some of the native vegetation in their landscaping so we do not have a
straight demarcation line between the park and their project. Perhaps an opportunity to
be unique. We are always concerned with the fire danger to the park and the
interface/buffer of landscape may help reduce this. Again, perhaps another
opportunity.

| believe these are issues and questions which need to be dealt with at the beginning of
the planning process so there are no surprises to anyone down the line.
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JACKSON COUNTY OREGON s ornens e

10 S. OAKDALE + MEDFORD, OREGON 97501
(503) 776-7554

FAX:(503) 776-7384

March 14, 1995

James M. Eisenhard
City of Medford
Medford, OR 97501

RE: KM Capital, Inc. Proposed Planned Unit Development

Dear Mr. Eisenhard:

| am sorry that [ am late in responding to your request for comments on the above-referenced
proposal for 970+ units of housing to be built north of Hillcrest Road. | am concerned by the
intensity of the proposed development and recommend conditions of approval to address them as

follows:

Open Space: Considerably more open space should be provided as a buffer to the park and
resource lands on the north and east sides of the subject parcel. | believe the proposal as
presented would create an unreasonable burden on the park resource, and that the PUD should
provide for some of the recreation needs of its inhabitlants More open space and ouldoor
opportunities need to be included inside the development

Access: The road system appears to be well-planned considering the terrain, but the proposal does
not appear to consider fira vehicle traffic adequately. | do not see evidence of adequate turn-
arounds for large trucks. | am also concerned that the proposed restaurant is at the terminus of the
longest, apparently steepest road course, and that all restaurant traffic will be routed through the
length of the internal road system | don't believe the proposal adequately addresses the impact of
the restaurant on internal traffic, or the impacls of the entire development on the existing, already
overloaded, public road system to the south and west.

Increased Densities: The Planned Unit Development concept is best applied when a developer
provides recreation and other amenities as a trade-off for higher densities. | don't see any
significant such trade-oifs in this proposal that would clearly justify the increased density

Sincerely,

Nancy Kincaicf '

LY

77

g R b
{tr-kmi Cnancy! £ D ,_G\D ol B l
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JACKSON COUNTY, OREGON Sezemesrermonic womcs s pan
200 ANTELOPE ROAD « WHITE CITY, OREGON 97503 g":.)(ﬂsiﬁs-)-’ggg_:; 5(:03) 776-7268

March 13, 1995

Attention: James M. Eisenhard
City of Medford Planning

411 w. 8th St., Room 358
Medford, OR 97501

RE: PLANNED UNI1T DEVELOPMENT (PJUD-95-1)
Dear Mr. Eisenhard:

Thank you for the opportunity to comment on this proposed
planned unit development. Should this development be approved, this
department recommends the following conditions of approval:

1. The Cherry Lane road approaches shall be permitted and
inspected by the City of Medford.

2. Construction plans shall be submitted to this department,
so we may determine if county permits will be required.

e The storm drainage plan shall be submitted to Jackson
County Roads and Parks Services so we may determine if
county maintained storm drainage facilities will be

o affected. If county maintained facilities will be
impacted, the applicant’s Oregon Registered Engineer
shall assess the impacts. Capacity improvements necessary
to accommodate this development shall be at developer

expense.

4. Due to the magnitude of this development a traffic impact
study should be regquired.

If you have any questions, give me a call.

Sincerely,

Tim A. Coffe P.E.
Traffic & Development Engineer

[}

sSwW .
cc: Ron Young =
Bob Deuel ;\ NCO9S -t

BEAR CREEK GREENWAY [ ENGINEERING / FLEET MANAGEMEN P age 1 25 ARKS | ROAD MANTENANCE / VEGETATION MANAGEMENT
?18-7268 §26-3122 826-2122 s-7ao1 826-3122 226-2122
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ZONING/ VICINITY MAP
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File No.: PUD-95-1 The Highlands

Applicant: KM Capital, Inc.,
(Downing, Thorpe and James, Inc., agent)
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RESOLUTIONNO. 4574

A RESOLUTION setting forth the City Council’s decision on the appeal by the applicant of
the Planning Commission’s conditions of approval of the revised Highlands Planned Unit

Development and the revised tentative plat for The Ridge at the Highlands.

WHEREAS, applicant Randy Travalia filed appeals from the decisions of the Planning
Commission on the revised Highlands Planned Unit Development (PUD-95-1) and the revised
tentative plat for The Ridge at the Highlands (LDS-97-89); and

WHEREAS, the two appeals were heard by the City Council in a consolidated hearing held
on the evening of October 2, 1997; now, therefore,

BEIT RESOLVED BY THE CITY COUNCIL OF THE CITY OF MEDFORD, OREGON:

1. The City Council finds that Condition of Approval #5 from the August 14, 1997 Revised
Commission Report for PUD-95-1 and Fire Marshal Condition #3 from the August 14, 1997 Revised
Commission Report for LDS-97-89 are not supported by substantial evidence in the record (the
conditions are the same in both cases).

2. The applicant-appellant has stipulated and the City Council finds that the law and the facts do
support the modification of the foregoing conditions of approval to read as follows:

“Due to concern about fire vehicle access on the narrower streets, no on-street
parking is allowed on streets under 28 feet in width. In order to compensate for the
loss of on-street parking for guests, one (1) off-street parking space per dwelling unit
shall be provided. Half of the driveway space in front of garages shall be credited
toward this requirement.”

3. It is hereby ordered that the conditions of approval of PUD-95-1 and LDS-97-89 be modified to
read as set forth in paragraph 2 above and, except as so modified, the decisions of the Planning
Commission are affirmed. This is the final decision of the City on these two matters.

PASSED by the Council and signed by me in authentication of its passage this 16th day
of October , 199 7 .

ATTEST: WL&M (ﬂ?,/? L

City\f{ecorder

Resolution No. g\b P UWPIRESOS!PLID93- |

CITY OF MEDFORD
EXHIBIT #
File #_LDS-15-167
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BEFORE THE MEDFORD PLANNING COMMISSION

, CEIVED
STATE OF OREGON, CITY OF MEDFORDE O F [VE D

RETOIDERS OFFICE

St 2 T 9y
) : P.M.
IN THE MATTER OF PLANNING COMMISSION FILE PUD- 9; ’gw 'S‘-:q ki3 14|5|o

APPLICATION FOR A PLANNED UNIT DEVELOPMENT
SUBMITTED BY MEDFQRD HIGHLANDS. LL.C. /‘*Vo )3‘-/

ORDER granting approval of a revision to an application to Medtord Highlands L..LL.C. for approval
of Phases 1 and 2 of the Highlands, a 972-unit (proposed 969-unit) residential Planned Unit
Development, with restaurant, on approximately 221 acres located at the north terminus of Cherry
Lane, approximately 1,200 feet north of Hillcrest Road, within a SFR-4 (Single-Family Residential -
4 units per acre) zoning district, 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 a revision to
an application of Phases 1 and 2 of the Highlands with a public meeting a matter of record of the
Planning Commission on July 24, 1997.

3. At that public meeting 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 meeting, after consideration and discussion, the Medford Planning
Commission, upon a motion duly seconded, granted a planned unit development permit and directed
staff to prepare a final order with all conditions and findings set forth for the granting of the planned
unit development.

THEREFORE LET IT BE HEREBY ORDERED that the application of Medford Highlands L.L.C.
stands approved subject to compliance with the conditions stated in the revised Commission Report
dated August 14, 1997

AND LET IT FURTHER BE OF RECORD, that the action of the Planning Commission in approving
this application for a planned unit development is hereafter supported by the following findings:

l. This project complies with the Land Development Code and all applicable criteria per Section
10.234, and
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FINAL ORDER PUD-95-1 Revised

2. Including the applicant's findings received May 20, 1997, and any additional findings contained

e

in the revised Commission Report dated August 14, 1997

BASED UPON THE ABOVE, it is the finding of the Medford City Planning Commission that the
approval of Phases | and 2 of the Highlands, a 972-unit (proposed 969-unit) residential Planned Unit
Development will not be detrimental to the health, safety, or general welfare of the persons residing
or working in the neighborhood of the proposed use or be detrimental or injurious to the property
and improvements in the neighborhood or to the general welfare of the City.

Accepted and approved this 14th day of August 1997
CITY OF MEDFORD PLANNING COMMISSION

L QN

Eric R. Stark, Chair

ATTEST:

7
) Mo ddifos

Mark Gallagher, Seclr/e'tary
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SEE RESOLUTION 8514 IN APPEAL FILE FOR COUNCIL ACTION - AMENDMENT TO CONDITION #5

City of Medford August 14, 1997

REVISED
COMMISSION REPORT

File No.: PUD-95-1 Revised The Highlands &

Applicant: Randy Travalia - Medford Highlands, L.L.C.
(Hardey Engineering, agent)

Request: Consideration of a revision to Phases 1 and 2 of The Highlands, a 972-unit
(proposed 969-unit) residential planned unit development, with restaurant,
on approximately 221 acres, located at the north terminus of Cherry Lane,
approximately 1,200 feet north of Hillcrest Road, within a SFR-4 (Single-
Family Residential - 4 units per acre) zoning district.

Background:

The master plan for the Highlands Planned Unit Development was approved by the Planning
Commission with the final order being adopted on April 3, 1995. Final plan approval for Phases |
and I was granted by the Planning Commission, as well as tentative plat approval for the associated
land division, on September 26, 1996. Related minor partitions and Conditional Use Permits were
also approved in conjunction with the construction of water storage tanks owned and operated by
the Medford Water Commission and which are necessary to serve The Highlands. Subsequent to
the construction of the water tank closest to the project entrance at Cherry Lane, it has been
determined by the project’s engincers that a retaining wall is necessary to accommodate a street
which was originally proposed to be constructed just downslope from the tank. The applicant is
requesting a minor revision to the PUD to change the street design within Phase I and the resultant
reduction in dwelling units (lots) associated with the revised street design. Virtually all issues
associated with the PUD development remain unchanged from the onginal review except as
otherwise discussed in this report and all applicable conditions of development are contained in the
previously approved Staff Report dated March 16, 1995, except as revised hereunder.

Relevant Sections of the Land Development Code:

10.232 Preliminary Site Development Plan,

10.234 Criteria for a Planned tinit Development.
10.236 Filing Final Site Development Plan.
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PUD-95-1 Revised August 14, 1997
Findings:

The revised final plan/tentative plat map (Exhibit "A") and the letter dated May 20, 1997, containing
the revised dwelling summary tables and the applicant’s findings relating to the street revision
(Exhibit "B"), are hereby incorporated by this reference. The adopted findings of the original PUD
approval include a discussion of the PUD as well as addressing all of the applicable criteria and
remain applicable to the approved PUD. Additional comments or updated information is provided

in the discussion which follows.
Project Review:

The approved residential development will vary from the standard subdivision development
requirements as it relates to the mix of dwelling types, inclusion of a nonresidential use (restaurant),
creation of a public and private street system and common areas, variation from some yard standards,
and utilization of on-street parking bays. PUD review is the means by which such a variation from
the development standards can be approved. The length of Crest View Court (a cul-de-sac), and
associated circulation issues, is the only change to the project being proposed that would vary from
the standard subdivision development requirements.

Compliance With Criteria:

The following is an analysis of the revised proposal as it relates to the above referenced Criteria for

A Planned Unit Development approval (Section 10.234).

L. Density:

The 221-acre site is now proposed to have 969 dwellings (previously 972 units) which is
three units less than the maximum allowed, including the 10 percent density bonus. The
minimum density requirements of the code are also applicable, particularly as the applicant
has indicated that some variation in the type and mix of dwellings may occur as a result of
market demand. The minimum of 2.5 units per acre would require that a minimum of 552
units be developed over the entire project site. Therefore, at the time each phase is
developed (e.g., final plan approval), the applicant shall demonstrate thai the project remains
within the densities required by code.

This revised PUD proposal remains consistent with the maximum and minimum dwelling
unit density of the underlying zoning district.

[B¥]
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PUD-95-1 Revised August 14, 1997

2.

The approved origina! findings stated that all public services are available to the site and/or
will be made available and adequate upon development. Some detail is provided in regard
to provision of needed water facilities (i.e., reservoirs and pumps), sanitary sewers, and storm
drains which supports a finding of adequacy. Also, a finding demonstrating that the range
of proposed uses in the PUD will not be any more intense than the standard permitted
development is necessary. Since the overall number of dwellings units will be reduced by
this amendment, a finding can be made that the revised PUD is less intensive than the

previous proposal.

SES:

A mix of residential uses are proposed, as permitted by the PUD, at densities consistent with
that allowed by the PUD with the underlying SFR-4 zoning. Along with the residences, the
proposal includes private roads and common areas, which will be maintained through
establishment of a homeowners’ association; and the 3.5 acre commercial use (restaurant).
As the restaurant site represents less than 2 percent of the project area, this proposal is
consistent with the "use" criteria for PUD approval. The proposed revision does nol change
the mix of uses as originally proposed.

Height and Setbacks:

No change to the height and setbacks of the approved PUD will result from this amendment.

Site Plan Review Standards:

All necessary easement dedications for utilities, which are to be located within or adjacent
to the roadways, shall be made at the time of final plat approval. Consistent with the original
plan which included two cul-de-sacs connected by a walkway, and code requirements for
such accessways when a cul-de-sac is proposed, a condition has been included requiring that
such an accessway be provided to connect Crest View Court with Cherry Lane.

All public facilities shall be constructed to City standards consistent with the Special Report
from the Public Works Director and the Medford Water Commission memo. Revised
comments have been submitted (Exhibits "C" and "D") which generally reiterate those
submitted with the original approval.

The Public Works Director has identified local street improvements that will be required to

serve the revised project when the various phases are platted. The revised report includes
a new requirement for alley improvements on the area located over the storm drain easement
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PUD-95-1 Revised August 14, 1997

which runs along the project’s southwest boundary. Such a condition will be applied at the
time of tentative plat approval for the revised proposal (LDS-97-89). The construction of
all applicable improvements will be secured at the time of final plat approval. Provision for
ownership and maintenance of common facilities shall be established by covenant at the time

of final plat approval.

6. Legal Document Review Standards:

No change in requirements for Articles of Incorporation and Bylaws for the Homeowners’
Association nor the Declaration of Covenants, Conditions, and Restrictions (CC&R's)
document as required for Final Site Development Plan approval will result from this

amendment.

Conclusion:

The proposed project is found to be in compliance with the Medford Comprehensive Plan and meets
the standards and criteria per Section 10.234 of the Land Development Code (Criteria for a Planned
Unit Development). Variations to standard requirements pertaining to private streets, lot size and
associated site standards, and uses are consistent with that permitted by a planned unit development.

Miscellaneous

Jackson County Roads & Parks Services has submitted comments pertaining to review of a traffic
study and storm drainage plan prepared for this development (Exhibit "E"). It should be noted that
the original approval addressed traffic issues and included conditions pertaining to the monitoring
of street capacity in the area as future phases of the PUD develop. A significant factor in regard to
the capacity of streets serving the PUD, particularly Hillcrest Road, was the planned extension of
McAndrews Road. No traffic study was, therefore, required nor submitied as part of the subject
revision to the PUD.

Drainage plans are to be submitted as the phases of the project develop. As discussed above, the
Public Works Director has included specific requirements for drainage design and review (Exhibit

"C").

Commission Action:

Approval of PUD-95-1 Revised , The Highlands, per Commission Report dated July 24, 1997,
Exhibit "A" - Revised Site Plan - Phase I and II; Exhibit "B" Letter from Downing, Thorpe, and

James dated May 20, 1997; Exhibit "C" - Special Report from the Public Works Director #PUD-95-1
Revised dated June 18, 1997; Exhibit "D" - Memo from the Water Commission dated June 10, 1997;

4
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PUD-95-1 Revised August 14, 1997

Exhibit "E" - Letter from Jackson County Roads & Parks dated June 20, 1997, Exhibit “F” - Memo
from Bureau of Fire Prevention dated July 21, 1997; Exhibit “G™ - Letter from Lyle McLaughlin
dated August 13, 1997; and subject to the following:

1.

S ]

Lh

All conditions of approval contained in the approved Staff Report dated March 16, 1995,
remain in effect except as specifically revised below.

The PUD is approved for 2 maximum of 969 dwellings.

Final Plan approval for Phases I and Il granted September 26, 1996, shall remain in effect
subject to Planning Commission approval of a revised tentative plat.

A pedestrian accessway shall be constructed to connect the end of Crest View Court with
Cherry Lane in the area southeast of the water storage tank. Such accessway shall either be
dedicated as right-of-way or provided with a public access easement as part of the common
area of the PUD. The accessway may be 5 feet wide and will be paved as shown on the

approved plans.

Duc to concern about fire vehicle access on the narrower streets, no on-street parking is
allowed on strects under 28 feet in width. In order to compensate for the loss of on-street
parking for guests, one (1) off-street parking space per dwelling unit shall be provided. The
driveway space in front of the garage of each unit shall not be counted toward this
requirement.

The applicant acknowledged that the common areas will be irrigated which will reduce or eliminate
any fire hazard in those areas and that a construction barrier will be placed downhill from any
construction in order to catch any falling materials.

MEDFORD PLANNING COMMISSION

[ Q N\

Eric R. Stark, Chair

PLANNING COMMISSION AGENDA: JULY 24, 1997

AUGUST 14, 1997

L
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May 20, 1997

Mr. Jim Eisenhard, Planning Director
Mr. Mark Gallagher, Project Planner

Planning Commission
MEDFORD PLANNING DEPARTMENT

City Hall
411 West 8th Street
Medford, Oregon 97051 AR

RE: Revised PUD and Tentative Plat for The Ridge at The Highlands

Dear Jim, Mark, and Planning Commission Members:

We respectfully submit this application for a revision to the Planned Unit Development (approved in
the Spring of 1895} and Tentative Plat for The Ridge at The Highlands {approved in the Fall of
1996}. This request follows the procedure set forth in the Medford Land Development Code and is
being submitted at the request of the applicant, Medford Highlands, LLC. This request is due to
several issues which resulted in a revised site plan and subsequent reduction in total units (density),

and the ratioc of unit types.
The site plan modification and loss of 3 units is necessary for several reasons:

+ First, a thorough review of the grading, identified retaining walls required in excess of 9 feet
tall, below the Water Reservoir in Phase One. We felt these walls will be unsightly and visually

detract from the project entry off of Cherry Lane.

- Secondly, the severe slopes below the water reservoir force the homes too high out of the
ground, thus creating unattractive conditions for the adjacent Eagle Trace Subdivision.

« Lastly, the soll stability below the water reservoir is a concern and considered to be a restriction
for the proposed site plan.
1Y QF MEDHORL

EXHIBIT #
., &9-?5&5@/(25-7747

RECEIVED iate Ree'd By
MAY 28 1997 Hiarad By :aax Nrin Street Suile 103
Soulder Co'oraco 30302

303-443-7533
Fax 303.343-7534

PLANNING DEPT.
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The Ridge at The Highlands
May 20, 1997

These changes are summarized below:

Approved PUD and Final Site Proposed Units
Development Plan

. The Highland PUD 972 969 (less 3)

{entire site)

Density 4.40 4.38
. Phase One 28 22 (less 6)

a. Garden Homes 7 7 (no change)

b. Patio Homes 21 15 {less 6)

¢. Single-Family 0 0

. Detached Lots e - -

d. Estate Lots 0 0

e. Open Space Tracts 3.59 ac. 3.66 ac {plus .07 ac.)
. Phase Two 57 60 (plus 3)

a. Garden Homes 19 19 (no change}

b. Patic Homes 9 9 {no change)

c. Single-Family 156 17 (plus 2}

Detached Lots
d. Estate Lots 14 156 (plus 1)
e. Open Space Tracts 8.11 ac. 7.95 ac. (less .16 ac.}

We feel that the proposed changes create a stronger general community concept with minimal
changes to the PUD. The proposed modification to this site plan are outlined below.

1. The elimination of Star Ridge Road {directly below the water reservoir) with a private drive in its
place.

2. The extension of Crestview Court cul-de-sac. The fire department has reviewed this extended
cul-de-sac which is 1,000 feet long and supports the proposed redesign. A mid-point turn-
around is provided for emergency vehicles and public safety.

3. Bermuda alignment has been madified to reduce the street grade to 16%. This new alignment
results in a new outlot "G" which would be an open space tract.

Please review this application and feel free to call me if you have any questions.

Respectfully Submitted,

DOWNING, THORPE & JAMES, INC.

TLC:jsd
SASHAREWPWISCPROJ.A-H\HIGHLNDS\RIDGEPUD, WPD
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5.2, page 9
DATE: 6/18/97

NO.: PUD-95-1

SPECIAL REPORT from the PUBLIC WORKS DIRECTOR

MEDFORD HIGHLANDS
(REVISED)
A.  PRELIMINARY COMMENTS

Contractors proposing to do work on streets, sewers, or storm drains will prequalify with the
Engineering Department prior to starting work. Contractors will be required to have a permit to
perform any work within the public right-of-way.

The Design Engineer's original drawings on mylar shall be submitted to the City for permanent
records upon completion of the project. Those drawings shall be converted to reflect "as built"
conditions. Also, the Engineer shall coordinate with the utility companies and show on the "as
built" drawings all utility locations.

The Design Engineer shall submit complete calculations for the structural section of each street
within this development. The structural section design shall be based on the actual soil conditions
within the roadway prism and shall be designed to a minimun 20 years life. A hydrology map
depicting the amount of area the subdivision and each curb within the subdivision 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 shall be
submitted with the preliminary plans for approval by the Engineering Division. The Design
Engineer shall provide an investigative report of the off-site drainage on the subdivision perimeter,
a distance not less than 100 feet in all directions. All off-site drainage directly affecting the
subdivision shall be addressed on the subdivision drainage plan.

The subdivider shall be responsible for the final grading. After each house in the subdivision has
been built, the finished lot shall be in compliance with the comprehensive grading ptan for the
subdivision filed in the Building Department.

Concrete or block walls are considered to be a permanent structure and will not be allowed to be
built within a P.U.E., sanitary sewer, or storm drain easement. Walis will require a separate permit
from the Building Department and may require a professional engineer's stamp.

Developer shall contact Division of State Lands for the approval or clearance of said subdivision
with regard to wetlands and/or water ways if they are present on subject land.

Subdivisions five acres and greater require a run-off and erosion permit from DEQ.

Developer shall submit a preliminary draft of the final plat at the same time the construction plans
are submitted. NO LOT NUMBER OR LOT LINE CHANGES ON THE PLAT WILL BE ALLOWED
AFTER THAT TIME, UNLESS APPROVED BY THE CITY AND ALL UTILITIES.
CITY OF MIDFO
PLAMMING ‘o;:,a.,“]s I N
ExvinT #_ C ,
P'L‘D 95-1 T?GU uﬁae_e;‘\

4
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5.2, page 10
MEDFORD HIGHLANDS

Homes in this subdivision are subject to both street system development charge and sewer
system development charge.

Developer shall construct all wheelchair ramps and driveway aprons to the current A.D A,
standards.

Developer shall be responsible for notifying, by certified letter, all property owners adjacent to any
street being developed one-half plus 12 feet. The letter shall inform the property owners of the
City's street moratorium policy with respect to pavement cutting for future utility services. The
property owner shall be given the opportunity to install utility service within the right-of-way.
Copies of the letter certifications are to be provided to the City.

Alt final subdivision monumentation shall be established consistent with the approved subdivision
grading plan. Said final monumentation shall include both set and found monuments and shall
be placed flush with the ground at grade plan elevation or not more than 6 inches below grade
plan elevation. Street centerline monuments are excepted from this requirement.

B. STREET IMPROVEMENTS

Roxy Ann Road shall be improved to a 36 ft. wide section, complete with curbs, gutters, and 5 ft.
wide sidewalks.

Highcrest Drive, from Cloudcrest Drive to the north terminus of existing right-of-way, shall be
improved to a 36 ft. wide section, complete with curbs, gutters, and 5 ft. wide sidewalks.

Stardust Way, from Cloudcrest Drive to the proposed street to the north, shall be improved to a
28 ft. wide section, complete with curbs, gutters, and 5 ft. wide sidewalks. Developer shall be
responsible for the construction of said street concurrent with Phase |,

Bermuda Drive shall be extended to connect with the proposed street to the north and shall be
improved to a 28 ft. wide section, complete with curbs, gutters, and S ft. wide sidewalks.
Developer shall be responsible for the construction of said street concurrent with Phase |,

Private streets are to be designed by a registered civil engineer and wilt be approved by the
City. Upon completion of the project, the Design Engineer shall certify that the improvements
were inspected and constructed per plan, and shall provide the City with an " As Built * plan.
The structural section will be compatible with current City standards. The minimum allowable
section for residential streets is two inches of asphaltic concrete on seven inches of crushed
rock. We have experienced problems with the subbase material in this area and it is likely that
a greater section will be needed.

Developer shall construct a 10 ft. wide paved ailey, in a 12 ft. right-of-way, along the south line
of the both Phase 1 & 2. The alley shall be designed with a inverted crown to improve the
drainage control and maintance access to the sanitary sewer and storm drain systems.
Developer shall be responsible for the improvement of said alley from Cherry Lane to Bermuda
Drive concurrent with Phase 1 and from Bermuda Drive to Stardust Way concurrent with Phase
2. Developer shall place a gate or bollards behind the sidewalk or curb, if no sidewalk, to
prevent daily or general vehicular use.

r
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5.2, page 11
MEDFORD HIGHLANDS

C. DEDICATION

Prior to development, tentative and final plat will be required.

D. SANITARY SEWERS

All public sanitary sewers shall be constructed to the standards of the Department of
Environmental Quality in addition to standards approved by the City of Medford. It should be
noted that the City requests all sewer and storm drains to be placed within the street right-of-way
unless same is virtually impossible.

Any grade change will cause the developer to adjust all manholes to finish grade at developer's
expense.

E. STORM DRAINAGE

Subdivider shall be responsible for constructing adequate storm drain systems in accordance
with Engineering Division standards. A comprehensive drainage system designed for this
development shall connect to a recognized public drainage system. A comprehensive grading
plan showing ties between adjacent property and the proposed subdivision will be submitted with
the improvement plan for approval. This area is also subject to a storm drain system
development charge, but will receive a reimbursement of 25% of the estimated cost of storm

drains 24 inches in diameter or larger.

Any grade change will cause the developer to adjust all manholes to finish grade at developer's
expense.

In the event the lot drainage should drain to the back of the iot, the developer shall be
responsible for constructing either a public storm drain system or a private drain line, including
a tee at the low point of each lot to allow for a yard drain and roof down spout connection.

F. STREET LIGHTING AND SIGNING

Developer's responsibility for the installation of street lights is specified on the attached sheet
entitled * Street Lighting Requirements for New Developments”.

The following street lighting and signing instaliation will be required.

1. Traffic Signs and Devices - City installed
a. 5 Street Name Signs at $70.00 each $375.0

o

o

b. 3 Dead-End Signs at $125.00 each 225.0
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5.2, page 12
MEDFORD HIGHLANDS

C. 35  No Parking Signs at $75.00 each $2.625.00
d. () Stop Signs at $75.00 each $375.00
e 1 Dead-End Barricade at $135.00 each $135.00

2. Street Lighting - Developer instalied

a. 39 100 Watt Residential Units at $980.00 each $38.220.00
Total street lighting and signing cost for materials only $41,955.00

Note: Costis for materials only.
Developer required to install new street lighting.

Note: If developer is going to use any other lighting system other than the City of
Medford standard system for the on street illumination, they must work out a suitable
trust/bond system that will insure full system operation into perpetuity. Public Works will
maintain and operate the street lighting system, but not any “theme or custom lights”
other then those covered by the above mentioned agreement.

A
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/7 5.2, page 13
BOARD OF WATER COMMISSIONERS
Staff Memorandum
T0. Planning Department, City of Medford

FROM: Larry Rains, Water Commission Principal Engineer RECEIVED
J -
suBJECT: Land Development Committee Meeting File No. PUD-95-1 R UV 79 1997

Title: Medford Highlands, Cherry Lane ry GF # IR
Planner:  Scott o i ;:.v;ausipﬁquNNfNG DEPT,
. EAME ] -

DATE:  June 10, 1997 L PUDas-T Rey vo-ek

K}
I

Buy A
I have reviewed the above plan authorization application for req;:;fcttedfmnm__rgggg___gomments made
are of a general land use nature and are not final design:‘ériﬁré“ itions. [ recommend the

following items be included in any report.

1.

Final design requirements and cost estimates, fees, and charges can only be assessed when
initial construction plans are submitted by a design professional engineer to the Water
Commission for review. Preliminary discussions with the design team and the Water
Commission are highly recommended before detailed plans are generated.

Master planning of any known future development or phases by the applicant is highly
recommended for the Water Commission to properly evaluate current design parameters to be

required.

All Water Commission requirements as well as the feasibility of a water system for this
development are highly dependent on the requirements of the City of Medford Fire Department
and cannot be fully addressed until their response is known. A joint preliminary discussion with
the design team, City of Medford Fire Marshal, and the Water Commission is highly
recommended before detailed plans are generated.

All proposed property divisions will have a domestic metered water service installed prior to
plan authorization approval for establishment of the lots or parcels. If the property is dividable
in the future, a note may be placed on the final piat stating the absence of any such water
service. Be aware that paving moratoriums established by the City of Medford may prevent
water service installation for a period of time or have cost implications.

Actual water service will be withheld until all requirements of the Water Commission have been
completed and approved through the final billing process.

The design/construction process will be done in accordance with the Water Commission
"Standards for Water Facilities/Fire Protection Systems/Backflow Prevention Devices."

SITE SPECIFIC COMMENTS ARE AS FOLLOWS: Domestic metered water service IS NOT
existing to this property. New mainline water connection’s ARE available. Extensive off-site
water facility work IS required. CAUTION!!! These are our written comments prior to joint
review with other agencies. The developer is fully aware of water requirements to serve
this project and has proceeded accordingly.
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5.2, page 14

JACKSON COUNTY, OREGON ?omssrarcs services
200 ANTELOPE ROAD « WHITE CITY, OREGON 97503  (503) 826-3122 or (50'3} 776-7268
FAX: (503) 830-6407

June 20, 1997

T ST
Attention: James M. Eisenhard
City of Medford Planning J
411 West 8th Street, Room 358
Medford, OR 97501 FLANRING DEFT,

RE: Planning File PUD-95-01-Revised

Dear Mr. Eisenhard:

Thank you for the opportunity to comment on the revision to Phases 1 and 2 of the
Highlands Planned Unit Development, a 972 unit residential planned unit development with
restaurant, on approximately 221 acres located at the north terminus of Cherry Lane
approximately 1200 feet north of Hillcrest Road. Roads and Parks Services has the following

comment:

1. We would like to review a traffic study prepared for this development. Prior to approval,
we recommend that traffic impact mitigation be established and agreed upon.

2. We would like to review a storm drainage plan.

If you have any questions or need further information feel free to call me at 830-6400 ext. 230.

Sincerely,

r

Eric Niemeyer
Traffic & Development Section

= EREES JwPls
Fosiv el SO MS S Tieg
g |
t "'”.f -, . f"

- et

,,,,, S PUD IS AUy a*(\

'
je Lo 2 ]

“tatsi B, it
; i 20 7 ;D)
IADEVELOP\CITIESIMEDFORDVPUDS5-01.R1D

BEAR CREEK GREENWAY | ENGINEERING / FLEETMANAGEMEN™ = ""======= " PARKS [ ROAD MAINTENANCE ! VEGETATION MANAGEMENT
775.7268 828-1122 226-3122 78-7001 826-3122 826.3122
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3.2, page 8

BUREAU OF FIRE PREVENTION
A DIVISION OF THE MEDFORD FIRE DEPARTMENT

Inter-Office Memo 4 L. &

TO: Medford Planning Department

FROM: R. A. Chiponis, Fire Marshsﬂ’( v

DATE:  July 21, 1997
RE: MEDFORD HIGHLANDS PUD-95-1 ( Scott)

MEDFORD HIGHLANDS - residential subdivision located at the north terminus of
Cherry Lane, approx. 1200 feet north of Hillcrest Road.

We reiterate our response to the proposal that was presented on September 11, 1996.
The plan, as proposed at that time, presented significant fire and life safety concerns
to the Medford Fire Department. Concerns include, the percent and/or length of grades
on View Crest, as well as several other streets and private drives in this proposed
development. Many of the streets and private roads have been designed with grades
in excess of City street and Fire Department response standards. In attempting to
provide a means of minimizing some of these concems we required that the ends of the
Private Drives off of Mnt. Ridge Rd. be extended to connect with Cherry Lane. The
extension of the Private Drive, proposed to serve lots 76, 77,78, 79 be extended to
connect with Cherry Lane. The Private Drives that were proposed to serve lots 64,
through 73 be connected through lots 68 and 69 to form continuous access to Cherry
Lane. These changes would allow for quicker response for Fire Units, and allow
residents two ways out in the event of major fire incident.

We required the installation of numerous fire hydrants throughout this subdivision.
Prior to the preparation of any preliminary utility plans, the applicant shall consult with
the Fire Marshal to determine the exact number and location of all required fire
hydrants. Prior to final plat approval, required fire hydrants shall be installed and
working to the City of Medford Fire Department and Medford Water Commission
CIY Qr MmeleQP
standards.
EXHIBT #_/—
Pud 95 Lpracd

i 2/29/4
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3.2, page 9
Medford Highlands PUvs -95-1
July 21, 1997
Page 2

There was a requirement to provide address signs at all entrances to Private Drives
serving more that one property. Signs would indicate all addresses serviced from these
Private Drives. Address signs were to be installed, to City standards, prior to final plat.

approval.

Design and size of landscaping islands proposed for cul-de-sac turnarounds must meet
Fire Department approval prior to construction. All development landscape design shall
take into consideration utilizing plants and shrubs that have fire resistant qualities.

There have been several meetings with project developers and City staff, the last being
March 20, 1997, to discuss risk reduction alternatives acceptable to the Medford Fire

Department .

During these meetings, we reviewed our specific concerns for the travel distance
from existing response stations, response time that is in excess of Department
goals due to distance, the reduction of generally accepted access road standards
including width, grade, single access roads ( dead end streets ) the use of
combustible building construction materials, fire resistant landscaping and
strategies for fuel reduction.

The Fire Department has indicated to the developer that we would be open to explore
alternate means that would allow for developement while providing a means to
accomplish our fire and life safety goals. Following is a proposed list of risk reduction
strategies that would be acceptable:

Where single access roads might be impaired by vehicle congestion, condition
of terrain or other factors that could limit access; and/or dead-end streets/access
exceed 150 feet without approved provisions for tuming around fire apparatus;
and/or cul-de-sacs exceed 450 feet; and or street/access grades exceed 15
percent, all impacted buildings shall be protected with an approved residential
sprinkler system; roofing materials shall be classified non-combustible;
reduction of, and continued maintenance of combustible vegetation within 50
feet of structures. These requirements shall be tied to a covenant attached to a
legal instrument of ownership and conveyed as binding upon all future owners.
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3.2, page 10
Medford Highlands PU1s-95-1
July 21, 1997
Page 3

There shall be a plan provided for the maintenance of combustible fuel growth
in all common areas. This plan shall be made binding to any "homeowners"

Association where applicable.

No parking shall be allowed on street/access roads less than 28 feet in width,
Parking will be permitted on one side of the street on access roads 28 feet or
greater in width . Additional provisions for guest parking should be provided by
developer when road width is less than 28 feet.

When considering the development of areas within our community, public safety
considerations will always be used as the primary standard by the Medford Fire

Department.
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The Ridge at the Highlands VED
Medford Highlands, LLC. -0 141997
Randy Travalia - Chief Manager PLANNING DEPARTMEN]
271 North Central Avenue - Suite 363 Phone (541) 772-4068
Medford, Oregon 97501 Fax (541)772-4082

August 13, 1997

Chairman

Medford Planning Commission
Medford City Hall

411 W 8th Street

Medford, Oregon 97501

Dear Mr. Stark:

| would like to let you know our position on the issue of visitor parking in the
Revised PUD and Tentative Plat for “The Ridge at the Highlands".

We have had extensive discussions with the Planning Department on what
constitutes visitor parking and feel that we are comfortable with the requirement
of providing one “offstreet” visitor parking space for every one housing unit.

The industry standard is 1/2 space per housing unit but we will acquiesce to the
higher standards required by the Planning Commission.

Therefore, Medford Highlands, LLC. agrees to provide one offstreet
parking space per single housing unit.

Sincerely,
CliY Or MeDFORD
S Dl D QO
Lyle MgLaughlin EXHIEI el T e
Project Manager / v 75/

c.c. Planning Staff

Medford's Finest Neiahborhood
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ZONING/ VICINITY MAP
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File No.: PUD-95-1 The Highlands Revised
Applicant: Randy Travalia (Medford Highlands, LLC)
(Hardey Engineering, agent)
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”2 CITY JF MEDFORD
' PLANNING DEPARTMENT

January 16, 2008

Jim Maize

Maize & Associates
PO Box 628
Medford, OR 97501

RE:  De minimis request allowing: (1) an increase in dwelling units from 60 to 83 in
Phase 2; and (2) the division of Phase 2 into 5 sub-phases.
The Highlands Planned Unit Development (PUD-95-001)

Dear Mr. Maize:

This letter is in response to your December 21, 2007 letter and associated plans
(Exhibits A and B) requesting a de minimis revision to The Highlands PUD, namely to
make an increase the density in Planning Area 1, and to allow Phase Il of Planning Area
1 to be final platted in sub-phases. | recognize that this request is driven (3} existing
termain; (b) tne current housing market; (c) and the large size of the phase.

Regarding your request to increase the number of dwelling units from 60 to 83: as
detailed in your letter, condition 1 of the Planning Commission Report dated March 16,
1995 requires that at time of final plan approval, each phase shall remain within the
minimum and maximum densities required by code. The maximum number of dwelling
units approved by the Planning Commission is 108. Your request for an increase in the
number of dwelling units in Phase 2 from 60 to 83 brings the total number of dwelling
units for Planning Area 1 to 105: within the approved maximum of 108.

Regarding your request to divide Phase 2 into 5 sub-phases: §1 0.240(C) allows the
Planning Director to approve a Final PUD Plan in phases, provided that essential
services are available to serve each successive phase. Page 5 of Exhibit A contains a
table identifying the proposed sub-phase dwelling types. The division of Phase 2 into 5
sub-phases shall be consistent with this table: Table 4 (Exhibit A).

Under MLDC 10.245(A)(4) De minimis_Revisions, the Planning Director may approve
revisions to an approved Preliminary or Final PUD Plan that he/she determines are de
minimis. Proposed revisions shall be considered de minimis if the Pianning Director
determines the changes to be slight and inconsequential and will not violate any
substantive provision of this Code.

Several facts are relied upon to support this decision:

1} The de minimis request is within the scope of the Pianning Commission approval
dated March 16, 1995;

2) The slight increase in density for Phase 2 of Planning Area 1 lies within the
minimum and maximum density range for the zone, and as approved by the
Planning Commission;

Lausmann .Annex # 200 South Ivy Street % Medford OR 97501
= L - _ OF MEDFORD
phone (541) 774-2380 # fax (541) 774-2564 EXHIBIT # !\_)

File #_LDS-
Page 152 ile 15-167



HIGHLANDS PUD DE MINIMUS REQUEST

3) Section 10.240(C) allows the Planning Director to approve a Final PUD Plan in
phases, provided that essential services are available to serve each successive

phase;

4} Due to its slight and inconsequential nature, the modifications are not considered
an issue that requires public scrutiny or participation; and is therefore consistent
with Goal 7 of the Oregon Statewide Planning Goals and Guidelines;

5) it is determined that the changes do not violate any substantive provision of the

Land Development Code and are in keeping with the purpose and intent of the
general provisions of the Planned United Development Section 10.230(1-8); and

6) No written (or oral) request for notification of future de minimis revisions were
submitted while the record was open during the original hearing in 1995 for The
Highlands PUD; therefore, a Type "C" procedure (public hearing) for this revision
is not required.

Based upon the review and analysis, a de minimis revision to allow an overall increase
in dwelling units in Planning Area 1, Phase 2 and the division of Phase 2 into 5 sub-
phases as outlined on page 5 of Exhibit A, is found to be slight and inconsequential.

The request for de minimis approval is hereby granted.

Sincerely,

Bianca Petrou
Acting Planning Director

cc. City of Medford Planning Commission
City Attomey
Files: PUD-95-001

(=0 -
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MAIZIE & ASSOCIATES

PLANNING CONSULTANTS

P.0O). Boy 628 « Medford, Oregon 97300 « Phone S4L776. 4042 » Fay S41.776.4143  fmaized 1450 charienine
RECEIVED
OEC 21 2007
December 20, 2007 .
~NNING DEPT,

Robert O. Scott. Planning Director
City of Medford Planning Department
[Lausmann Annex

200 South Ivy Street

Medford, OR 97501

Subject: De minimis Revision Request — Phase 2 of Planning Area 1 of The Highlands (PUD-
95-1)

Dear Rob:

As a representative for the owners of The Ridge at the Highlands PUD, we request. in
accordance with Section 10.245(4) of the Land Development Code, that certain revisions to the
approved Final PUD Plan for Phase 2 of that development be approved by the Planning Director
as de minimis revisions. The facts of the request are summarized in the following sections.

CHRONOLOGY OF PREVIOUS APPROVALS:

I. The Preliminary PUD Plan for the entire 221-acre Highlands site was approved by the
Planning Commission in 1995. The approved Preliminary Site Development Plan is included
as Exhibit “1” (File: PUD-95-1).

b

The Tentative Plat for the two phases (Phases 1 and 2) that make up Planning Area 1 was
approved by the Planning Commission in 1996 (File: LDS-96-34).

The Final Plan for Phases 1 and 2 of Planning Area 1 was approved by the Planning
Commission in 1996 (File: LDS-96-34).

L
B

4. The Preliminary PUD Plan for the entire Highlands development was revised by the Planning
Commission in 1997 (File: PUD-95-1 Revised) primarily to make a change to the street
design within Phase 1 of Planning Area 1 (Exhibit “2"), which resuited in the reduction of 3
dwelling units within that phase, to a maximum total of 969 units for the entire development.
The remainder of the project remained the same as the original approval. This approval
carried forth almost all of the conditions from the original approval (#1 above).
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5. The Tentative Plat for Phases 1 and 2 of Planning Area 1 was revised by the Planning
Commission in 1997 (File: LDS-97-89) to reflect the changes made to the Revised PUD,

under #4 above.

6. The Final Plat for Phase 1 of Planning Area 1, comprised of 15 lots for detached Single-
Family Residences and 7 lots for attached garden homes, was approved in September of

2007.
BACKGROUND:

Unlike the majority of the PUD’s approved by the Planning Commission, The Highlands PUD
contains nine specific Planning Areas as shown on the Preliminary Development Site Plan
(Exhibit “1”) approved as part of the Preliminary PUD Plan. The uses and number of dwelling
units for each housing type were defined for each of the nine Planning Areas. Page 2 of the
Planning Commission’s Revised Commission Report dated August 14, 1997 (#4 above) includes
the following statement:

"The 221-acre site is now proposed to have 969 dwellings (previously 972 units) which is three
units less than the maximum allowed, including the 10 percent density bonus. The minimum
density requirements of the code are also applicable, particularly as the applicant has indicated
that_some variation in the type and mix of dwellings may occur as a result of market
demand. The minimum of 2.5 units per acre would require that a minimum of 552 units be
developed over the entire project site. Therefore, at the time of each phase is developed fe.g.
final plan approval), the applicant shall demonstrate that the project remains within the densities

required by code." (emphasis added)

The Planning Commission realized that because of the large size of the development, a certain
amount of flexibility needed to be “built in” to their approval. The Preliminary PUD Plan,
therefore, included several planning areas, each with their own land uses and maximum number
of dweliings.

Because of the several Planning Areas, the various uses, phases, and over-all size of The
Highlands PUD, it makes sense to review the foliowing table that illustrates the PUI)’s various
components. This Planning Area/Use Summary Table is found on the Preliminary Development
Site Plan. originally approved in 1995 (Exhibit “17). That table has been revised below to reflect
the revision that was approved by the Planning Commission in 1997, under #4 above.

The Ridge at the Highlands

De Minimis Revision - Phase 2
December 20, 2007

Page 2 0f 6
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Table 1

PLANNING AREA/LAND USE SUMMARY

(reflecting 1997 revision)

PROPOSED LAND USE TYPES
SFD SFD SFD Condo | Condo Density
PA Low Medium | Cluster SFA Low Med Coml { Acres | DU DUIAC
1 0O O 0 g~ O .= [ 138 2T
2 o o o O (n] 19.5 139 7.1
3 8] o a o o o 29.0 435 15.0
4 (] o O =} u} 10.0 23 2.5
5 u| g 35 n'a nfa
6 o o D o ] 8.5 21 2.5
7 o x| 8.0 12 1.5
8 (] a O o o 245 15 4.7
9 o o o a0 o+ 34.5 114 33
SUB-TOTAL 178 ac | 969 du | 5.4 dwac
NEIGHBORHOOD COLLECTOR ROAD 3 14 ac
OPEN SPACE, TRAILS, EASEMENTS 29 ac
TOTAL 22%ac | 969de | 4.3 duwac

PA = Planning Areas

O Indicates uses allowed within specified Planning Areas
* Indicates uses limited to hatched areas on Preliminary Site Development Plan

Table 1 shows that Planning Area 1 was approved to contain five housing types with a maximum

of 108 dwelling units.

The following table is based upon documentation from the applicant (Letter from Downing,
Thorpe, and James dated May 20, 1997) showing the dwelling types and open space acres that
were proposed for Planning Area 1. The Planning Commission approved this stipulation as part

of the 1997 revision.

The Ridee at the Highlands

De Minimis Revision — Phase 2
December 20, 2007

Page 3 of 6
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Table 2

PLANNING AREA 1 — APPROVED LAND USE SUMMARY

Dwelling Types
Single-

Garden Patio Family Estate DJ;Z:EL g pen

Homes | Homes |Detached! Lots ting PEIS

L Units Tracts

ots

Phase 1 7 15 0 0 22 3.66 ac.
Phase 2 19 9 17 15 60 7.95 ac
Totals 26 24 17 15 82| 11.61 ac

The applicant’s submittals includes the following description of the housing type terms that are
utilized throughout the PUD:

Garden Homes — Single Family Attached

Patio Homes — Single Family Detached — Cluster

Single Family Homes — Single Family Detached — Medium
Lstate Lots — Single Family Detached

APPLICANT’S REQUEST:

The applicant has recently received Final Plat approval for Phase 1 of Planning Area 1. and is
proceeding with the planning for Phase 2 of the same Planning Area.

The applicant’s request for a de minimis revision to the approved Final PUD Plan for Phase 2
consists of two elements: (1) an increase in the number of dwelling units from 60 to 83, and the
division of Phase 2 into 5 sub-phases.

The table below compares Phase 2 as it is currently approved, together with the requested de
minimis revision for the increase in the number of dwelling units.

Table 3
Attached Detached .
Units SFR Units | 10t@l Units
Phase 2 - Current Approval 19 41 60
Phase 2 - Proposed Revision 19 64 83
Phase 1 — As Approved 7 15 22
Total - With Proposed Revision 26 79 105

The Ridge at the Highlands

De Minimis Revision — Phase 2
December 20, 2007

Page 4 of 6
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The second part of the de minimis request is that Phase 2 be sub-phased in accordance with the

following table.

Table 4

PHASE 2 - PROPOSED SUB-PHASE DWELLING TYPES

Dwelling Types
Single-
Garden | Patio Family Estate ngfl?ri
Homes | Homes | Detached Lots ning
Units
Lots
Phase 2 0 0 21 0 21
Phase 3 0 9 22 3 34
Phase 4 0 0 3 6 9
Phase 5 11 0 0 0 11
Phase 6 8 0 0 0 8
Totals 19 9 46 9 83

REQUEST RATIONALE AND DISCUSSION:

There are several reasons for the revision to the Final PUD Plan based upon the existing terrain,
the current housing market, density, and the large size of the phase.

* Most importantly, the Planning Commission allowed the developer a certain amount of
flexibility in their approval of the Preliminary Plan. Each Final Plan submittal would have to
show that that phase was meeting the stipulated uses and density range prescribed by the
Commission.

* The current housing market favors lots that are smaller than some of the lots originally
approved. Several of the large single-family lots have been divided into lots that are
comparable in size to those in Phase 1 and those in the adjacent neighborhood.

* The increase to 105 dwellings in Planning Area 1, remains below the number approved (108
dwelling units). An increase in density will result to approximately 2.6 dwelling units per
acre. slightly below the 2.7 dwelling units approved by the Planning Commission.

» The large size of the approved Phase 2 (60 dwellings approved; 83 dwellings proposed) is
too big to be developed at one time, particularly in the current housing market. For that
reason, the property owner requests that it be divided into sub-phases as shown on Table 4.

The Ridge at the Highlands

De Minimis Revision — Phase 2
December 20. 2007

Page 5 of 6
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» As shown on the aerial photograph of the site, there is a drainage swale (highlighted) that
runs through the site, roughly paraliel with Stardust Way, creating a reasonable boundary

between Phase 2 and the two phases to the southeast.

» Section 10.240(C) of the Land Development Code authorizes the Planning Director to
approve a Final PUD Plan in phases, even though the Planning Commission did not do so in
their Preliminary PUD Plan approval, provided that essential services are available to serve

each successive phase.

In accordance with Section 10.245(A4), the Planning Director’s written approval of the de
minimis revisions shall be appended to the Final Order of the Planning Commission.

The applicant believes that the Planning Commission anticipated that there would need to be
changes as development of the PUD proceeded, and allowed for that flexibility in their
approvals. The two de minimis revisions will allow for that flexibility, while at the same time
maintaining the housing types and density range prescribed in the PUD’s approval. With the
information provided, the property owners respectfully request approval of the de minimis
revisions to the Final PUD Plan for Phase 2.

if there is any additional material that I can provide please do not hesitate call me.

Sincerely,

Jim Maize
Maize & Associates. Inc.

cc Medford Highlands Investments, LLC
Carly Meske, Medford Planning Department

Attachments
Exhibit “1” Preliminary Site Development Plan for The Highlands (PUD-95-1)
Exhibit “27 Revised PUD Development Plan for Phases 1 and 2 (PUD-95-1 Rev.)
Exhibit “37 Proposed Modified Tentative Plat showing Phases 2 - 6
Exhibit “4™ Aerial Photograph

The Ridge at the Highlands

De Minimis Revision - Phase 2
December 20. 2007

Page 6 of 6
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