PLANNING COMMISSION

AGENDA
JUNE 9, 2016

Commission Members Regular Planning Commission meetings
are held on the second and fourth
Thursdays of every month

Tim D'Alessandro

David Culbertson

e Meetings begin at 5:30 PM
Bill Mansfield

David McFadden City of Medford

Mark McKechnie City Council Chambers

Patrick Miranda 411 W. Eighth Street, Third Floor
Jared Pulver Medford, OR 97501

541-774-2380
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Planning Commission

Agenda
Public Hearing

lune 9, 2016
5:30PM

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

10.
20.
20.1

20.2

30,
30.1
40.

50.

50.1

50.2

Roll Call
Consent Calendar/Written Communications (voice vote)

ZC-16-035 Final Order for a request of a change of zone from SFR-00 (Single-Family
Residential, one dwelling unit per existing lot) to SFR-10 {Single-Family
Residential, 10 dwelling units per gross acre) on approximately 2.26 acres
located along the north side of Maple Park Drive approximately 353 feet east
of Ross Lane N. (372W23DD Tax lots 600 & 601) (Ron & Christine Horton,
Applicants; Scott Sinner Consulting, Inc., Agent)

Z2C-16-041 Final Order for a request of a change of zone from SFR-6 (Single-Family
Residential-6 dwelling units per acre) to I-L (Light industrial) on
approximately 47.14 net acres located east of Corona Avenue, west of
Whittle Avenue, and 195 feet south of Crater Lake Highway 62. {Jackson
County, Applicant; Richard Stevens & Associates, Agent)

Minutes
Consideration for approval of minutes from the May 26, 2016, hearing.

Oral and Written Requests and Communications
Comments will be limited to 3 minutes per individual or 5 minutes if representing an
organization. PLEASE SIGN IN.

Public Hearings

Comments are limited to a total of 10 minutes for applicants and/or their representatives.
You may request a 5-minute rebuttal time. All others will be limited to 3 minutes per
individual or 5 minutes if representing a group or organization. PLEASE SIGN IN.

New Business

LDP-16-015 Consideration of a request to create three lots on a 1.04 acre parcel
located on the west side of the intersection of Cedar Links Drive and N
Foothill Road, within the SFR-4 (Single-Family Residential — 4 dwelling
units per gross acre) zoning district. (C.A. Galpin, Applicant; Jim
Zundel, Agent)

PUD-16-037 Consideration of a revision to the approved Preliminary PUD Plan for
Stewart Meadows Village, including the incorporation of additional
property into the PUD boundary which will result in an overall PUD
area of approximately 77 acres. The subject site is generally bounded
by Stewart Avenue, South Pacific Highway, Garfield Avenue and Myers
Lane and zoned SFR-6 (Single Family Residential, 6 dwelling units per
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60.
60.1
60.2
60.3
70.
80.
90.
100.

gross acre), SFR-10 (Single Family Residential, 10 dwelling units per
gross acre), C-C (Community Commercial), I-L (Light Industrial) and 1-G
(General Industrial) with the PD (Planned Unit Development) overlay.
(KOGAP Enterprises, Inc., Applicant; Maize & Associates, Inc., Agent)

Reports

Site Plan and Architectural Commission

Joint Transportation Subcommittee

Planning Department

Messages and Papers from the Chair

Remarks from the City Attorney

Propositions and Remarks from the Commission

Adjournment
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BEFORE THE MEDFORD PLANNING COMMISSION
STATE OF OREGON, CITY OF MEDFORD

IN THE MATTER OF PLANNING COMMISSION FILE ZC-16-035 APPLICATION }
FOR A ZONE CHANGE SUBMITTED BY RON & CHRISTINE HORTON ) ORDER

ORDER granting approval of a request for a change of zone from SFR-00 (Single-Family
Residential, one dwelling unit per existing lot) to SFR-10 (Single-Family Residential, 10 dwelling
units per gross acre) on approximately 2.26 acres located along the north side of Maple Park Drive
approximately 353 feet east of Ross Lane N. (372W23DD Tax lots 600 & 601).

WHEREAS, the City Planning Commission in the public interest has given consideration to
change of zone from SFR-00 (Single-Family Residential, one dwelling unit per existing lot) to SFR-10
{Single-Family Residential, 10 dwelling units per gross acre) on approximately 2.26 acres located
along the north side of Maple Park Drive approximately 353 feet east of Ross Lane N. (372W23DD
Tax lots 600 & 601); and

WHEREAS, the City Planning Commission has given notice of, and held, a public hearing,
and after considering all the evidence presented, finds that the zone change is supported by, and
hereby adopts the Staff Report dated May 19, 2016, and the Findings contained therein — Exhibit
“A,” and Legal Description — Exhibit “B” attached hereto and hereby incorporated by reference;
now, therefore,

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

The zoning of the following described areas within the City of Medford, Oregon:

37 2W 23DD Tax Lot 600
37 2W 23DD Tax Lot 601

is hereby changed from SFR-00 (Single-Family Residential, one dwelling unit per existing lot) to
SFR-10 (Single-Family Residential, 10 dwelling units per gross acre) on approximately 2.26 acres

located along the north side of Maple Park Drive approximately 353 feet east of Ross Lane N.

Accepted and approved this Sth day of June, 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 PLANNING COMMISSION FILE ZC-16-041 APPLICATION )
FOR A ZONE CHANGE SUBMITTED BY JACKSON COUNTY ROGUE VALLEY JORDER
INTERNATIONAL-MEDFORD AIRPORT )

ORDER granting approval of a request for a change of zone from SFR-6 {Single-Family
Residential-6 dwelling units per acre) to I-L (Light Industrial) on approximately 47.14 net acres
located east of Corona Avenue, west of Whittle Avenue, and 195 feet south of Crater Lake Highway
62 (371W18DB Tax lot 100 & 371W18A Tax lot 4200).

WHEREAS, the City Planning Commission in the public interest has given consideration to
change of zone from SFR-6 (Single-Family Residential-6 dwelling units per acre) to I-L (Light
tndustrial) on approximately 47.14 net acres located east of Corona Avenue, west of Whittle
Avenue, and 195 feet south of Crater Lake Highway 62(371W18DB Tax lot 100 & 371W18A Tax lot
4200); and

WHEREAS, the City Planning Commission has given notice of, and held, a public hearing,
and after considering all the evidence presented, finds that the zone change is supported by, and
hereby adopts the Planning Commission Report dated May 26, 2016, and the Findings contained
therein - Exhibit “A,” and Legal Description — Exhibit “B” attached hereto and hereby incorporated
by reference; now, therefore,

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

The zoning of the following described areas within the City of Medford, Oregon:

37 1w 18DB Tax Lot 100
37 1W 18A Tax Lot 4200

is hereby changed from SFR-6 (Single-Family Residential-6 dwelling units per acre} to I-L (Light
Industrial) on approximately 47.14 net acres located east of Corona Avenue, west of Whittle
Avenue, and 195 feet south of Crater Lake Highway 62 {371W18DB Tax lot 100 & 371W18A Tax lot

4200).
Accepted and approved this 9th day of June, 2016.

CITY OF MEDFORD PLANNING COMMISSION

Planning Commission Chair
ATTEST:

Planning Department Representative
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WAHRANTY DEED
KNOW ALL MEN BY THESZ PRESENTS, That VICTOR MILNES, "Grantor", for the
consideration of the sum of
N -2et! o
Adecoebisct Onop ZEp DOLLARS, ($313 sn0 ), vecoived doas hereby
convey unto JACKSON COUNTY, a political subdivision of the State of Oregon,

“Crantee”, the following deszribed property, to wit:

A parcel of lamd lying in Lot 11, Block 1, ROGUE VALLEY HEIGHTS,
Jackson County, Orcgon and being thot property described in that deed
to Victor Milnes, recorded as Document No. £6-03522 of the Official
Recards of Jackson County; the said parccl being descrlbed as follows:

Conmencing at the Southwest corner of Lot 1l in Bloek 1 of
ROCUE VALLEY HEICHTS in Jackson County, Oregon, aceording to the
official plat thereof, now of record; thencc South B9° 52' EBast, along
the South 1ine of said lot, 90.D feer to the true polnt of beginning;
thence Notth 0° 05' East 168.0 foetr; thence North 89" 52' West 90.0
feer; thence North 0" 05' Easc 60.0 feer; thanco South 89" 52' East
120.0 feet; thance North 0° 05' East 120.0 feet to the Morth line of
gaid lot; thence South 89° 52" East along waid Narth line, 510.44 feet
to the Northeast corner therepf; thence South 0° 05' West along the
Eagt linc of sald lot, 34B.0 feet to the Somtheast corner thereof;
thence Norch 89° 52 West along the South line of said lot, 539.71 feet
to the true point of beginning, contalning 4.35 acres, more or less.

And Grantor does hereby covenant to and with Grantee, 1ty successors and
asgigns, that he is the owner in fee simple of the said property which is free
from all encumbrances and will warrant and defend the property herein conveyed

from all lavful clolns whatsoever.

Dated this ,Q‘E day of 9 LTty s 1978,

STATE OF OREGON, County of
Qe 28

Miloes, who acknowledged the foregoing instrument to be his voluntary aet.
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WAPRANTY DEED

KNOW ALL MEN BY THESE PRESENTS, That ST. MARY'S ENDOWMENT FunD,

a corporation, Grantor, for the consideration of the sum of Twelve

Thousand Six Hundred Sixty and No/l00 DOLLARS (512,660.00) received,

does hereby convey unto JACKSOM COUNTY, a political subdivicion of

the State of Oregon, Grantes, the following described property, to

wik:

A parcel of land lying in the §% of Lot 21, Block 1
ROGUE VALLEY HEIGHTS, Jackson County, Oregan and being
that property described in that deed to St. Mary's
Endowment Fund, recorded as Document No. 74-16738 of the
Official Records of CJackson County; the said parcel being
doscribed as follows:

The North one-halZ of Lot 21, Block 1 of Rogue Valley
Heights in the City of Medford, Jackson County, Oregon,
excopting Parcols "A" and “B" described as follows, to
wit:

Parcel "A": Conmencing at the Northcast corner of
Lot 21, in Bleck 1 of Rogue Valley Heights Subdivision
in Jackson County, Oregon; thence South 0° 19' 18" 1ege
along, the East line of saild Lot, 30.0 feet to the true
point of beginning; thence MNorth 89°52' west, parallal
ta the North line of Lot 21, a distance of 120.0 feet:
thence South 0° 19' 15" West, parallel to the East line
theresf, 75.0 feet; thence South BS° 52' East, 120.0 feet -
to the Eagt linc of Lot 21; thence Morth 0° 19' 15" Eask
along said East lino, 75.0 feet to the true point of
beginning. .

Parcel "B": Conmeneing at the Northeast corner of
Lot 21, in Black 1 of Rogue Valley Heights Subdivision
in Jacwkson County, Oregon; thense South p° 19' 15" dost
along the Zast line of said Lo%, 105.0 feet to the true’
point of beginning; thence North B3® 52' West, parallel
to the North line of Lol 2L, a distance of 120.0 feet)
thence South 0* 18' 15" West, parallel to the East line
of said Lot, 69.0 feet to a point on the South line of e
the North half of Lot 21; thence South B9? 52' East along
said South line, 120.0 feet to the East line of said Lot;
thence ¥orth 0° 19° 13" EBasgt along said East Llina, 69.0
feet to the true point of beginning,

The parcel of land to which this description applies
contains 2.1l acras, more or lass.

Subject to the restrictive covenants, conditions and
limitations set out in instrument recorded May 27, 1249 in
Volume 318 page 179 of the Deed Records of Jackson County,
Oregon. .

w:
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And Grantor doss herseby covenant to and with Grantee, its

guccessors and assigns, that it is the owner in fee aimple of said

property which is Iree from all encumbrances, except as above stated,

and will warrant and defend tha same from all lawful claims whatsoevar,

except as aforesaid.

pated this /9 day of 777.., , 1978.

I-rhon Counzy. Oregon
OFFICIAL RECORDS

Y 29uN2 61078 SORL

HARRY CHIPAAN

>
CLERK znd RECORDER %
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LY Qﬁgﬁé als voluntary act.
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NOTARY PUBLIC FOR OREGOM

lly Commission Explires: 5-d-&o

STATE OF OREGON }
} su3
County of Jackson)

, 1978, personally appeared
and acknowledged the foregoing

an this
the above named
instrument to be

Before me:
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L Fl
OTARY PUBLIC/FOR OREGON
Hy Commission Expires: 57
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’_'_'..i......_.__

Ronald E, Fields
Alrport Manager
June 26, 1978
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City of Medford

Planning Department
Working with the community ta shape a vibrant and exceptional city

PLANNING COMMISSION REPORT

For a Type-C quasi-judicial decision: Zone Change

PROJECT Rogue Valley International-Medford Airport - Zone Change
Applicant: Jackson County; Agent: Richard Stevens & Associates, Inc.

FILE NO. ZC-16-041

DATE May 26, 2016
BACKGROUND
Proposal

Consideration of a request for a change of zone from SFR-6 (Single Family Residential, 6
dwelling units per gross acre) to I-L (Light industrial) on approximately 47.14 net acres located
east of Corona Avenue, west of Whittle Avenue, and 195 feet south of Crater Lake Highway 62
(371wW18DB Tax lot 100 & 371W18A Tax lot 4200).

Subject Site Characteristics

Zoning: SFR-6
GLUP: A {Airport)
Use: Vacant

Surrounding Site Characteristics

North I-L In & Out Gardens, Sky Park Mini Storage, Safeway
South SFR-6 Single family homes
East SFR-6 Single family homes
West SFR-10 Single Family Residential, 10 dwelling units per gross acre
SFR-6 Single family homes
Northwest  MFR-20 Multiple Family Residential, 20 dwelling units per gross
acre
Apartment buildings
C-H Heavy Commercial

U-Haul, Quad Motors
Related Projects

GLUP-13-78 GLUP Map Amendment
PA-15-072 Pre-Application
CP-13-076 & CP-13-077 Comprehensive Plan Amendment
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Rogue Valley International-Medford Airport - Zone Change Planning Commission Report
File no. ZC-16-041 May 26, 2016

Applicable Criteria

Medford Land Development Code Section 10.227: Zone Change Approval Criteria

The zone change criteria that are not relevant to this particular application are hereby omitted
from the following citation and noted by ***.

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

(1) The proposed zone is consistent with the Transportation System Plan (TSP)and the
General Land Use Plan Map designation. A demonstration of consistency with the
acknowledged TSP will assure compliance with the Oregon Transportation Planning
Rule.) Where applicable, the proposed zone shall also be consistent with the additional
locational standards of the below sections (1)(a), {1)(b), (1)(c), or (1)(d). Where a special
area plan requires a specific zone, any conflicting or additional requirements of the plan
shall take precedence over the locational criteria below.

EL
(d) For zone changes to any industrial zoning district, the following criteria shall
be met for the applicable zoning sought:

(i) The I-L zone may abut residential and commercial zones, and the
General Industrial (1-G) zone. The I-L zone is ordinarily considered to be
unsuitable when abutting the Heavy Industrial (I-H) zone, unless the
applicant can show it would be suitable pursuant to (1) (e)below.

*kk

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

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

{b) Adequate streets and street capacity must be provided in one of the following
ways:
{i) Streets which serve the subject property, as defined in Section 10.461(2),
presently exist and have adequate capacity; or

{ii) Existing and new streets that will serve the subject property will be
improved and/or constructed, sufficient to meet the required condition

Page 2 of 8
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Rogue Valley International-Medford Airport - Zone Change Planning Commission Report
File no. ZC-16-041 May 26, 2016

(c)

and capacity, at the time building permits for vertical construction are
issued; or

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

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

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

(iv] ~ When a street must be improved under (b){ii) or (b)(iii) above, the specific
street improvement(s) needed to make the street adequate must be
identified, and it must be demonstrated by the applicant that the
improvement(s) will make the street adequate in condition and capacity.

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

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

Page 3 of 8
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Rogue Valley International-Medford Airport - Zone Change Planning Commission Report
File no. ZC-16-041 May 26, 2016

{ii) Mixed-use, pedestrian-friendly design which qualifies for the trip
reduction percentage allowed by the Transportation Planning Rufe,

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

ISSUES AND ANALYSIS

Background

The subject site is owned by Jackson County, and is composed of two contiguous parcels
totaling 47.14 acres currently consisting of vacant/undeveloped land under the jurisdiction of
the Jackson County Airport Authority.

The subject parcels were part of the Medford International Airport’s 2013 Airport Master Plan
update. in response to the Airport's Master Plan update, Medford City Council approved an
amendment to the Medford Comprehensive Plan in 2013 in order to incorporate the Airport
Master Plan into the Transportation System Plan and the Transportation and Environmental
elements of the Medford Comprehensive Plan (CP-13-076 & CP-13-077).

Additionally, as part of this multifaceted process of incorporating the Airport Master Plan into
the Medford Comprehensive Plan, a major legislative Comprehensive Plan Amendment to
modify the GLUP map for properties surrounding the Medford International Airport, including
the subject site, was approved in June 2015 (CP-13-078). This amendment officially changed
the subject site’s GLUP designation from Urban Residential (UR) to its current designation of
Airport (A) in an effort to convert all of the County/Airport owned properties to the Airport (A)
GLUP designation in the interest of helping to group and identify airport properties from other
properties.

Just prior to the aforementioned (CP-15-078) amendment to the Comprehensive Plan’s GLUP
map, the applicant submitted a Pre-Application in May 2015 (PA-15-072) requesting
information regarding a change to the subject site’s GLUP designation from UR to General
Industrial (Gl) along with a change of zone from SFR-6 to I-L. The Planning staff opted to change
the GLUP designation of the subject parcels to Airport (A) which was felt to be more
appropriate given the properties ownership, and could still be accomplished without precluding
the applicant’s dual request for a zone change to allow for future development.

With the applicant’s request for a change of its GLUP map designation fulfilled, the applicant is
now proceeding with the request to rezone the subject site from its current SFR-6 classification
to I-L in order pursue potential non-residential development in the future.

Analysis

An itemized analysis of the proposed rezone request based on the criteria outlined in Medford
Land Development Code (MLDC) Section 10.227 cited above is a follows:
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Section 10.227(1).

The proposed zone is consistent with the Transportation System Plan (TSP) and the
General Land Use Plan Map designation. A demonstration of consistency with the
acknowledged TSP will assure compliance with the Oregon Transportation Planning
Rule.) Where applicable, the proposed zone shall also be consistent with the additional
locational standards of the below sections (1){a), (1)(b), (1){c), or (1){d). Where a
special area plan requires a specific zone, any conflicting or additional requirements of
the plan shall take precedence over the locational criteria below.

(d) For zone changes to any industrial zoning district, the following criteria
shall be met for the applicable zoning sought:

(i) The I-L zone may abut residential and commercial zones, and the
General industrial (I-G) zone. The I-L zone is ordinarily considered to
be unsuitable when abutting the Heavy Industrial {I-H) zone, unless
the applicant can show it would be suitable pursuant to (1) (e)below.

Findings of Fact, Staff:

The proposed change of zone is consistent with the goals and policies of the City of Medford
Transportation System Plan (TSP). The Public Works Department did determine that a Traffic
Impact Analysis (TIA) was required for the proposed change of zone, and a TIA report was
included with the submittal of the application (Exhibit 1).

The General Land Use Pian (GLUP) map designation for the subject properties is the Airport {A)
designation. The Airport GLUP designation allows for I-L the zoning district. The requested
zone change for the subject properties is I-L and is consistent with the GLUP designation.

The subject parcels are in compliance with the locational standards of subsection (d)-{i), as the
subject parcels abut properties within residential, commercial, and the I-L zoning districts, and
do not abut a Heavy Industrial (I-H) zoned parcel consistent with the locational criteria as
outlined in subsection (d)-{i} above.

Section 10.227(2):

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

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

Storm drainage: The City of Medford Public Works Department has determined that the
subject properties have access to existing storm drainage facilities in Corona Avenue and the
Hopkins Canal, and that the subject site would able to connect to these facilities at the time of
development (Exhibit C).

Sanitary sewer: The subject site lies within the City of Medford sewer service area. The Public
Works Department has determined that there is an existing 8 inch sanitary sewer line in Corona
Avenue and an existing 10 inch line in Whittle Avenue. Though sanitary sewer lines exist to
serve the subject property, Public Works states in their submitted staff report that there are
downstream capacity constraints within the City's sanitary sewer service. Due to the
uncertainty of what type of development may occur on the subject site, the Public Works
Department recommends that the subject zone change be denied, or the applicant stipulate to
only develop so the total sewer flows do not exceed current zoning limitations, or the
developer make improvements to the downstream sanitary sewer system to alleviate the
capacity constraints, or the developer may perform a sanitary sewer study to show that there is
capacity to convey increased flows (Exhibit C).

Water: Municipal water services are provided to the subject properties by the Medford Water
Commission. The Water Commission staff has determined that access to MWC water lines for
connection is available to the subject property, as there is an existing 6 inch water line in
Corona Avenue, a 6 inch water line in Steelhead Drive, an 8 inch water line in Whittle Avenue,
and an 8 inch water line in Skypark {Exhibit D).

(b) Adequate streets and street capacity must be provided in one of the following
ways:

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

Findings of Fact, Staff:

Based on the Traffic Impact Analysis (TIA) conducted by Southern Oregon Transportation, LLC
on behalf of the applicant, it is demonstrated that the existing public streets currently serving
the subject site, with a stipulated traffic generation cap of 318 peak hour trips, has adequate
capacity to serve the subject site and the proposed change of zone.

Traffic Impact Analysis
MLDC Section 10.467(3) states the following:

If a proposed application has the potential of generating more than 250 net average
daily trips (ADT} or the Public Works Department has concerns due to operations or
accident history, o TIA will be required to evaluate development impacts to the
transportation system. The Public Works Department may waive the TIA if it is
concluded that the impacts are not substantial.
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In its scoping letter submitted to the applicant on February 8, 2016, the Public Works
Department made the determination that the existing SFR-6 zoning is expected to generate
2,749 ADT, while the I-L zone would generate 14,142 ADT. The difference between the two
proposals is 11,393 ADT, which exceeds the net increase of 250 ADT to the transportation
system; therefore, a request to change the zoning from SFR-6 to I-L would require a TIA to
determine project impacts to the transportation system.

The applicant retained Southern Oregon Transportation Engineers, LLC to conduct the TIA for
the subject site, and submitted the TIA on March 28, 2016. In their submitted TIA study, it was
determined that the net ADT increase resulting from the proposed zone change would cause
the intersection of Owens Drive and Crater Lake Avenue to perform below the Level of Service
D operational standard. MLDC Section 10.462 dictates that whenever a level of service is
determined to be below level D for arterials or collectors, development is not permitted unless
the developer makes the roadway or other improvements necessary to maintain level of
Service D. In SOTE’s attached summary report, it is stated that the applicant’s intent is to not
make roadway or other improvements to the public streets, rather, to pursue the alternate
option of requesting a trip cap stipulation.

Pursuant to MLDC Section 10.461, when an unconditional approval is not possible without
some form of mitigation to maintain an adequate level of service, an applicant has the
alternative option of requesting a trip cap stipulation. The submitted TIA shows that the
maximum stipulation would include the basic zoning ADT {SFR-6) plus up to 249 ADT, which is
3,048 ADT (or an equivalent 318 p.m. peak hour trips). A trip cap stipulation of 3,048 ADT (or
and equivalent 318 p.m. peak hour trips) is, therefore, proposed for the application.

Wetlands

A significant portion of the northerly parcel is identified by the Oregon Department of State
lands Local Wetland Inventory as containing significant wetlands. A wetland delineation was
submitted to the Department of State Lands in 2005. Since the report is more than five years
old, it is a reference document only. A new delineation on the property will be required prior
to future site development (Exhibit J}.

Other Agency Comments

¢ The Medford Fire Department approved the request as submitted, and reported no
special concerns (Exhibit E}.

e The Rogue Valley Irrigation District identified 24.9 Acres of irrigated land on the subject
property (Exhibit F).

¢ The Oregon Department of Aviation reported no direct comment for the proposed zone
change, but stated that they will have comments upon future development of the
subject property (Exhibit G).
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FINDINGS AND CONCLUSIONS

Staff has reviewed the applicant’s findings and conclusions (Exhibit B) and recommends the
Commission adopt the findings with the following modifications:

e Accept the applicant’s stipulation to generate no more than 3,048 ADT (318 peak hour
trips), and

s Accept the applicant’s stipulation to only develop so the total sanitary sewer flows do
not exceed the current SFR-6 zoning limitations (Exhibit H).

ACTION TAKEN

Adopted findings as recommended by staff and directed staff to prepare a Final Order for
approval of ZC-16-041 per the Planning Commission Report dated May 26, 2016, including
Exhibits A through J.

EXHIBITS

Conditions of Approval

Applicant’s Findings of Fact received March 29, 2016

Public Works Department Staff Report received May 4, 2016
Medford Water Commission Staff Memo received May 4, 2016
Medford Fire Department report received May 4, 2016

Rogue Valley Irrigation District Report received April 28, 2016
Oregon Department of Aviation letter received May 3, 2016
Agent email received May 18, 2016

GLUP Map

Fair Housing Council of Oregon comments received May 24, 2016
Vicinity map

- IooTmTmgoO o>

MEDFORD PLANNING COMMISSION

Patrick Miranda, Chair

PLANNING COMMISSION AGENDA: MAY 26, 2016
JUNE 9, 2016
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FAIR
HOUSING
COUNCIL

OF OREGON

RECEIVED
MAY 22 215
City of Medford
411 West 8th Street PLANNING DEPT

Medford, Oregon 97501

May 24, 2016

Re:  Zoune Change 16-041 — Amending 47 acres from Single F. amily Residential to Light Industrial at
371'W18DB Tax Lot 100 and 371WI8A Tax Lot 4200.

Dear Medford Planning Commission:

This letter is submitted jointly by Housing L.and Advocates (HLA) and the Fair Housing Council of Oregon

(FHCO). Both HLA and FHCO are non-profit organizations that advocate for land use policies and practices that
ensure an adequate and appropriate supply of affordable housing for all Oregonians. FHCO's concems relate to a
jurisdiction’s obligation to affirmatively further fair housing. Please include these comments in the record for the

above-referenced proposed amendment.

The staff repont relating to this proposal neither mentions nor analyzes the impact of the amendment on the C ity's
Statewide Planning Goal 10 (Goal 10) obligations. Goal 10 requires the city to inventory buildable lands for
residential use and uses this inventory to show that an adequate number of needed housing units can be supported.
The proposed conversion of land zoned as Single Family Residential to Light Industrial certainly implicates Goal
10 because it removes 47 acres from the available housing supply. Removing land from the available housing
supply increases the cost of housing and decreases the flexibility of the type of housing that can be constructed on

remaining land.

HLA and FHCO urge the Commission to decline to adopt the proposed amendment because the staff report failed

to analyze the impact of the proposed amendment on the City’s Goal 10 obligations and the zone change will have
a negative impact on the availability of affordable housing and is incongruent with the City's Goal 10 obligations.

Thank you for your consideration. Please provide written notice of your decision to, FHCO and HLA, c/o Loujse

Dix, at 1221 SW Yamhill Street, #305, Portland, OR 97205.

Sincerely, 7
’ = t
aﬂ&_‘,u_,,(_ &L?ﬂ
Louise Dix Jennifer Bragar
AFFH Specialist President
Fair Housing Council of Oregon Housing Land Advocates

1221 SW Yambhill Street, Portland, Oregon 97205

CITY OF MEDFORD
EXHIBIT# T

-16-041
Page 19 File # 2C-16-0



Planning Commission

Minutes

e

From Public Hearing on May 26, 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 Jim Huber, Planning Director

David McFadden, Vice Chair Kelly Akin, Principal Planner

David Culbertson Kevin McConnell, Deputy City Attorney
Joe Foley Alex Georgevitch, City Engineer

Bill Mansfield Greg Kleinberg, Fire Marshal

Mark McKechnie Terri Rozzana, Recording Secretary

Dustin Severs, Planner I
Commissioners Absent
Jared Pulver, Excused Absence
Tim D’Alessandro, Excused Absence

10. Roll Call

20. Consent Calendar/Written Communications.

20.1 CUP-16-022 / E-16-023 Final Orders for a request of a Conditional Use Permit for
the Kids Unlimited Public Charter School Master Campus Plan to allow for the expansion
of existing facilities; inciuding but not limited to 18,000 square foot multipurpose
building, a two classroom modular building and outdoor athletic field. The Applicant has
submitted an associated Exception Application requesting relief from street side
setbacks, maximum lot coverage, and reduction of public right-of-way for Edwards
Street and Austin Street. The subject site is located west of Riverside Avenue, South of
Edward Street, East of Niantic Street and north of Austin Street. The campus is located
in the SFR-10 (Single Family Residential -10 units per gross acre), MFR-20 (Multiple-
Family Residential — 20 units per gross acre and C-C (Community Commercial) zoning
districts and encompasses approximately 2.8 net acres. (Kids Unlimited of Oregon,
Applicant; Scott Sinner Consulting, Inc., Agent)

Motion: Adopt the consent calendar as submitted.

Moved by: Vice Chair McFadden Seconded by: Commissioner Culbertson

Voice Vote: Motion passed, 6-0.
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30. Minutes
30.1. The minutes for May 12, 2016, were approved as submitted.

40. Oral and Written Requests and Communications. None.

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

50. Public Hearings — Old Business

50.1 PUD-00-116 / CUP-04-109 / LDS-16-045 Consideration of a request for a revision to
Stonegate Estates Planned Unit Development to 1) amend the exterior boundary of the
PUD, 2) revise the Conditional Use Permit to allow riparian encroachments for a multi-
use path, street, bridge, public storm water facilities, and utilities and 3) tentative plat
review of Phases 2B, 2C, and 2D. The project is located on the east side of North Phoenix
Road, north of Coal Mine Road. (Louie & Charles Mahar, Applicants; Richard Stevens &
Associates, Clark Stevens, Agent)

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

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 planned unit development, planned unit development
revision, conditional use permit and the land division criteria and gave a staff report.

The public hearing was opened.

a. Clark Stevens, Richard Stevens & Associates, P. 0. Box 4368, Medford, Oregon, 97501-
0168. Mr. Stevens reported that staff has presented a complete report to the Planning
Commission. The one acre location in the northeast corner of the site the revision
allows the applicant to extend the pedestrian/bike path and build a bridge within the
middle fork of Larson Creek to Stanford Avenue. The bridge will be built during Phase
2B and will tie-in to the Eastgate project to the north.

The amendment will provide modification to Lot 166 and increase the single family
dwelling units by four. The additional lots are the result of the applicant not needing as
big of an area for the storm drainage. There was sufficient area to meet lot depth and
width standards.

The improvements include a portion of the greenway along Larson Creek in Phase 2A
that will be installed this summer along with the improvements along Phase 5. The
applicant is hoping to do two bridges and the planting all in one swoop as the project
develops and completes in Phase 5.
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The applicant has reviewed the staff report and is in agreement with all of the
recommendations and conditions for approval with the exception of the condition made
by the Public Works Department regarding the timing of the bridge for Stanford Avenue
over Larson Creek where it makes the connection to Coal Mine Road. Public Works is
requesting this bridge be constructed with Phase 2C. The applicant is requesting that
the bridge be constructed with Phase 2D. Part of the reason is that the applicant would
have to tie in utilities that will come from the west to develop Phase 2D and then the
applicant can tie in the utilities and the bridge work at the same time.

Currently there are two emergency fire accesses one from Coal Mine Road that
traverses that ties in to Phase 2A. Eastgate has an emergency fire access that goes to
Harbrooke.

As a side note undeveloped land to the east and west are owned by relatives of the
applicant and will need the bridge. The applicant has requested through the Public
Works Department a reimbursement district. It needs to be a condition of approval to
ensure that the applicant is responsible for building that bridge.

Creek View Drive goes out to North Phoenix Road. An additional way out is along
Ashford Way up to Harbrooke to provide a secondary way out. Creek View Drive is not
the only way out of this project. Rutherford Drive will connect to Ashford Way.

Commissioner McKechnie asked does the applicant agree with the conditions from staff
except for the timing of the south bridge construction over Larson Creek? Mr. Stevens
reported that is correct.

Commissioner McKechnie asked if there was 12 acres of land to be dedicated to the
public? Mr. Stevens stated dedicated to the Medford Parks Department. That is part of
the greenway.

Commissioner McKechnie asked when will that take place or has it already taken place?
Mr. Stevens reported that has not taken place. The applicant needs to complete all the
improvements. They will have to install the pathway, irrigation system and the
plantings along with a long term agreement for maintenance. The Medford Parks
Department will have to do an inspection to make sure it is acceptable for their
maintenance program.

Commissioner McKechnie stated that with Phases 2A, 2B and 2C it looks like those
residences have exactly one way to get across Larson Creek without the bridge and
extension of Stanford down to Coal Mine Road. Is that correct? Mr. Stevens stated that
is not correct. The applicant is putting in the bridge on Stanford over the middle fork to
tie into Eastgate which will also tie back into Creek View Drive. There will be two bridge
crossings over the middle fork of Larson Creek.
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Alex Georgevitch, City Engineer, reported that there has been a little back and forth on
which phase to construct the bridge. Originally when Public Works reviewed this they
had no issues with Phase 2D being the final phase for constructing the bridge. As Public
Works did their analysis to finalize their staff report they reviewed the original traffic
analysis for Stonegate and it showed the original development was planning on splitting
the traffic about 50% going down Coal Mine Road and 50% down Creek View Drive.
Public Works requested the applicant construct the bridge as part of Phase 2C. The
applicant worked with Public Works to have Southern Oregon Transportation
Engineering review Creek View Drive. Unfortunately they reviewed Creek View Drive as
a whole not at the intersection of Creek View Drive and North Phoenix Road where
Public Works had their concerns. Public Works has safety concerns and unfortunately
the applicant has not been able to provide Public Works with additional information to
make them recommend anything other than what is in their current staff report to
construct the bridge in Phase 2C.

Mr. Georgevitch also stated that reimbursement districts are a request to the Public
Works Director from the applicant prior to starting construction. The applicant needs to
make sure they make that request to the Public Works Director prior to start of
construction.

Commissioner McKechnie stated that the plans show a major relocation of Coal Mine
Road to tie into a cross intersection of Juanipero Way. Whose responsibility is the
realignment and when will that happen? Mr. Georgevitch reported that the facility is a
higher order street, a collector, so it could be the City’s responsibility over time but
there are no plans for the City to do that work right now. It is primarily developer
driven. Currently approximately a third of it is being realigned with Stonegate Phase 5.
As future development continues the realignment will be completed. Coal Mine Road
goes to North Phoenix Road. There is connectivity regardless of the realignment.

Mr. Stevens reported that the applicant did not look at the intersection of Creek View
Drive. However, they believe Ashford Way can provide an additional way out of the
project to Harbrooke Road. There have been many traffic impact studies on this project
when they did the original Planned Unit Development. It is their belief that the safety
aspects of that intersection could be mitigated.

The public hearing was closed.

Motion: The Planning Commission adopts the findings as presented and adopts the
Final Orders for approval of PUD-00-116 Revision, CUP-04-109 Revision and LDS-16-045
per the second revised staff report dated May 19, 2016, including Exhibits A-1 through
GG and keeping the recommendation from Public Works of the bridge construction
during Phase 2C.

Moved by: Vice Chair McFadden Seconded by: Commissioner McKechnie
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Vice Chair McFadden spoke to the motion stating that he basically agrees with the
applicant that the bridge construction could wait. The difficulty is the intersections.

Commissioner McKechnie reported that he is sympathetic to the developer but it is
important to have a couple of independent ways out of the project. There is nothing
that requires the developer to Phase 2B first and Phase 2C next then Phase 2D. The
developer could essentially do Phase 2D first and move the other direction. It is
reasonable to leave the recommendation.

Voice Vote: Motion passed, 6-0.

50.2 ZC-16-035 Consideration of a request for a change of zone from SFR-00 (Single-
Family Residential, one dwelling unit per existing lot) to SFR-10 (Single-Family
Residential, 10 dwelling units per gross acre) on approximately 2.26 acres located along
the north side of Maple Park Drive approximately 353 feet east of Ross Lane N.
(372W23DD Tax lots 600 & 601) (Ron & Christine Horton, Applicants; Scott Sinner
Consulting, Inc., Agent)

Chair Miranda inquired whether any Commissioners have a conflict of interest or ex-
parte communication they would like to disclose. Commissioner McKechnie disclosed
that Scott Sinner, the agent for the applicant, is his neighbor, but that 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.

Dustin Severs, Planner |l, read the zone change criteria and gave a staff report.

Vice Chair McFadden stated that Mr. Severs did not indicate there would be a return
from Katie May Drive to Maple Park. Is that to be expected and if not is there a block
length that will require that to be done to comply with block length standards? Mr.
Severs stated that the applicant’s intentions during Phase 5 will extend Katie Mae Drive
and creating another minor residential street running north and south that will connect
to Maple Park. Mr. Severs deferred the question to the applicant.

The public hearing was opened.

a. Scott Sinner, Scott Sinner Consulting, Inc., 4401 San Juan Drive, Medford, Oregon,
97504. Mr. Sinner reported that this application meets the requirements of the
Transportation System Plan and Oregon Transportation Rule. It meets the locational
standards and the adequate capacity of Category “A” services that have been
developed. There is a connection that meets all of the applicable criteria for the land
division in an upcoming application.

The public hearing was closed.
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Motion: The Planning Commission adopts the findings as recommended by staff and
directs staff to prepare a Final Order for approval of ZC-16-035 per the staff report
dated May 19, 2016, including Exhibits A through J.

Moved by: Vice Chair McFadden Seconded by: Commissioner Foley
Voice Vote: Motion passed, 6-0.

50.3 ZC-16-041 Consideration of a request for a change of zone from SFR-6 (Single-
Family Residential-6 dwelling units per acre) to I-L {Light Industrial) on approximately
47.14 net acres located east of Corona Avenue, west of Whittle Avenue, and 195 feet
south of Crater Lake Highway 62. (Jackson County, Applicant; Richard Stevens &
Associates, 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.

Dustin Severs, Planner Il, stated that staff received comments from the Fair Housing
Council of Oregon after the agenda packet had been submitted. It was forwarded to the
Planning Commissioners by email. It will be submitted into the record as Exhibit J. Mr.
Severs also stated that the zone change criteria had been read in the previous
application and gave a staff report.

Commissioner McKechnie stated that regarding the submitted letter from the Fair
Housing Council of Oregon it stated that the staff report relating to this proposal neither
mentions nor analyzes the impact of the amendment on the City’s Statewide Planning
Goal 10 obligations. Has staff taken care of that? Kelly Akin, Principal Planner, reported
that Goal 10 is one of the Statewide Planning Goals. The Statewide Planning Goals are
addressed at the time of Comprehensive Plan amendments. When staff did the General
Land Use Plan map amendment last year that is when the analysis was done. It is not a
zoning criterion.

Commissioner McKechnie asked if the Fair Housing Council of Oregon would be able to
appeal the Planning Commission’s decision based on not addressing Goal 10? Ms. Akin
replied they could appeal on that basis since they raised the issue before the Planning
Commission but it is not an approval criterion.

Commissioner McKechnie asked if access to this site is from Whittle Avenue to Crater
Lake Highway or Corona to McAndrews? WMr. Severs deferred the question to the
applicant.
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Commissioner Mansfield asked if all of the development is impaired then why is the
applicant bringing this application forward? Mr. Severs reported that there are types of
developments that could occur. In the applicant’s narrative it mentioned possibly
having a park on the land or for Public Works Department vehicles.

The public hearing was opened.

a. Clark Stevens, Richard Stevens & Associates, P. O. Box 4368, Medford, Oregon, 97501-
0168. Mr. Stevens reported that this application is in compliance with Medford Land
Development Code Section 10.227 and the Comprehensive Plan General Land Use Plan
map designation which is Airport. They are in compliance with the location standards
for the proposed Light Industrial zoning. They are also in agreement with Public Works
conditions for the trip cap stipulation to develop no more than the SFR-6 plus the 249
trips and to develop the sanitary sewer flows consistent with the SFR-6 designation.

A question was raised about access to and from the site. Skypark Drive, Whittle Avenue
and Grandview go to Crater Lake Avenue. Whittle Avenue also goes to Highway 62.
Corona goes to McAndrews. There are multiple ways in and out.

The Airport purchased the property to protect the runway approach. They did not want
homes built on this site due to public safety. It is part of the FAA requirements. One of
the potential uses is a public park. Currently there are no agreements or contracts. It is
just in the discussion phase. Another option is a Public Works facility.

b. Jim Porter, 2352 Whittle Avenue, Medford, Oregon, 97504. Traffic on Whittle Avenue
gets bad when there are things going on at Lava Lanes. If a park is constructed what will
they do with the increased traffic? What will it do to the residents taxes if it is Light
Industrial? He would like for the Airport to keep the residents more informed.

¢. Jess Walls, 2473 Corona Avenue, Medford, Oregon, 97504. He lives across the street
from the open area and is concerned with his view of Roxy Ann. There are a lot of geese
on the wetlands in that area.

d. Courtney Cunningham, 2540 Whittle Avenue, Medford, Oregon, 97504. She is
concerned with the impacts of property values and crime.

e. Jesse Moore, 2516 Whittle Avenue, Medford, Oregon, 97504. How long has this been
zoned single family housing? At one time the project area was going to be a golf course.
Traffic is another concern of his. Are the changes being done because of the new
construction on the road coming off Whittle Avenue and the new road to White City?
He has concerns with the view of Roxy Ann.

f. Thomas Burns, 2440 Whittle Avenue, Medford, Oregon, 97504. He concurs with the
previous testimonies. He also has concerns with the traffic and the viaduct.
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g. Jeanette Gioissi, 2576 Whittle Avenue, Medford, Oregon, 97504. She is concerned
with the impacts of her view, traffic, property values, noise and crime. A park would be
great.

h. Judy Cheatum, 2319 Whittle Avenue, Medford, Oregon, 97504. She has concerns
with the traffic.

i. Chad McComas, 1743 Alcan Drive, Medford, Oregon, 97504. His concern is traffic. It
would be nice to know what the Airport is planning for that area.

j- Bern Case, Rogue Valley International-Medford Airport, 1000 Terminal Spur Road,
Medford, Oregon, 97504. He appreciates that comments that have been made. He
agrees with many of them. The reason they fenced the area was due to safety. They
are anxious to do things that are compatible. Any development plans have to get
reviewed by the City and the County.

Vice Chair McFadden asked if Public Works was up-to-date on the Oregon Department
of Transportation plans? Mr. Georgevitch reported that there was a proposal to take
Hilton to Corona to Highway 62, potentially head east along the north side of this
property. There were several options but none of those moved forward. The current
by-pass that is under construction today has Whittle turning right in and right out. That
will help reduce some of the traffic. Hilton Road to the west where it ties into Poplar is
a right in and right out that was done under another phase of the Highway 62 project.
Northeast of the subject property Highway 62 will be turning off its current alignment
and head north along the old Haul Road alignment to White City. A significant amount
of traffic is intended to use that facility instead of the old Highway 62. The old Highway
62 will become a Medford facility over time assuming the City Council will accept it
through a jurisdictional exchange.

Mr. Stevens reported that some of the concerns from the neighbors were in regards to
access, traffic generation, wetlands, and creeks that are definitely valid. One of the
misconceptions is that the line next to the wetlands is a creek. It is Hopkins canal with
the Rogue Valley Irrigation District. There are wetlands on site. The applicant did a
delineation that has expired. A new one will be required.

The area will not be 100% developed to Light Industrial use. The applicant wants low
density and low impact because of the runway approach. Safety is their utmost
concern.

The applicant did a traffic study that identified the impacts. The subject site will not
create traffic greater than what is already there under the SFR-6 zone. It is the existing
zoning plus 249 trips which is allowed.

It is hard to say what property values will do. Property value is not a criterion.
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Commissioner Culbertson stated that the Airport Master Plan had the runway moving to
the east. Is that correct? Mr. Case stated that the Airport Master Plan calls for a parallel
runway that they are proposing to be no more than 6,500 feet non-instrumented. It
would be an alternate that would give redundancy if they have a gear up landing, snow
removal or construction. Its impact is less due to its length.

Vice Chair McFadden stated that over the years he has heard two or three times this
property has been impacted by an airplane that did not reach the end of the runway. Is
that number true? Mr. Case replied there was a crash landing north of the airport prior
to his tenure. A plane came up short of the runway that landed north of Highway 62
and south of the airport fence.

Commissioner Culbertson asked what was the primary purpose of the airport acquiring
the property? Mr. Case reported that it was for runway protection and safety that has
been discussed. It was also for noise.

Commissioner Culbertson asked why has it changed from then to now? Mr. Case
replied technology.

The public hearing was closed.

Motion: The Planning Commission adopts the findings as recommended by staff and
directs staff to prepare a Final Order for approval of ZC-16-041 per the staff report
dated May 19, 2016, including Exhibits A through J.

Moved by: Vice Chair McFadden Seconded by: Commissioner McKechnie

Vice Chair McFadden spoke to his motion stating there are always concerns with the
location of the property. The applicant has met the criteria for a zone change. Crime
and traffic needs to be handled by the police. Talk to your City Council representative
about issues. Future development of this property will have signs and notifications that
the neighbors will receive. Vice Chair McFadden thanked the audience for coming.

Commissioner McKechnie spoke to the motion stating that having single family
residential right underneath the approach to the airport is a bad idea. This will most
likely be better designed. He does not think this will impact the view like they think it
might. He would like if there is a potential to access Skypark Drive that it be explored
especially if there are industrial users.

Commissioner Foley stated that he appreciated and thanked the audience for coming
and voicing their concerns.

Voice Vote: Motion passed, 6-0.
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50.4 E-16-047 Consideration of a request for relief from the minimum lot area and lot
width requirements for two properties totaling approximately 0.3 acres located at the
southwesterly corner of E McAndrews Road and Court Street within the C-C
(Community Commercial) zone district. (1173 and 1165 Court Street, Tax lots 372W24AC
2300 and 2403) (Court Street Properties LLC, Applicant; Neathamer Surveying, Inc.,
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.

Kelly Akin, Principal Planner, read the exception criteria and gave a staff report. Ms.
Akin noted a correction that when this application was submitted it was scheduled for
the Site Plan and Architectural Commission but they do not have the authority over land
configuration. The findings were not amended to reflect that. The findings note the
Site Plan and Architectural Commission rather than the Planning Commission.

Commissioner McKechnie asked if the businesses were individually owned? Ms. Akin
replied they are currently under single ownership.

The public hearing was opened.

a. Bob Neathamer, Neathamer Surveying, Inc., 3126 State Street, Suite 203, Medford,
Oregon, 97504. Mr. Neathamer stated that the buildings in question are under a single
ownership but have the potential for sale is one of the driving forces for this application.

The public hearing was closed.

Motion: The Planning Commission adopts the findings as recommended by staff and
adopts the Final Order for approval of E-16-047 per the staff report dated May 19, 2016,
including Exhibits A through J and that the findings reflect the Planning Commission and
not the Site Plan and Architectural Commission.

Moved by: Vice Chair McFadden Seconded by: Commissioner Foley
Voice Vote: Motion passed, 6-0.

60. Reports
60.1 Site Plan and Architectural Commission.

Kelly Akin, Principal Planner reported that the Site Plan and Architectural Commission
had no business for their Friday, May 20, 2016, meeting. The meeting was cancelled.

60.2 Report of the Joint Transportation Subcommittee.
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Chair Miranda asked for a volunteer for the Joint Transportation Subcommittee. There
were no volunteers. The item was tabled.

60.3 Planning Department

Kelly Akin, Principal Planner, stated the next Planning Commission study session is
scheduled for Monday, June 13, 2016. There is no business at this time but staff will
keep the Planning Commission informed.

There is business scheduled for the Planning Commission on Thursday, June 9, 2016, and
Thursday, June 23, 2016.

Last week the City Council adopted the code amendment for residential site
development standards of revised setback calculations and lot coverage. They also
updated the Planning Departments fee schedule.

June 2, 2016, City Council meeting the Planning Department does not have any business
for the City Council. The Urban Growth Boundary amendment is scheduled for City
Council on Thursday, June 16, 2016.

70. Messages and Papers from the Chair.

70.2  Chair Miranda reported that placed and the Commissioner's places was an
information sheet regarding ORS 260.432 Quick Referenced — Restrictions on Political
Campaigning for Public Employees. “A public employee” includes public officials who
are not elected, whether they are paid or unpaid (including appointment boards and
Commissions).

80. Remarks from the City Attorney. None.

90. Propositions and Remarks from the Commission. None.

100. Adjournment

The meeting was adjourned at 7:49 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: June 9, 2016
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City of Medford

Planning Department

Working with the community to shape a vibrant and exceptional city

STAFF REPORT

for a type-C quasi-judicial decision: Land Division — Partition

PROJECT Galpin Partition
Applicant: C. A, Galpin
Agent: Jim Zundel

FILE NO. LDP-16-015

TO Planning Commission for June 9, 2016 hearing
FROM Tracy Carter, Planner Il

REVIEWER  Kelly Akin, Principal Planner \“}r -

DATE June 2, 2016

BACKGROUND

Proposal

Proposed tentative plat to create three lots on a 1.04 acre parcel located on the west
side of the intersection of Cedar Links Drive and N Foothill Road, within an SFR-4 (Single-
Family Residential — 4 dwelling units per gross acre) zoning district.

Subject Site Characteristics

Zoning: SFR-4 (Single-Family Residential — 4 dwelling units per gross acre)
GLUP: UR (Urban Residential)
Use: Vacant

Surrounding Site Characteristics

North SFR-4 Single family homes
South SFR-4 Single family homes
SFR-00 Single-Family Residential, 1 dwelling unit per lot
Vacant
East SFR-00 Single family homes
RR-5 County Rural Residential, 5 acre minimum lot size

Single family homes

West SFR-4 Single family homes
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Galpin Partition Staff Report
File no. LDP-16-015 June 2, 2016

Related Projects

PA-15-124 C.A. Galpin Pre-Application

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) 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 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;

(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 {ands within the EFU (Exclusive Farm Use) zoning district.

Page 2 of 5
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ISSUES AND ANALYSIS

Project Summary

The subject site is vacant and undeveloped. The applicant seeks to partition the 1.04
acre site into three separate parcels. All three parcels will have access via a shared
driveway that originates on parcel 1.

Code Compliance

Density

The standard density calculation for the SFR-4 zone is between two and a half and four
dwelling units per gross acre. The permitted density range for the proposed partition is
between three to four dwelling units. The applicant is proposing three parcels (and
three dwelling units), which meets the minimum and does not exceed the maximum
number of dwelling units (Exhibit L).

Lot Standards

All of the proposed parcels meet the lot design standards found in Article V, Site
Development Standards, of the Medford Land Development Code. The proposed shared
driveway serving the development shall be private, and constructed in accordance with
applicable Building and Medford Municipal Codes. The shared access will need to meet
the requirements of MLDC section 10.550 for access standards (Exhibit F).

Street Dedications

The Public Works Department Staff Report identifies Cedar Links Drive as a Major
Collector Street, which requires a total right-of-way width of 74 feet. The developer
shall provide sufficient width of right-of-way for the half street width of a Major
Collector Street, which is 37 feet. The developer’s surveyor shall verify the amount of
additional right-of-way required, which appears to be needed primarily along the
frontage of Parcel 1. Lastly, a 10-foot Public Utility Easement, adjacent to the street
frontage, shall be dedicated along the entire frontage of this development (Exhibit F).

Street Improvements

Per the Public Works Staff Report (Exhibit F), Cedar Links Drive shall be improved to
Major Collector Street standards consistent with MLDC section 10.428, and as currently
proposed will require one street light. The applicant has requested that sidewalks be
placed curb-tight along the frontage of Cedar Links Drive for topographical reasons,
which the Planning Commission has the authority to approve per MLDC 10.501(5). If the
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Planning Commission approves the placement of curb-tight sidewalks, Public Works
recommends that 7-foot sidewalks be constructed.

Storm Drainage

A drainage plan showing the project's impacted site with sufficient information to
determine the direction of runoff to the existing or proposed drainage system, and
showing elevations of the proposed drainage system, shall be submitted with the first
building permit application for approval. The development shall provide stormwater
detention and water quality treatment in accordance with MLDC § 10.481 and 10.729
and in accordance with the Rogue Valley Stormwater Quality Manua! {Exhibit F).

Sanitary Sewer

The site lies within the Medford Sewer service area. Each parcel is to be provided one
service lateral prior to approval of the Final Plat. The developer shall cap any other
remaining unused sewer laterals within the project frontage at the main. A condition of
approval has been included requiring the developer to comply with the Public Works
Staff Report dated May 11, 2016 (Exhibit F).

Water Facilities

The Medford Water Commission (MWC} memorandum identifies neither off-site water
line installation nor on-site water facility construction is required for this development.
All proposed parcels are required to have metered water service prior to approval of the
final plat, and the existing water meters on proposed Parcel 3 are required to be
abandoned. Access to MWC water lines is available to this development via an existing
24-inch water transmission line located within a 50-foot easement across this
development. Lastly, in the event a suitable location for a fire hydrant cannot be found,
the new residences shall be protected with fire sprinkler systems and will require
“Residential Fire Sprinkler Water Meters” to each of the three proposed parcels. A
condition of approval has been included requiring the applicant to comply with the
revised memorandum from the Medford Water Commission dated May 12, 2016
(Exhibit G).

Fire Safety

According to the report from the Medford Fire Department, one fire hydrant will be
required for this project. If a suitable location for a hydrant cannot be found, the homes
shall be protected with fire sprinkler systems in lieu of the fire hydrant. A condition of
approval has been included requiring the applicant to comply with the revised Fire
Department Report dated May 12, 2016 (Exhibit H).
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Galpin Partition Staff Report
File no. LDP-16-015 June 2, 2016

FINDINGS AND CONCLUSIONS

Staff has reviewed the applicant’s Findings and Conclusions (Exhibit E} and recommends
the Commission adopt the Findings as amended. First, the applicant refers to a
minimum access easement to serve the three future parcels. A minimum access
easement is needed when lots do not have street frontage, which is not the case for this
development. The means of access for this development is a shared driveway. Next, the
applicant mentions an Exception request to allow the sidewalks to be curb-tight, an
Exception was never filed or required. The Medford Land Development Code Section
10.501(5) gives the Planning Commission authority to approve modifications to
sidewalks for aesthetic purposes or reasons such as topography or to avoid existing
trees.

RECOMMENDED ACTION

Adopt the findings as recommended by staff and direct staff to prepare a Fina! Order for
approval of LDP-16-015 per the staff report dated June 2, 2016, including Exhibits A
through L.

EXHIBITS

Conditions of Approval dated June 2, 2016

Tentative Plat received April 11, 2016

Conceptual Grading & Drainage Plan received April 11, 2016
Proposed Future Sidewalk Plan received April 19, 2016

Applicant’s Findings of Fact {Land Division — Partition) received April 15, 2016
Public Works Staff Report received May 11, 2016

Revised Medford Water Commission memo received May 12, 2016
Revised Medford Fire Department Report received May 12, 2016
Oregon Department of Aviation email received May 3, 2016
Medford Building Department memo received May 11, 2016
Oregon Department of Transportation email received May 16, 2016
Density Calculation Spreadsheet created May 20, 2016

Vicinity map

TARARS-STIOOTMMONm@P

PLANNING COMMISSION AGENDA: JUNE 9, 2016
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Galpin Partition
LDP-16-015
Conditions of Approval
June 2, 2016

CODE REQUIREMENTS

1. Comply with the Public Works Department Report received May 11, 2016
(Exhibit F);

2. Comply with the revised Medford Water Commission memo received May 12,
2016 (Exhibit G);

3. Comply with the revised Medford Fire Department Report received May 12,
2016 (Exhibit H).
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DocuSign Envelope ID: 21DAAB73-D187-4D6E-€  DED29D3I4C268 RECEIVED
APR 1% 2018
PLANNING DEPT,

FINDINGS OF FACT

BEFORE THE PLANNING COMMISSION FOR THE CITY OF MEDFORD, OREGON:

IN THE MATTER OF AN APPLICATION FOR } FINDINGS OF FACT
LAND DIVISION OF PROPERTY IDENTIFIED AS } AND
T371W16AC TL 800 APPLICANT } CONCLUSIONS

C. A GALPIN } OF LAW

JIM ZUNDEL, AGENT

I BACKGROUND INFORMATION

Applicant: C.A. Galpin
C.A. Galpin, Owner

744 Cardley Ave, Suite 100
Medford OR 97504

Agent: Jim Zundel
744 Cardley Ave, Suite 100
Medford OR 97504

Property: 371W16AC TL 800
C.A, Galpin
3705 Cedar Links Drive
Medford OR 97504
1.04 Acres
Single Family Residential (4} units per acre (SFR-4) City of Medford Zoning
Urban Residential (UR) General Land Use Plan Map Designation

Summary:
This application is submitted to comply with the Land Division Criteria contained within the City of

Medford Land Development Code (MLDC),

1

CITY OF MEDFORD
EXHIBIT #
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FINDINGS OF FACT

The subject property is 1.04 acres within the SFR-4 zoning district.

The property is not in a steep slope area and is not subject to the requirements of the Medford Hillside
Ordinance. The property does not contain any wetland or water features. The street layout proposed is
designed to be consistent with the area’s Circulation Plan and provides circulation opportunities for the
existing and proposed development in the vicinity.

Relevant Approval Criteria

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)

Is consistent with the Comprehensive Plan, and 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 far 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;
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(5) Ifit 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.

Findings in Fact

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

The Tentative Plat submitted with this application has been designed to be consistent with the
Comprehensive Plan, the General Land Use Plan Map {GLUP), Transportation System Plan (TSP), and all
applicable design standards for the proposed public improvements as well as the lot design standards of
the Medford Land Development Code (MLDC), with the approval of the Exception of sidewalk.

The lots established with this plat conform to the standards of the MLDC for length, width, square
footage, lot frontage, and access.

Minimum Access Easement is proposed to service ail three lots. Consistent with 10.450 (1) (¢} An access
way is provided consistent with the standards for access ways in Section 10.454 through Section 10.466.

The Minimum access drive will serve three lots and have a minimum width of twenty (20) feet. The
minimum ot frontage will be twenty (20) feet. The required front yard setback shall be measured from
the lot frontage property line. The minimum driveway throat width shall be determined as per Section
10.550 of the Municipal Code.

The sidewalk will be built curb tight and be contiguous to back of curb in order to be compatible with
the topography of the land where the sidewalk is to be installed. Consistent with 10.501 (5} of the MLDC

Conclusions of law

The Planning Commission can conclude the proposed tentative plat 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;
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Findings in Fact

The Tentative Plat submitted with this application proposed development on the entire parcel.
Properties to the North, South, and West are built in SFR type uses consistent with what is proposed.

Conclusions of law

The Planning Commission can conclude the proposed tentative plat proposed development on the
entire parcel at urban densities and the approval of this plat will not prevent development or access on
adjoining properties.

(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;

Findings in Fact

This is a land division and requires no name.

Conclusions_of law

The Planning Commission can conclude the division name proposed with this application is a unique
name within Jackson County.

(4) If it includes the creation of streets or alleys, that such streets or afleys are faid 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;

Findings in Fact

Minimum Access Easement is praposed to service all three lots. Consistent with 10.450 {1) (¢) An access
way is provided consistent with the standards for access ways in Section 10.454 through Section 10.466.

The Minimum access drive will serve three lots and have a minimum width of twenty (20) feet. The
minimum lot Frontage will be twenty (20) feet. The required front yard setback shall be measured from
the lot frontage property line. The minimum driveway throat width shall be determined as per Section
10.550 of the Municipal Code.

Parking will be prohibited along Minimum Access Drive.
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Cedar Links Drive is designated as a Major Collector Street. No additional Right of way is required.

Conclusions _of law

The planning Commission can conclude the proposed plat is consistent with existing and planned streets
in the vicinity.

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

Findings in Fact

The tentative plat submitted with this application includes a8 minimum access drive. There are no private
streets or alleys proposed with this plat.

Conclusions of law

The Planning Commission can conclude that no streets or alleys are proposed as part of this tentative
plat.

{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.

Findings in Fact

The subject property does not abut any agricultural lands in any agricultural zoning district.

Additional Applicable Criteria

The City of Medford land division application requires a complete application must demonstrate
compliance with the Hillside Ordinance contained in section 10.929 to 10.933.

Hillside Ordinance
10.929 Hillside Ordinance, Purpose: Applicability

Sections 10.929 to 10.933 establish procedural requirements for development on Slopes
in excess of fifteen percent {15%) to decrease soil erosion and protect public safety.
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Sections 10.929 to 10.933 apply in addition to all other requirements set forth by
ordinance. In the case of conflict between Sections 10.929 to 10.933 and other
requirements set forth by ordinance, Sections 10.929 to 10.933 shall govern.

As per referenced section of the MLDC, the site is not within a high slope area and the requirements to
comply with the hillside ordinance requirements, including the constraints analysis do not apply to this
property and the current development application.

The Submission of the Constraints Analysis is not required when the Hillside Ordinance is not applicable.

Conclusions of law

The planning Commission can conclude the application complies with the requirements of compliance
with the submittal requirements contained with the Medford Hillside Ordinance and the requirements
of the relevant section are not applicable to this application.

Application Summary and Conclusions

This application for a land division on the subject property demonstrates compliance with all relevant
sections contained within the Medford Land Development Code.

The lot dimensions and design standards are consistent with the requirements of the SFR-4 zoning
district.

On behalf of the applicant, | respectiully request the approval of the application or Tentative Plat
approval of this Land Division,

Th cusigned by
/wm— M
Ji BeAERRE

Ca Galpin & Associates
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CITY OF MEDFORD

LD Date: 5/11/2016
File Number: LDP-16-015

PUBLIC WORKS DEPARTMENT STAFF REPORT
Land Partition — Cedar Links Drive (Galpin)

Project: Consideration of a request to create three lots on a 1.04 acre parcel.

Location: Located on the west side of the intersection of Cedar Links Drive and N.
Foothill Road, within the SFR-4 (Single-Family Residential — 4 dwelling units
per gross acre) zoning district.

Applicant: C.A. Galpin, Applicant (Jim Zundel, Agent). Tracy Carter, Planner.

The following items shall be completed and accepted prior to the respective events under
which they are listed:

B  Approval of Final Plat:
o Right-of-way, construction and/or assurance of the public improvements in
accordance with Medford Land Development Code (MLDC), Section 10.666
& 10.667 (Items A, B & C)

B Issuance of first building permit for residential construction:
o Construction of public improvements (Items A through E)

B Issuance of Certificates of Occupancy for individual units:
O Sidewalks (Items A2)

A.  STREETS
1. Dedications

Cedar Links Drive is classified as a Major Collector Street, and in accordance with
Medford Land Development Code (MLDC) Section 10.428(3), it requires a total right-of-
way width of 74 feet. The developer shall dedicate for public right-of-way, sufficient
width of land along the frontage of this development to comply with the half width of
right-of-way, which is 37 feet. The Developer’s surveyor shall verify the amount of
additional right-of-way required (appcars to be necded primarily along frontage of
Parcel 1).

P:\Staff Reports\LDP\2016\LDP-16-015 Cedar Links Drive - Galpin Partition\LDP-16-015 - Staff Report-DB.docx Page 1
CITY OF MEDFORD

PUBLIC WORKS DEPARTMENT 200 8. IVY STREET EXHIBIT # EELEPHONE (541) 774-2100

ENGINEERING & DEVELOPMENT DIVISION  MEDF({ 01 File # LDP-16-015 FAX (541) 774-2552
wws page 46 —=REAee
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The Developer shall receive S.5.D.C. (Street System Development Charge) credits for the public
right-of-way dedications on Cedar Links Drive, per the value established by the Medford
Municipal Code (MMC), Section 3.815. Should the developer elect to have the value of the
S.5.D.C. credits determined by an appraisal, a letter to that effect must be submitted to the
City Engineer within 60 working days of the date of the Final Order by the Planning
Commission. The City will then select an appraiser and a deposit will be required as stated
in Section 3.815.

The proposed Shared Driveway shall be private and have a shared access easement for the
benefitting parcels.

Public Utility Easements, 10 feet in width, shall be dedicated along and adjacent to the
street frontage of all three Parcels within this Partition (MLDC 10.471).

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

Cedar Links Drive shall be improved to Major Collector Street Standards per MLDC 10.428.
Previous developments have completed improvements to only a portion of this developments
frontage of Cedar Links Drive. Therefore, along this partially improved portion, the Developer
shall improve the remaining north half to provide a 22-foot half street width. This shall include
saw cutting the existing north 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 Applicant discussed placement of curb-tight sidewalk along the frontage of Cedar Links
Drive within their “Findings of Fact™ and shown on drawing “Proposed Future Sidewalk™. Per
10.501, curb-tight sidewalks may be requested if certain conditions exist and will then be
decided upon by an approving authority (i.e., Planning Commission). If a curb-tight sidewalk is
approved, then Public Works recommends 7-foot wide sidewalks be constructed.

The proposed Shared Driveway shall be private and be constructed in accordance with
applicable Building and Medford Municipal Codes. The shared access will have to meet the
requirements of Section 10.550.

b. Street Lighting and Signage
The Developer shall provide and install in compliance with MLDC Section 10.495,
Based on the preliminary plan submitted, the following number of street lights will be required:
A. 1 —250W HPS street light, conduit and wire to power source {can be fed from
s
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existing lighting circuit located at the intersection of N Foothill Road and
Cedar Links Drive.

Numbers are subject to change if changes are made to the plans. All streetlights shall
installed per City standards and be shown on the public improvement. Public Works will
provide preliminary street light locations upon request. All street lights shall be operating
and turned on at the time of the final “walk through” inspection by the Public Works
Department.

The Developer shall pay for City installed signage required by the development. City installed
signs include, but are not limited to, street name signs, stop signs, speed signs, school signs, dead
end signs, and dead end barricades. Sign design and placement shall be per the Manual on
Uniform Traffic Control Devices (MUTCD). All signs shall be shown on the public
improvement plans and labeled as City installed.

¢. Pavement Moratoriums

There is a pavement cutting moratorium currently in effect along the frontage to Cedar Links
Drive, which is set to expire November 13"', 2019,

d. 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.

e. Access to Public Street System

Cedar Links Drive is a Major Collector Street. Parcels 2 and 3 shall not have direct vehicular
access to Cedar Links Drive, per MLDC Section 10.383. All Parcels will take access off of a
Shared Driveway (private) as shown on Tentative Plat,

f. 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.

3. MLDC Section 10.668 Analysis

To support a condition of development that an applicant dedicate land for public use or provide
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 use or provide public improvements

unless:
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(1) the record shows that there is an essential nexus between the exaction and a
legitimate government purpose and that there is a rough proportionality
hetween the burden of the exaction on the developer and the burden of the
development on public fucilities and services so that the exaction will not result
in a taking of private property for 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
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 recommended herein can be found to be roughly proportional
to the impacts reasonably anticipated to be imposed by this development.

Cedar Links Drive:

The City assesses System Development Charges (SDC’s) to help pay for acquisition of right-of-
way and construction of additional Arterial & Collector street capacity required as a result of
new development. Because a mechanism exists in the form of SDC credit for right-of-way
dedication and street improvements in accordance with Medford Municipal Code (MMC) 3.815
and other applicable parts of the Code, to fairly compensate the applicant, the conditions of
MLDC, Section 10,668 are satisfied.

B. SANITARY SEWERS

The proposed development is situated within the Medford Sewer service area. The
Developer shall construct the necessary public sanitary sewer facilities to City of
Medford standards, and shall provide one separate service lateral to each Parcel prior to
approval of the Final Plat.

m
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The Developer shall cap any other remaining unused sewer laterals within the project frontage at
the main.

C. STORM DRAINAGE

1. Drainage Plan

A drainage plan showing the project’s impacted site with sufficient information to determine the
direction of runoff to the existing or proposed drainage system, and also showing elevations of
the proposed drainage system (if applicable), shall be submitted with the first building permit
application for approval. Any new or reconstructed area catch basins shall meet Department of
Environmental Quality (DEQ) requirements, which include a down-turned elbow and sump.

The Developer shall provide copies of either a Joint Use Maintenance Agreement or a private
stormdrain easement for any stormwater draining onto or from adjacent private property.

All private storm drain lines shall be located outside of the public right-of-way and/or any public
utility easements (PUE).

2. Grading

A comprehensive grading plan showing the relationship between adjacent property and the
proposed development shall be submitted with the building permit application 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,

3. Detention and Water Quality

Stormwater quality and detention facilities may be required in accordance with MLDC Section
10.481 and 10.729.

4. Certification

If applicable, upon completion of the project, and prior to certificate of occupancy of the
building, the developer’s design engineer shall certify that the construction of the stormwater
quality and detention system was constructed per plan. Certification shall be in writing and
submitted to the Engineering Division of Public Works. Reference Rogue Valley Stormwater
Quality Design Manual, Appendix |, Technical Requirements.

5. Mains and Laterals

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.

A storm drain lateral shall be constructed to each parcel prior to approval of the Final Plat.
Easements shall be shown on the Final Plat for storm drain laterals crossing property other
than the one being served by the lateral. If a private storm drain system is being used to

b _____ |
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drain this site, the applicant shall provide a joint use maintenance agreement.

All public storm drain mains shall be located in paved public streets or within easements. All
manholes shall be accessible by paved, all-weather roads. All easements shall be shown on the
Final Plat and the public improvement plans.

6. Erosion Prevention and Sediment Control

All development that disturbs 5,000 square feet or greater shall require an Erosion Prevention
and Sediment Control Plan. Developments that disturb one acre and greater shall require a
1200C permit from the Department of Environmental Quality (DEQ). Erosion Prevention and
Sediment Control Plans shall be submitted to the Building Department with the project plans for
development. All disturbed areas shall be covered with vegetation or properly stabilized prior to
certificate of occupancy.

D. SURVEY MONUMENTATION

All survey monumentation shall be in place, field-checked, and approved by the City Surveyor
prior to approval of the final plat.

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. Construction drawings for public
improvements shall be submitted only for the improvements to be constructed with each

phase. 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
streets, minimum access drives, sanitary sewers, storm drains, and street lights as required by the
Planning Commission’s Final Order, together with all pertinent details and calculations. 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?NavID=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
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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. Construction and Inspection

The Developer or Developer’s contractor shall obtain appropriate right-of-way permits from the
Department of Public Works prior to commencing any work within the public right-of-way that
is not included within the scope of work described within approved public improvement plans.
Pre-qualification is required of all contractors prior to application for any permit to work in the

public right-of-way.
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.

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 by a
professional engineer.

6. System Development Charges

Future buildings in this development are subject to sewer collection and treatment and street
system development charges. These SDC shall be paid at the time individual building permits are
taken out.

This division of land is subject to a storm drain system development charges for the additional
parcels being created thereby. The storm drain system development charge shall be paid prior to
Final Plat Approval.

Prepared by: Doug Burroughs

s R R R ————eaSS—
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SUMMARY CONDITIONS OF APPROVAL

Land Partition — Cedar Links Drive {Galpin)
LDP-16-015

A. Streets

1. Street Dedications to the Public:

= Dedicate additional right-of-way on Cedar Links Drive.
* Dedicate 10-foot Public Utility Easements (PUE) along frontage of all three parcels.

2. Improvements:

a. Public Streets

= Improve the remaining north portion of Cedar Links Drive.
= Construct the Shared Driveway (private).

b. Lighting and Signing
= The Developer shall provide and install in compliance with Section 10.495 of the MLDC.,

c. Other

= Provide soils report.
a  No direct access to Parcels 2 or 3 from Cedar Links Drive.

B. Sanitary Sewer
* Provide a private lateral to each lot.

C. Storm Drainage

= Provide an investigative drainage report.

* Provide a comprehensive grading plan.

* Provide Erosion Control plans as required.

= Provide water quality and detention facilities, as required.
= Provide storm drain laterals to each tax lot.

D. Survev Monumentation
* Provide all survey monumentation.
E. General Conditions

* Provide public improvement plans and drafts of the final plat.
* Building permits will not be issued until after final plat approval.

The above summary is for convenience only and does not supersede or negate the full 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 details on each item 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.

_-T--e— e s e
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MEDFORD WATE

TO:

FROM

BOARD OF WATER COMMISSIONERS

%Y Staff Memo My 1o,
RCOMMISSION By s <018
WG p,
Planning Department, City of Medford EP]:

: Rodney Grehn P.E., Water Commission Staff Engineer

SUBJECT: LDP-16-015

PARCEL ID:  371W16AC TL 800

PROJECT: Consideration of a request to create three lots on a 1.04 acre parce! located on the

DATE:

| have

west side of the intersection of Cedar Links Drive and N. Foothill Road, within the
SFR-4 (Single-Family Residential — 4 dwelling units per gross acre) zoning district;
C.A. Galpin, Applicant (Jim Zundel, Agent). Tracy Carter, Planner.

May 11, 2016

reviewed the above plan authorization application as requested. Conditions for approval and

comments are as follows:

CONDITIONS

1.

The water facility planning/design/construction process will be done in accordance with the
Medford Water Commission (MWC) “Regulations Governing Water Service" and *Standards For
Water Facilities/Fire Protection Systems/Backflow Prevention Devices.”

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.

The existing water meters located on proposed Parcel 3 are required to be abandoned due to their
existing location.

Applicants’ civil engineer shall coordinate with MWC Engineering department for approved location
of Medford Fire Department Conditioned “Residential Fire Sprinkler Water Meters” to each of the
proposed three (3) lots. Applicant/Owner shall also coordinate with MWC engineering department
for payment of abandonment and new meter installation fees,

MWC requires the installation of a State of Cregon approved backflaw device to be installed
behind each water meter for these parcels. New backflow devices shall be tested by an Oregon
certified backflow tester. See MWC website for list of certified testers at the following web link:

htto:/imww. medfordwater org/Page.asp?NaviD=35 .

COMMENTS

. Off-site water line installation is not required.

On-site water facility construction is not required.

MWC-metered water service does exist to this property. There are two (2) "vacant” meter boxes
that served previous homes. {See Condition 3 & 4 above)

4. Access to MWC water lines is available. There is an existing 24-inch water transmission line that is
located within a 50-foot easement across this parcel.
K \Land Development\Madiord Planrungtdp 16015 doex Page "af 1
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LAND DEVELOPMENT REPORT - REVISED DEP]:

LD Meeting Date: 05/11/2016
Report Prepared: 05/04/2016

To: Tracy Carter
From: Greg Kleinberg
Applicant: C.A. Galpin, Applicant (Jim Zundel, Agent). Tracy Carter, Planner
Fite#: LDP -16 - 15

Site Name/Description:

Consideration of a request to create three lots on a 1.04 acre parcel located on the west side of the intersection of
Cedar Links Drive and N. Foothill Road, within the SFR-4 (Single-Family Residential - 4 dwelling units per gross acre)
zoning district; C.A. Galpin, Applicant (Jim Zundel, Agent). Tracy Carter, Planner.

DESCRIPTION OF CORRECTIONS REFERENCE
Requirement FIRE HYDRANTS OFC 508.5

A fire hydrant with reflectors will be required for this project in front of the properties on Cedar Links Drive, If a fire
hydrant cannot be putin, the homes shall be protected with fire sprinkler systems in lieu of the fire hydrant.

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.

CITY OF MEDFORD
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Tracy R. Carter

From: CAINES Jeff <Jeff. CAINES@aviation.state.or.us> R@
Sent: Tuesday, May 03, 2016 10:32 AM 0@
To: Tracy R. Carter / -t %0
Subject: LDP-16-015 - ODA Comment bl% o ;.(7]
(3
)
Tracy: GP?

The Oregon Department of Aviation has reviewed the proposed partition located at the intersection
of Cedar Links Dr & N Foothill Road Map/Tax lot: 371W16AC 800), located approximately 2.2.5 miles
east of the Rogue Valley Airport.

Dues to the site location and that there are already existing structures between the site and the
airport, ODA finds that the proposed partition will not cause a hazard to air navigation. Therefore, no
FAA form 7460-1 will be required to be filed with ODA or the FAA.

Thank you for allowing ODA to comment on this application. If you or the applicant have any
questions please feel free to contact me.

Jeff

Jeff Caines, AICP

Oregon Department of Aviation
Aviation Planner / SCIP Coordinator
3040 25th St SE | Salem, OR 97302
Ofiice; 503.378.2529

Cell / Text: 503.507.65865

Email: Jeff.Caines@aviation.state or.us

HeCONFIDENTIALITY NOTICE*™****

This e-mail may contain information that is privileged, confidential, or otherwise exempt from disclosure under
applicable law. If you are not the addressee or it appears from the context or otherwise that you have received this e-mail
in error, please advise me immediately by reply e-mail, keep the contents confidential, and immediately delete the
message and any attachments from your system.

CITY OF MEDFORD
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To: Tracy Carter, Planning Department
From: Mary Montague, Building Department
cc: C.A. Galpin; Cedarvale Partition
Date: May 11, 2016

Re: LDP-16-015; Ref. PA-15-124

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.or.us Click on “City Departments” 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 to be submitted electronically. Information on the website: www.ci.medford.or.us
Go lo “City Departments” at top of screen; dick on *Building”; click on “ELECTRONIC PLAN
REVIEW {ePlans)" for information.

3. Site Excavation permit required to develop, install utilities.

4. Demo Permit is required for any buildings being demolished. Appears to be done.

5. If Expansive soils are encountered, then a site specific soils geotech report is required by a
Geotech Engineer prior to foundation inspections. The report must contain information on how you

will prepare the lot for building and a report confirming the lot was prepared per their
recommendations.

CiTY OF MEDFORD
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Tracx R. Carter

From: MOREHOUSE Donald <Donald MOREHOUSE@adot.state.or.us>
Sent: Friday, May 13, 2016 4:37 PM RECE
To: Tracy R. Carter %D
Subject: LDP-16-015 May | 2

G
Tracy, DEP]?

Thank you for sending agency notice of a consideration of a request to create three lots on a 1.04
acre parcel located on the west side of the intersection of Cedar Links Drive and N. Foothill Road,
within the SFR-4 (Single-Family Residential — 4 dwelling units per gross acre) 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
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DENSITY CALCULATION FORM

For all residential LDP, LDS, PUD, and AC Application Files

File No. LDP-16-015
Planner Tracy Carter
Date May 20, 2016
GROSS ACREAGE SUBTRACTED ACREAGE DENSITY RANGE
Tax Lot Numbers Large Lots for Existing Development - AC Zoning District SFR-4
371W16ACB00 1.04 AC Reserved Acreage = AC Density Range
AC | |Other! Minimum 2.50
AC - AC Maximum 4.00
AC AC
AC AC No. DU Proposed 3.00
AC AC No. DU Permitted 4,00
o Xisting ROW to Centerfine 0.20_AC AC Minimum 3.10
[l Maximum 4.96
™ 5ross Acres 1.29 AC Subtracted Acres -  AC
fe)) Percentage of Maximum 60.48%
©  ffective Acres (Gross - Subtracted) 1.24
EXISTING R-0-W CALCULATION
LE Width SF Acreage
Cedar Links Drive 283.20 31.50 8,920.80 0.20
(Street Name) - - - -
(Street Name) - - - -
8,920.80 0.20
Ci
' Such as future ROW dedication, resource protection areas, common open space, other dedicalion areas, etc. "Wﬁfﬂﬁ

File # LDP-16-015
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Planning Department

Working with the community to shape a vibrant and exceptional city

STAFF REPORT

for a Type-C quasi-judicial decision: PUD Revision

PROJECT  Stewart Meadows Village PUD Revision
Applicant: KOGAP Enterprises Inc.; Agent: Maize & Associates Inc.

FILE NO. PUD-16-037
TO Planning Commission forJune 9, 2016 hearing

FROM Desmond McGeough, Planner Ili
REVIEWER Kelly Akin, Principal PlannerZQ»

DATE June 2, 2016
BACKGROUND
Proposal

Consideration of a revision to the approved Preliminary PUD Plan for Stewart Meadows Village,
including the incorporation of additional property into the PUD boundary which will result in an
overall PUD area of approximately 77 net acres (87.1 gross acres). The subject site is generally
bounded by Stewart Avenue, South Pacific Highway, Garfield Avenue and Myers Lane and
zoned SFR-6 (Single Family Residential, 6 dwelling units per gross acre), SFR-10 (Single Family
Residential, 10 dwelling units per gross acre), C-C (Community Commercial), i-L {Light Industrial)
and I-G (General Industrial) with the P-D (Planned Unit Development) overlay.

Subject Site Characteristics

Zoning SFR-6, SFR-10, C-C, i-L & |-G with P-D zoning overlay
GLUP UR (Urban Residential), CM {Commercial), G-l (General Industrial}
Use Vacant

Surrounding Site Characteristics

North |-G Southern Oregon Select
South C-C,I-L Vacant, warehouse
EFU Exclusive Farm Use (Jackson County)

Agricultural uses

SFR-00 Single Family Residential, 1 dwelling unit per existing parcel
Residential
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East I-G, C-R Hayes Oil, National Guard Armory, City Park, Walmart, Rogue
Credit Union

Waest C-C,SFR-6 Office uses, Stewart Meadows Golf Course

Related Projects

PUD-06-141 Stewart Meadows Village Preliminary PUD, Zone Change to C-C,
ZC-06-347 I-L and SFR-10 and a 21-Lot tentative subdivision plat.
LDS-06-348

PUD-06-141 First revision to Stewart Meadows Village Preliminary PUD,
2€-09-005 including boundary expansion, and Zone Change increasing C-C
LDS-08-161 zoned property, SFR-10 property, and reducing I-L zoned

property, and revised tentative plat identifying a total of 18 lots
rather 21 lots provided in the 2006 tentative plat submittal.

PUD-06-141 Stewart Meadows Village PUD, second revision for purposes of
amending design of commercial streets within the project.

AC-12-012 Phase 1 of Stewart Meadows Village PUD, Hansen Creek
realignment and landscaping.

AC-14-009 Architectural and landscape design standards for Stewart
Meadows Village.

Applicable Criteria
Planned Unit Development, §10.235(D)

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

1. The proposed PUD:

a. preserves an important natural feature of the land, or
b includes a mixture of residential and commercial land uses, or
c. includes a mixture of housing types in residential areas, or
d includes open space, common areas, or other elements intended for
common use or ownership, or
e. is otherwise required by the Medford Land Development Code.
2. The proposed PUD complies with the applicable requirements of this Code, or
a. the proposed modified applications of the Code are necessary for the

project to be consistent with the criteria in Section 10.235(C)(1)(a-e}, and
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b. the proposed modifications enhance the development as a whole
resulting in a more creative and desirable project, and

C: the proposed madifications to the limitations, restrictions, and design

standards of this Code will not materially impair the function, safety, or
efficiency of the circulation system or the development as a whole.

3. The property is not subject to any of the following measures or if subject thereto
the PUD can be approved under the standards and criteria there under:
a. Moratorium on Construction or Land Development pursuant to ORS
197.505 through 197.540, as amended.
Public Facilities Strategy pursuant to ORS 197.768 as amended.

C. Limited Service Area adopted as part of the Medford Comprehensive
Plan.
4, The location, size, shape and character of all common elements in the PUD are

appropriate for their intended use and function.

5. If the Preliminary PUD Plan includes uses not allowed in the underlying zone
pursuant to Subsection 10.230(D) (8)(c), the applicant shall alternatively
demonstrate that either:

1) demands for the Category “A” public facilities listed below are equivalent
to or less than for one or more permitted uses listed for the underlying
zone, or

2) the property can be supplied by the time of development with the
following Category “A” public facilities which can be supplied in sufficient
condition and capacity to support development of the proposed use:

a. Public sanitary sewerage collection and treatment facilities.

b. Public domestic water distribution and treatment facilities.

c. Storm drainage facilities.

d. Public streets.

Determinations of compliance with this criterion shall be based upon standards
of public facility adequacy as set forth in this Code and in goals and policies of
the Comprehensive Plan which by their language and context function as
approval criteria for comprehensive plan amendments, zone changes or new
development. In instances where the Planning Commission determines that
there is insufficient public facility capacity to support the development of a
particular use, nothing in this criterion shall prevent the approval of early phases
of a phased PUD which can be supplied with adequate public facilities.
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6. 'f the Preliminary PUD Plan includes uses proposed under Subsection
10.230(D)(8){(c), approval of the PUD shall also be subject to compliance with the
conditional use permit criteria in Section 10.248.

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

Revision or Termination of a PUD, §10.245(A)(3)

3. Burden of Proof; Criteria for Revisions: The burden of proof and supporting findings
of fact and conclusions of law for the criteria in Subsections 10.235(D) or 10.240(G), as
applicable, shall be strictly limited to the specific nature and magnitude of the proposed
revision. However, it is further provided that the design and development aspects of the
whole PUD may be relied upon in reaching findings of fact and conclusions of law for the
criterion at Subsection 10.235(D)(5). It is further provided that before the Planning
Commission can approve a PUD Plan revision, it must determine that the proposed
revision is compatible with existing developed portions of the whole PUD.

Conditional Use Permit Approval Criteria, §10.248

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

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

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

Corporate Names

KOGAP Enterprises, Inc. is the owner of this property. The Oregon Secretary of State
Business Registry lists Marvin Hackwell as the Registered Agent and President, and Ann
Istel as Secretary.
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ISSUES AND ANALYSIS

Project History

The Stewart Meadows Village PUD was initially approved in November 2007. The
approved Preliminary PUD plan consisted of approximately 650,000 square feet of retail
and office space, and 297 single family residences and apartment units on 72 acres. The
approval of an associated zone change resulted in a combination of zoning designations:
C-C (Community Commercial), I-L (Light Industrial), and SFR-10 (Single Family Residential
- 10 units per acre) (ZC-06-347). A 21-lot subdivision was also tentatively approved at
that time.

The Planning Commission approved revisions to the PUD in 2009 that included the
realignment of Myers Lane to correctly align with Myers Lane south of Garfield Street,
realignment of Hansen Creek through the project; increasing the overall net acreage of
the PUD to 77.39 acres; adjustments to the cumulative acreages of the underlying
zoning based on master plan design revisions; an improved internal circulation system;
revised phasing plan; and the reduction in the overall number of residential units from
297 to 190, the reduction of the gross retail square footage by 30,595 square feet, and
reduction of the office square footage by 31,629 square feet. The revision also included
a zone change that increased the area zoned SFR-10 by 2.05 acres and C-C by 2.94 acres.
The overall I-L zoned area was reduced by 4.99 acres. A revised tentative subdivision
plat reduced the number of lots from 21 to 18 and reconfigured the interna! public
street system.

A Final PUD Plan for Phase 1 was approved by the Planning Director in May 2012. This
first phase plan approval was for the realignment and restoration of Hansen Creek
through the project. The Site Plan and Architectural Commission approved the
landscaping as required.

In August of 2013, the Planning Commission approved a second revision to the Planned
Unit Development, which amended the design of the commercial streets the internal to
the site. The approved revision did not affect the required right-of-way widths; rather,
it altered the approved the street cross-section design. The purpose of the design is to
provide improved facilities for bicyclists, pedestrians and motorists while treating a
portion of the storm drainage runoff within the right-of-way.

The Stewart Meadows Village Planned Unit Development, approved in November 2007,
contained a condition of approval that delegated authority to the Site Plan and
Architectural Commission (SPAC) for the approval of site plan details for the
development, including landscaping of the common areas and building design.
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In April of 2014, the applicant received approval from the Site Plan and Architectural
Commission of the Stewart Meadows Village Design Guidelines (AC-14-009) to ensure
design elements of the development have a consistent design statement and enhanced
sense of place. The design principles listed were employed in the formation of the
project guidelines: provide a pedestrian friendly and mixed use environment utilizing
Hansen Creek as its centerpiece; provide a sense of community by creating a consistent
design statement and cohesive sense of place; incorporate the built history of the site;
integrate the form and function of the natural environment, maintain the health of
Hansen Creek, and incorporate environmentally sustainable materials and strategies
where feasible.

Project Update

The restoration and realignment of the creek amenity has been completed by the
applicant. The applicant is currently in the process of realigning Myers Lane from
Stewart Avenue on the north to Garfield Street on the south. At the present time, no
buildings have been constructed on site.

The applicant is currently requesting a third PUD revision. A neighborhood meeting to
discuss proposed amendments with the community was held by the applicant on March
16, 2016. Initially, it may be difficult to identify the various changes proposed. The
general configuration of the uses, open space, and circulation patterns remain generally
consistent with the 2009 approved development plan.

Proposed PUD Revision — June 2016

Subsection B of the Applicant’s findings, “Scope, Purpose and Overview of the
Application” (Exhibit B, pg. 2-5), clearly outlines the change requested for the PUD
development at this time. The nine points identified as proposed changes are
summarized below.

Changes to Proposed Uses

The most significant and substantive revision proposed is that of the land use for the
north portion of the PUD along Stewart Avenue. Previous versions of the PUD included a
mixture of “Office Use”, contained within separate buildings, each building being two
stories in height. The proposed plan for this PUD revision, immediately south of Stewart
Avenue, now consists of three buildings. Buildings 10 and 11 are still intended to be
used for general office purposes. The preliminary development plan suggests a
possibility that Buildings 10 and 11 might be constructed as three-story offices;
however, the Applicant’s Table 1 still suggests that they will retain a two story height.
Building 12 is the most significant change to the development overall. The applicant is
proposing 3 three-story, 66,837 square foot medical office building located at the
northeast corner of the site rather than a two story general office building.
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Table 1
Proposed Use and Building Size Changes
Building 2009 Approval_ Proposed Revision
NUmber Use Building Build_lng Use Building Sq. Building
Sq. Ft. | Stories o Slories

10 Ofiice 15,540 2 )| Office 22.400

11 Office 15,540 2 | Office 38,400 2

Medical

12 Office 39,630 2 § Office 66,837 3
13 Office 30,400 2 | Eliminated

H Retall 7.245 2 | Office 7.245 2
32 Retall 21,150 2 | Office 21.150 2
35 _] Retail 13,300 2 | Office 13,300 2
36 Retail 18.640 2 | Office 13,675 2
47 Retail 5,700 2 | Office 9,300 2
48 Retall 23,330 1] Furniture 23,330 1
49 Retail 3,600 2 { Eliminated

50 Retail 4,800 2 { Eliminated

Total 19B,775

These proposed revisions to the PUD do not result in a change in traffic generation.
With the addition of the medical office building and several other amenities, the
applicant has submitted a zone change application to revise conditions of the 2009 zone
change approval regarding traffic mitigation requirements. In order to balance traffic
generation to not exceeded the 2009 traffic generation rate, other adjustments in
building square footages have been made to the plan and are provided in Table 1.

Allow medical office use within in one building of the development

The prime purpose of this revision is to add the medical office building and use. The
medical office use building was not contemplated in the approved 2009 PUD, nor is it a
use that is ordinarily permitted within an I-L zone district. Approval of this application
will allow for the medical office use to be included as part of the uses that are not
typically permitted within a zoning district that may occupy up to 20% of the gross area
of the PUD per Section 10.230(D)(7). As the subject use is within 200 feet of the PUD
boundary, the use is subject to the Conditional Use Permit Criteria, Section 10.249. The
applicant has prepared findings addressing the conditional use permit criteria, which will
be discussed further below.

PUD Boundary Expansion

The original PUD plan for Stewart Meadow Village showed two exception parcels,
located near the northeast corner of the site, adjacent to the railroad tracks. The two
parcels totaling 1.6 acres were previously owned by the Grange Co-operative and Supply
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Association. The applicant has acquired the two parcels, which will be incorporated into
the development plan as a common open space area for the project.

Elimination of Ingmar Drive

As previously proposed, Ingmar Drive was intended to be a short span of public right-of-
way that ran between Myers Lane and Bower Drive. The applicant seeks to eliminate the
public street and replace the alignment with a shared driveway access routed through
the office complex parking field. There is a thoroughly integrated pedestrian path
network that allows pedestrians easily traverse through the parking area to each
building within the complex or to Myers Lane, Stewart Avenue or Bower Drive.

Request modification to the standard design cross section of the Stewart Avenue
sidewalk and landscape strip

The existing sidewalk along Stewart Avenue is presently seven feet wide and located
adjacent to the curb. The standard cross section for a Major Arterial Road includes a
five-foot wide sidewalk separated from the curb by a 10-foot wide landscape planter
strip. The applicant proposes along this segment of Stewart Avenue a 15-foot wide
sidewalk separated from the curb with a 15-foot wide landscape strip, from Myers Lane
to the railroad right-of-way.

Request revisions of the Stewart Meadows Village site design standards.

The applicant received approval of the Stewart Meadows Village Design Guidelines from
the SPAC in 2014. As those design guidelines were deferred to SPAC for consideration as
a condition of approval {and subsequently considered and approved by SPAC), the
applicant requests the Planning Commission delegate authority to SPAC to consider the
revised guidelines. The submittal of the proposed medical office building (AC-16-044)
has been submitted for review of SPAC. The applicant has submitted updated guidelines
with that application for their review and approval. The subject application is currently
scheduled for a public hearing before SPAC on July 1, 2016.

Request inclusion of pedestrian promenade along South Pacific Highway/railroad right-
of-way

The revised Preliminary PUD Plan and Landscape Plan identify a proposed pedestrian
promenade that will extend along the eastern boundary of the PUD from the medical
office building to Garfield Street. The proposed promenade will also link to the
pedestrian pathways extending along the east and west sides of Hansen Creek.

Page 8 of 13

Page 69



Stewart Meadows PUD Revision {2016) Staff Report
PUD-16-037 June 2, 2016

Request revision to the development phasing plan {(Applicant’s Exhibit 4)

The revised Phasing Pian identifies two phases. Phase 2 is located east of Hansen Creek
and includes office, retail and mixed use buildings. Sub-phases are not identified for
Phase 2. Phase 1 includes Hansen Creek and all development located west of Hansen
Creek. Phase 1 is phased into eleven separate subareas. The first phase was the
restoration of Hansen Creek. Subsequent phases generally trend north to south
between Hansen Creek and the east side of the existing Myers Lane alignment. The final
phase is located on the west side of the current Myers Lane alignment.

Additional Considerations

Additional PUD Modifications

1. The first modification has been identified above in the nine significant changes of
the PUD Revision. The applicant is requesting “Medical Office” use to be
permitted within the I-L zoned portion of the PUD as a part of the 20% of gross
area of the PUD that may be occupied by uses other than those permitted in the
underlying zoning district.

2. The second modification request is to eliminate the standard for required street
frontage for the newly added 1.6 acres on the east side of the project. The two
parcels proposed be incorporated into the PUD will be developed as common
open space area. Due to the location of Bower Drive and Hansen Creek, it would
be generally inefficient and difficult to extend a public street to the open space
area as it since it will primarily serve the adjoining office buildings. Additionally,
general access to the open space can be provided through the parking lot areas
and through the on-street parking along Bower Drive, via a short walk on the
creek side pathways.

Future PUD Revisions

The applicant seeks the changes in the other building sizes within the development as to
not impact the number of permitted trips generated by the project and to facilitate the
square footage and trips associated with the medical office building. The applicant has
recently submitted a zone change to address the traffic mitigation requirements
associated with the 2006 zone change. Due to time constraints associated with a
completed building deliverable, and due the many other minor changes sought, the
applicant has proceeded with the proposed changes of identified in this PUD Revision.
However, the applicant also notes that based on results of traffic analysis, and with the
anticipation of a subsequent approval of the zone change application modifying traffic
mitigation, it is their intent to provide a subsequent PUD Revision shortly that will
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increase commercial intensity, residential density and introduce new uses to the
development.

FINDINGS AND CONCLUSIONS

The applicant has provided findings of Fact and Conclusions of Law pertaining to the
PUD Revision that support KOGAP Enterprises, Inc. is the owner of 77 acres of the
vacant real property representing 100% of the Stewart Meadows PUD. Findings
addressing relevant decisional criterial of Section 10.235(D) and 10.248 of the Medford
Land Development Code have also been addressed.

Planned Unit Development Criteria, §10.235(D)

Criterion 1

Based on the Preliminary Development Plan, Applicant’s exhibits and findings, the
Commission can find that Criterion 1 is met. Findings demonstrate that the PUD meets
four of the five items listed in the criteria; the fifth item is not applicable to the subject
PUD Revision. The Stewart Meadows PUD has preserved, and resurrected, an important
natural feature of the land. It also includes a mixture of both commercial and residential
development, contains a mixture of housing types and includes open space and
common areas intended for common use.

Criterion 2

The Commission can find that Criterion 2 is met. The Applicant’s findings demonstrate
that the requested modifications contained in this application are related specifically to
the rational for the PUD, and enhance the development. Proposed modifications do not
impair the function safety or efficiency of the circulation system or development as a
whole.

One of the primary planning purposes of the subject PUD is to create a mixed-use
character of residential, office, retail and community uses. The proposed medical office
building strengthens the diversity of uses provided by development. Overall trip
generation is not effected by the subject application with the proposed square footage
reductions of other buildings within the development.

Regarding the required street frontage modification, as noted above, the open space
area can be reached by pedestrians from many directions by a short walk from the
public street, parking lot or the promenade along the east side. The lack of street
frontage upon the added 1.6 acre open space area would have no material impact on
the subject development.
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Criterion 3

The Commission can find that Criterion 3 is met. The Applicant’s findings identify that
the development is not subject to a moratorium, subject to a Public Facilities Strategy
pursuant to ORS 197.768, or located within a Limited Service area as provided by the
Medford Comprehensive Plan. Staff concurs with this position.

Criterion 4

The Commission can find that Criterion 4 is met. The Applicant’s findings note that the
location size and shape and character of the currently approved common elements have
not changed from the approved 2009 PUD plan, although additional open space has
been added to the development at the terminus of the Hansen Creek greenway
element. Open space areas are connected throughout the entire development and
easily traversed from the pedestrian promenade and Hansen Creek pathways In total
the larger open space amenities comprise approximately 8.5 acres of the project, or
approximately 9.7 percent of the gross area.

Criterion 5

The Commission can find that Criterion 5 is met. The Applicant’s findings analyze and
compare the added Medical Office use with a use that is permitted within the Light
Industrial zone district. Findings demonstrate that that four 6,000 square foot high-
turnover restaurants would have a greater or equal impact to the Category A public
facilities than the 66,837 medical office building. Category A public facilities include the
transportation system facilities, water distribution and treatment facilities, sanitary
sewer collection and treatment facilities and storm drainage facilities.

Findings conclude that the proposed medical office use would generate 29 fewer P.M.
peak hour trips and 711 fewer average daily trips. Impact on the public water
distribution and treatment facilities would be nine times less than an area of high
turnover restaurants. The impact on sanitary sewer collection would be no greater than
the high turnover restaurants and impacts on storm drainage would be equivalent.

Criterion 6

The Commission can find that Criterion 6 is met. The Applicant’s findings address the
Conditional Use Permit Criteria of the Medford Land Development Code for the
implementation of a Medical Office Use within the light industrial zone district and
within 200 feet of the PUD project boundary.

The Applicant’s findings address Criterion 1 of the Section 10.248 which provides the
following:
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(1) The development proposal will cause no significant adverse impact on the
livability, value, or appropriate development of abutting property, or the
surrounding area when compared to the impacts of permitted development that
is classified as conditional.

Based upon Applicant’s findings addressing the impacts of the medical office use with
regard to traffic impacts, right-of-way dedication & improvement, access, noise, lighting
& glare, aesthetics, signage and air pollution, staff finds there is no evidence suggesting
the medical office building will cause significant adverse impact on the liability, value or
appropriate development of abutting property when compact to impacts of permitted
development in the light industrial zoning district.

Criterion 7

The Commission can find that Criterion 7 is not applicable to the subject PUD Revision.
At the present time, a tentative plat for land division of the property has not been
submitted with the PUD Revision; therefore, Criterion 7 is not applicable. The applicant
does intends to submit a tentative plat for the division of property following an
anticipated approval of the forthcoming, fourth PUD Revision.

Conclusions

The application for the revision to the Preliminary PUD Plan of Stewart Meadows Village
meets each of the relevant approval criteria provided in Section 10.235 (D) of the
Medford Land Development Code. Staff has reviewed the applicant’s findings and
conclusions {Exhibit B) and recommends the Commission adopt the applicant’s findings,
and all exhibits contained therein, as presented.

RECOMMENDED ACTION

Adopt the findings as recommended by staff and direct staff to prepare a Final Order for
approval per the staff report dated June 2, 2016, including Exhibits A through F.
Additionally, delegate authority to the Site Plan and Architectural Commission to
consider and approve in the Planning Commission’s name the Revised Design Guidelines
document for Stewart Meadows Village Planned Unit Development and all subsequent
architectural and site plans submitted for the development.

EXHIBITS

A Conditions of Approval
B Applicant’s Findings of Fact and Conclusions of Law, received March 18, 2016
including:
e Revised Preliminary PUD Plan for Stewart Meadows Village PUD
e Revised Preliminary Plan Detail of the Medical Office/General Office Site
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¢ Preliminary Plan showing building use and area revisions
e Revised Phasing Plan
e Table of revised uses and building size
¢ Landscape Plan
e Landscape Plan Detail of medical office building site.
* landscape Plan identifying Conceptual Storm Water Plan
e Jackson County Assessor Map with proposed PUD boundary
e Aerial Photo identifying PUD boundary and adjacent uses
» Existing approved Preliminary PUD Plan for Stewart Meadows Village
(2009)
e Existing Zoning Map of Stewart Meadows Village PUD
e Existing Phasing Plan for Stewart Meadows Village
e Letter from RVTD dated February 16, 2016
e Neighborhood Meeting materials
Public Works Staff Report, received May 11, 2016
Medford Water Commission Memo, received May 11, 2016
Fire Department Report, prepared May 5, 2016
E-mail correspondence from the Oregon Department of Aviation, received May
3, 2016
Vicinity map

mmg N

PLANNING COMMISSION AGENDA: JUNE 9, 2016
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EXHIBIT A
Conditions of Approval

PUD-16-037
Stewart Meadows Village PUD Revision
June 2, 2016

All conditions from the March 26, 2009 approval shall remain in effect except as
amended within the exhibits listed below:

CODE REQUIREMENTS

1. Prior to final plat approval or issuance of building permits, whichever comes first, the
applicant shall:

a. Comply with the report from the Public Works Department, dated May 11, 2016
{Exhihit C);

b. Comply with the report from the Medford Water Commission, dated May 11,
2016 (Exhibit D);

¢. Comply with the memorandum from the Medford Fire Department, prepared
May 5, 2016 (Exhibit E);

d. The applicant shall receive approval of the Revised Design Guidelines document
for Stewart Meadows Village Planned Unit Development by the Site Plan and
Architectural Commission.

CITY OF MEDFORD
EXHIBIT # A
File # PUD-16-037
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RECEIVED

MAR 18 2016
PLANNING DEPT.
FINDINGS OF FACT AND CONCLUSIONS OF LAW
including a
WRITTEN NARRATIVE
BEFORE THE CITY OF MEDFORD
PLANNING COMMISSION

IN THE MATTER OF AN APPLICATION FOR A APPLICANT’S

REVISION TO THE PRELIMINARY PUD PLAN EXHIBIT

FOR STEWART MEADOWS VILLAGE PUD. w“p»

APPLICATION: A revision to the approved Preliminary PUD Plan for
Stewart Meadows Village Planned Unit Development,
including the addition of property, located on a resulting
approximate 77-acre site bounded generally by Stewart
Avenue, South Pacific Highway, Garfield Avenue, and
Myers Lane, within an SFR-6/PD, SFR-10/PD, C-C/PD, I-
L/PD (Planned Unit Development Overlay) zoning district
and a I-G (General Industrial) zoning district.

APPLICANT KOGAP Enterprises, Inc.
P.O. Box 1608
Medford, OR 97501

OWNER: KOGAP Enterprises, Inc., and
KOGAP Manufacturing Co.
P.O. Box 1608
Medford, OR 97501

AGENT: Maize & Associates, Inc.
P.O. Box 628
Medford, OR 97501

A. BACKGROUND AND GENERAL INFORMATION

On November 29, 2007 the Planning Commission approved the original
Preliminary Plan for Stewart Meadows Village Planned Unit Development, a
mixed-use commercial and residential community on the old KOGAP mill site
(File: PUD-06-141), and on March 26, 2009 the Planning Commission
approving an application for a minor revision to that approved Preliminary
PUD Plan that included the addition of two new tax lots into the development
and reconfigured the internal public street system (Exhibit “107.

CITY OF MEDFORD
EXHIBIT# w3 | S



Findings of Fact and Conclusions of Law L ‘Z c

A Final PUD Plan for the development and landscaping of the realigned
Hansen Creek restoration work, running through the PUD was approved by
the Planning Director in May 2012, which is now identified as Phase 1A. The
Hansen Creek restoration work was completed in 2015 and will not be
affected by the proposed revision.

In 2013 the Planning Commission approved a revision to allow for
modifications to the public rights-of-ways within the project, including the
widening of the vehicle travel lanes; increasing the width of the public
sidewalks; and alternating the on-street parking with the landscaped planter
strips. The street-side planter strips will be utilized to treat and detain the
storm water from the adjacent rights-of-way.

In June 2014 the Planning Director approved the Final PUD Plan for Phase 1
that included essentially all of the proposed development west of Hansen
Creek, and also included the architectural and landscape guidelines for the
project. Work commenced in 2015 for the installation of the Phase 1 public
infrastructure, including the realignment and improvement of Myers Lane.

No buildings have yet been constructed in the Stewart Meadows Village PUD.
. SCOPE, PURPOSE, AND OVERVIEW OF THE APPLICATION

The purpose of this application is to make revisions to the Preliminary PUD
Plan, approved in 2009 and revised in 2013. The applicant has filed a separate
application for approval of the Final PUD Plan for the medical office building
site - Phase 1B.

The scope of this application is delimited to the specific revisions and how
those revisions relate to the remainder of the approved PUD.

The proposed revision consists of the following elements.

1. Change the size, configuration, and uses in several buildings.

The table below shows the changes to buildings and uses for the 2009
approval and the proposed revision. All other building and uses will
remain the same in size and use.

Preliminary and Final PUD Plan Revisions 5
KOGAP Emerprises, Inc., Applicant

March 18, 2016
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Table 1
Proposed Use and Building Size Changes

Building 2003 e.l;;provala — Prgp;::_ed I;evision -
uildin uilding uilding Sq. vilding

Number | use | g 09| goriae | Use Ft Stories
10 Qfiice 15,540 2 | Office 22,400 2
11 Office 15,540 2 | Office 38,400 2

Medical

12 Office 39,630 2 | Office 66,837 K|
13 Office 30,400 2 | Eliminated
H Retail 7,245 2 | Office 7,245 2
32 Retail 21,150 2 | Office 21,150 2
35 Retail 13,300 2 | Office 13,300 2
36 Retail 18,540 2 | Office 13,675 2
47 Retail 5,700 2 | Office 9,300 2
48 Retail 23,330 1 | Furniture 23,330 1
49 Retail 3,600 2 | Eliminated
50 Retail 4,800 2 | Eliminated

Total 198,775 ] 215,637 |

The primary building and use change is the addition of the 66,837 square
foot medical office building (Building No. 12) to the PUD. In conjunction
with the addition of the medical office building, as well as several other
amenities, the applicant has submitted a separate zone change application
to revise conditions of the 2009 approval regarding traffic mitigation. In
order to balance the traffic generation so as not to exceed the 2009 traffic
generation rate, the other adjustments shown in Table 1 were made. A
major revision to increase the commercial intensity and the residential
density, as well as the addition of uses has been incorporated into another
PUD application that will follow on the heels of the subject application.

2. Include medical office uses within one of the buildings.

As mentioned above, the prime purpose of the revision application is to
add the medical office building and medical use to the PUD. Its location
adjacent to the Stewart Avenue/Highway 99 intersection will be an
important initial use for the development that will provide a base for the
future supporting businesses and residences. Because the medical office
building is located in a I-L zone where it is not ordinarily a permitted use,
the applicant has addressed required provisions within this document that
allows for its use.

An application for the Site Plan and Architectural Commission (SPAC)
review of the proposed medical office building site (Phase 1B) has been
submitted to the City, and although Section 10.230(F) provides that PUDs
are exempt from SPAC review, the applicant requests that the Planning
Commission under Section 10.230(G) delegate its authority to the SPAC
to approve the medical office building site elements in its name.

Findings of Fact and Conclusions of Law <
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3. Include two adjoining parcels into the Stewart Meadows Village PUD.

As shown on the Assessor’s Map and Revised Preliminary PUD Plan, two
adjacent parcels totaling approximately 1.6 acres that were previously
owned by the Grange Co-Operative Supply Association will be
incorporated into the development as a common open space area.

4, Allow the height of the buildings within the PUD to be regulated by the
standards of the Land Development Code.

The 2009 approval included stipulations made by the applicant regarding
the maximum height of each building type. The applicant in the proposed
revision has included the number of building stories, but requests that the
maximum height of those buildings be regulated by the building height
standards of the Land Development Code for the underlying zone. The
maximum building height for the Single-Family Residential zones are 35
feet, and 85 feet in the Community Commercial and Light Industrial
zones, except within the commercial and industrial zone there is a
maximum height of 35 feet if the structure is within 150 feet of a
residential zone.

5. Eliminate Ingmar Drive.

The short public street will be eliminated and replaced with vehicular
access driveways.

6. Modify the design of the Stewart Avenue sidewalk and landscape strip.

The existing Stewart Avenue sidewalk, which is presently adjacent to the
curb will be replaced with a design that includes a 15-foot wide sidewalk
separated from the curb by an approximate 15-foot landscaped planter
strip.

7. Modification of the Stewart Meadows Village site desien standards.

The applicant proposes to modify the Stewart Meadows Village design
guidelines that were approved by the Site Plan and Architectural
Commission (SPAC) in 2014. As those design guidelines were originally
approved by the SPAC, the applicant requests that the Planning
Commission, as provided for in Section 10.230(F), delegate the authority
to approve those design guideline modifications to the SPAC. An
application for approval of the medical office building and site has been
submitted for their review and approval that includes the design guideline
modifications.

\\6” ._{ OG LDS
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8. Include a pedestrian promenade along South Pacific Highway.

The Revised Preliminary PUD Plan and Landscape Plan illustrate the
addition of the pedestrian promenade design running from the Stewart
Avenue sidewalk, south between the medical office building and the
railroad right-of-way to the new open space area, and will eventually
extend to the southern portion of the development.

9. Change the phasing plan.

The applicant proposes a phasing plan to divide the existing Phase 1 into
several sub phases as shown on the Revised Phasing Plan (Exhibit “4”) of
this document.

C. PROCEDURE AND SUBMITTAL REQUIREMENTS - FINDINGS OF
FACT AND CONCLUSIONS OF LAW

PRELIMINARY PUD PLAN APPLICATION PROCEDURES - SECTION
10.235

A. Neighborhood Mecting Requirement. To ensure neighborhood knowledge of
proposed development and to provide an opportunity for direct communication,
the applicant shall present the development proposal at a neighborhood meeting
prior to submitting the land use application to the City Planning Department.
The applicant shall arrange and conduct the neighborhood meeting. City staff
need not atiend. Attendees shall be asked to sign a signature sheet and provide
their mailing address. Attendance at the neighborhood meeting does not give an
attendee legal standing for appeal,

1. The presentation ar the neighborhood meeting shall include at a minimum
the following:

a. A map depicting the location of the subject property proposed for
development; and,

b. A visual description of the praoject including a tentative site plan,
tentative subdivision plan and elevation drawings of any structures, if
applicable; and,

¢. A description of the nature of the proposed uses and physical
characteristics. including but not limited 1o, sizes and heights of
structures. proposed lot sizes, densitv.; and,

d. Adescription of requested modifications to code standards.

e.  Notification that attendance at the neighborhood meeting does not give
legal standing to appeal to the City Council. the Land Use Board of
Appeals. or Circuit Court,

v g
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2. It shall be the responsibility of the applicant 1o schedule the neighborhood
meeting and provide adequate notification of the meeting. The applicant
shall send mailed notice of the neighborhood meeting to the owners of no
lesy than seventy-five (73) of the nearest tax lots regarding the neighborhood
meeting. If seventy-five (73) tax lots are not located within two-hundred
(200) feet of the exterior boundary of the PUD. the notification area shall be
extended by successive fifiy (30) foot increments, until a minimum of seventy-
five (73) tax lots are included in the notification area. The owners of all tax
lots within the extended notification shall receive written notice, therefore,
noticing of more than seventy-five (73) tax lots may be required. In addition
to the affected property owners, the applicant shall also provide notice to the
City Planning Department. The applicant shall use the Juckson County Tax
Assessor's propertv owner list from the nost recent properiy tax assessment
roll. The notice shall be mailed a minimum of fifteen (13) davs prior to the
neighborhood meeting which shall be held in Medford on a weekday evening.
A certificate of mailing attesting to the date of mailing and the name and
signature of the agent responsible for mailing said notices shall be prepared
and submitted to the Planning Department in uccordance with the materials
identified in Section 10.235 (BN7). The notice for PUD neighborhood
meeting shall include:

a. Date, time and location of the neighborhood meeting: and,

b. A briefwritten description of the proposal: and,

¢.  The location of the subject property, including address (if applicable),
nearest cross streets and any other easily understood geographical
reference, and a map (such as a tax assessor’s map) which depicts the

subject property.

Findings of Fact

The required neighborhood meeting was held at the KOGAP Enterprises. Inc.
conference room located on the 2" floor at 115 Stewart Avenue on
Wednesday, March 16, 2016 at 6:00 p.m. Materials were sent in advance to
the requisite group of property owners as specified in Section 10.235(A) of
the Land Development Code.

Copies of all material required to be submitted including meeting records have
been identified as Exhibit “14~,

Conclusions of Law

The Planning Commission concludes that the requisite neighborhood meeting
was held in conformance with the standards of Section 10.235(A), and the
requirements for a neighborhood meeting have been met.

"o of uS
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REVISION OR TERMINATION OF A PUD - SECTION 10.245
- RELEVANT PROVISIONS

Revision of a Preliminary or Final PUD Plan: The expansion or modification of

a PUD approved under earlier PUD ordinances of the City or the revision of a
Preliminary or Final PUD Plan shall follow the same procedures required for
initial approval of a Preliminary PUD Plan in this Section, provided:

I3

Applicant for Revision; Filing Materials; Procedures: An application to
revise an approved PUD Plan shall be on forms supplied by the City. The
application form shall bear the signature of the owner(s) who control a
majority interest in more than fifty percent (30%) of the vacant land covered
by the approved PUD and who are also the owner(s) of land and
improvements within the PUD which constitute more than fifty percent (50%)
of the total assessed value of vacant portion of the PUD. For changes
deemed by the Planning Director to be minor but not de minimis, the
Planning Director shall exercise appropriate discretion under Section
10.235(B) to limit or waive the submittal of filing materials deemed to be
excessive, repelitive or unnecessary based upon the scope and nature of the
proposed PUD revisions. PUD revisions shall follow the same procedures
used for initial approval of a Preliminary PUD Plan.

Findings of Fact

The subject application includes the signatures of an authorized
representative  of KOGAP Manufacturing Company and KOGAP
Enterprises, Inc., as evidenced by the signatures on the Property Owner
Consent Forms (Exhibit “15™). As shown in Table 2 below, those two
entities own approximately 73 acres of vacant real property, representing
100 percent of the vacant land within the Stewart Meadows Village PUD.

Table 2

Summary of Vacant Acreage Within Stewart Meadows Village PUD

(revised boundary with newly created lots shown in italics)

Vacant Tax Owner Vacant Value of Vacant

Lots Acreage | Acreage (RMV)
200 KOGAP Manufacturing Co. 2.50 $657,490
1000 KOGAP Enterprises, Inc. 7.25 390,090
1001 KOGAP Enterprises, Inc. 4.22 227,080
2000 KOGAP Manufacturing Co. 0.98 206,580
2190 KOGAP Enterprises, Inc. 0.17 55,070
2300 KOGAP Enterprises, Inc. 0.63 141,260
2501 KOGAP Enterprises, Inc. 5.44 1,352,860
2500 KOGAP Enterprises, Inc. 13.65 474,950
2800 KOGAP Enterprises, Inc. 3.52 740,590
2802 KOGAP Enierprises, Inc. 8.54 1,573,970
4000 KOGAP Enterprises, Inc. 24,79 4,188,190
2100 KOGARF Enterprises, Inc. 1.21 254,580
2200 KOGAP Enterprises, Inc. 0.39 96,460
Totals 73.29 $10,359,150

Jackson County Assessor Map Acreages & 2013/16 RMV Values
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Those signatures also represent ownership of land within the currently
approved PUD boundaries representing, as shown on Table 3, a value of
$11,324,430 of vacant and improved property. That value is 109 percent
of the value of the current vacant acreage within the PUD’s boundary.

Table 3
Summary of Land and Improvement Valuation Within All Parcels Within
Stewart Meadows Village PUD

(revised boundary with newly created lots shown in italics)

Value of Vacant and
Ui oL Improved Land (RMV)
200 KOGAP Manufacturing Co. $657.490
a00 KOGAP Enterprises, Inc. 447,170
1000 KOGAP Manufacturing Co 390,090
1001 KOGAP Enterprises, Inc. 227,060
2000 KOGAP Manufacturing Co 206,580
2190 KOGAP Enterprises, Inc. 55,070
2300 KOGAP Enterprises, Inc. 141,270
2500 KOGAP Enterprises, Inc. 474,950
2501 KOGAP Enterprises, Inc. 1,352,860
2800 KOGAP Enterprises, Inc. 740,950
2802 KOGAP Enterprises, Inc. 1,573,970
3900 KOGAP Enterprises, Inc. 517,740
4000 KOGAP Enterprises, Inc. 4,188,190
2100 KOGAP Enlerprises, Inc 254,580
2200 KOGAP Enterprises, Inc. 96,460
Total $11,324,430

Jackson County Assessor 201316 RAV Values

Congclusion of Law

The Planning Commission concludes that the subject application includes
the signatures of owners who control a majority interest in more than fifty
percent (50%) of the vacant land covered by the approved PUD. The
Planning Commission also concludes that the signatures represent the
owners of land and improvements within the PUD which constitute more
than fifty percent (50%) of the total assessed value of vacant portion of the
PUD and, therefore the application for revisions to the Stewart Meadows
Village PUD can be accepted and reviewed by the City.

The applicant understands the proposed revision is not considered as a de
minimus revision since it is not small or miniscule, and includes at least
one modification of a standard of the Code. Accordingly, the subject
application includes all necessary material required of a Preliminary PUD
application, including Findings of Fact and Conclusions of Law, which
address the decisional criteria in Section 10.235(D), subject to the
Planning Director’s discretion to limit or waive materials that are
unnecessary.

‘ <
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2. Consolidated Procedure: At the discretion of the Planning Director,
revisions to an approved PUD Plan may be consolidated into a single
procedure, the effect of which will be the approval of both a Preliminary
PUD Plan and Final PUD Plan by the Planning Commission.

Findings of Fact

The applicant has not included a request for a consolidated Final PUD
Plan approval. An application for the Final PUD Phase 1B will be
submitted separately.

Conclusion of Law

The Planning Commission concludes that a Final PUD application is not
being made with this application and therefore, findings have not been
submitted addressing the approval criteria of Section 10.240(G).

3. Burden of Proof; Criteria for Revisions: The burden of proof and supporting
Sindings of fact and conclusions of law for the criteria in Subsections
10.235(D) or 10.240(G), as applicable, shall be strictly limited to the specific
nature and magnitude of the proposed revision. However, it is further
provided that the design and development aspects of the whole PUD may be
relied upon in reaching findings of fact and conclusions of law for the
criterion at Subsection 10.235(D)(5). It is further provided that before the
Planning Commission can approve a PUD Plan revision, it must determine
that the proposed revision is compatible with existing developed portions of
the whole PUD.

Findings of Fact

The Findings of Fact and Conclusions of Law addresses the criteria for a
Preliminary PUD Plan in Section “G” below.

The following Findings of Fact and Conclusions of Law address the
specific revision to the Stewart Meadows Village PUD, and will be strictly
limited to the specific nature and magnitude of the proposed revision. The
design and developmental aspects of the whole PUD will be relied upon in
reaching findings of fact and conclusions of law for the criterion at Section
10.235(D)(5). The Planning Commission further concludes that it will
determine that the proposed revision is compatible with existing portions
of the whole PUD in Section “G” of this document.

D. WRITTEN NARRATIVE FOR THE PUD

Section 10.235(B)(3) of the Land Development Code requires that a rationale
description of the PUD be submitted, including the following six aspects.

-
Findings of Fact and Conclusions of Law \"& . q O‘G bﬁ
Preliminary ond Final PUD Plan Revisions
KOGAP Enterprises, Inc., Applicant
March 18, 2016
Page 9 of 33

Page 84



a. The rationale for planning Stewart Meadows Village as a PUD,

The rationale for planning Stewart Meadows Village as a Planned Unit
Development has not changed from the original 2007 application and the
subsequent 2009 approval by the Planning Commission. The primary
purpose has been, and remains to be one that establishes a pedestrian-
oriented development with a mix of residential and commercial uses,
providing a variety of residential housing types, including commercial
offices and retail uses to serve its neighborhoods. The purpose and intent
statement found in Section 10.230(A) for Planned Unit Developments
underscores the PUD’s approach to provide for the flexibility and
imaginative urban development that would otherwise not be possible
under the strict provisions of the Code. The language continues to
emphasize the PUD’s ability “to promote more efficient use of urban land
and wrban services while protecting natural features creating common
open space, promoting the development of transit-oriented design along
designated transit corridors and within designated transit-oriented
development (TOD) areas, and encouraging a mixture of land uses and
housing types that are thoughtfully planned and integrated.”

The proposed revision will add benefit to the already-approved plan by
adding a large medical office building that is strategically located to
promote its use near an adjacent future transit stop on Stewart Avenue.
The Rogue Valley Transit District has recommended that a bus stop be
provided along the Stewart Avenue frontage that will further the
availability of the PUD development to transit participants (Exhibit “13™).
An additional bus stop facility has been planned along Garfield Avenue.

b. The nature, planned use. future ownership and method of perpetual
maintenance of land to be lefi in natural or developed open space or

which will be held in common ownership.

An important tract of land within Stewart Meadows Village PUD that will
be left in a “natural state” consists of the area that includes and is adjacent
to Hansen Creek. This area, which has been restored by the applicant, will
be retained as common area and will be perpetually maintained in a
natural or near-natural state by an association of property owners.

An approximate one-acre open space is being included with the new
property being added to the PUD that will be developed as a small
landscaped park area. In addition, the medical office building promenade
provides a wide public pedestrian walk connecting the Stewart Avenue
sidewalk with the park area and the southern reaches of the development.

Other extensive open areas throughout the PUD will be maintained either
by an association of property owners, or by individual property owners.

-~
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The proposed revision will not change the nature, planned use, ownership,
or maintenance of any of the open or common spaces.

¢. Listing of all modified applications of the Code that are proposed. with a
brief explanation which covers_the nature of. extent of, and reason for

each modification.

The specific standards of the Code that are being proposed to be modified
are listed below with a brief explanation and reason for each the
modifications. A more, complete discussion follows in Section “G”,

1. Allow Medical Office uses within the I-L-zoned portion of the PUD,
as shown on the Revised Preliminary PUD Plan, as a part of the
provision that up to 20 percent of the gross area of the PUD may be
occupied by uses not permitted in the underlying zoning district.
[10.230(D)(7c)].

The current Preliminary PUD Plan approval includes an approximate
40,000 square foot, 2-story general office building (Building No. 12)
at the Stewart Avenue/Highway 99 intersection. The reason for the
proposed request is to allow the medical office use that is appropriate
and compatible within the multi-use development. Its location at the
intersection of two Major Arterial streets will provide a pedestrian
access to a proposed transit stop near the intersection. The applicant
has addressed the requisite conditional use permit findings in Section
“G” of these findings.

2. Allow the property that is newly added to the PUD to not have
frontage on a street. [10.230(D)(4)].

The two adjacent parcels that are being incorporated into the PUD are
proposed to be developed as a common open space area that may be
located on a separate tax lot once a tentative plat has been submitted
and approved. Because of the location of Bower Lane, it is
impossible, or extremely awkward to provide the required 70 feet of
the frontage on a public street. Adequate access by vehicles,
pedestrians and bicycles will be sufficiently provided, without having
to provide actual right-of-way frontage.

d. Ifone or more signs are intended to vary firom the provisions of this Code.
then a detgiled plan for_all signs which require a sien permit shall be
submittedThe sign plan shall specify the size, number, tvpe. heieht and
location of all signs which require a sign permit and shall clearly indicate
all proposed modifications.

44
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The applicant intends to submit a sign program for the PUD as part of a
future application. All signs within the PUD which require a permit will
abide by standards of the Land Development Code until such a sign plan is
approved.

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

The anticipated development schedule for Stewart Meadows Village PUD,
is shown below, with the phase boundaries shown on Exhibit “4”. The
applicant proposes that as a phased PUD, the expiration of the Preliminary
PUD Plan be administered as provided for in Section 10.240 of the Land

Development Code.,

Table 4
Development Schedule for Stewart Meadows Village PUD

Approximate
le;:e Devel:l’:grsneental Type of Development Conl':l}pletion
ate
Hansen Creek Realignment and
1A 1 Restoration 2015
1 2 West Side* Street/Utility Construction 2016
1B 3 Medical Office Building 2017
2 4 East Side* Street/Ulility Construction 2018
1C, 1D 4 Office Development 2018
2 5 Common Open Space Area 2018
1E, 1F 6 Residential / Commercial Development 2018
1G,1H 7 Residential Development 2019
1 B Residential / Commercial Development 2019
Lifestyle West
1J 9 (retail/residentialloffice/retail) 2020
2 10 Lifestyle East (retail/office) 2021
2 11 Office Development 2022
2 12 Fountain Court Shops (retail) 2024

* west and east sides of Hansen Creck

S The gross acreage devoted to the various land uses and housing types.

Table §
Proposed Land Uses and Housing Types - Approximate Gross Acreages

. 2009 Proposed
Land Use/Housing Type Approval Revision
Senior Multi-Family Apartments 2.6 2.6
Senior Mulli-Family - Clusler Coltages 13.1 13.1
Ground Floor Relail with Residential Above 3.9 3.9
Ground Floor Retail with Offices Above 6.6 6.6
Office Buildings 18.5 12.8
Ground Floor Offices with Residential Above 5.8 5.8
In-Line Retait 26.8 26.8
wp ! {
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Community Spaces 3.5 3.5
Medical Office Buildings 0 5.7
Comman Open Space Areas 6.3 8.5

E. RELEVANT APPROVAL CRITERIA FOR PRELIMINARY PUD
PLAN REVISION

REVISION OR TERMINATION OF A PUD - SECTION 10.245

A. Revision of a Preliminary or Final PUD Plan: The expansion or modification of a
PUD approved under earlier PUD ordinances of the City or the revision of a
Preliminary or Final PUD Plan shall follow the same procedures required for
initial approval of a Preliminary PUD Plan in this Section, ...

APPROVAL CRITERIA FOR PRELIMINARY PUD PLAN - SECTION
10.235

D. The Planning Commission shall approve a Preliminary PUD if it concludes that
compliance exists with each of the following criteria:

1.

Findings of Fact and Conclusions of Law
Preliminary and Final PUD Plan Revisions
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a.

The proposed PUD:

preserves an important natiral fearure of the land, or

includes a mixture of residential and conmercial land uses, or

includes a mixture of housing types in residential areas, or

includes open space, common areas, or other elements intended for
comimon use or ownership, or

is otherwise required by the Medford Land Development Code.

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

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

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

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

The property is not subject to any of the following measures or if subject

thereto the PUD can be approved under the standards and criteria
thereunder:

KOGAP Enterprises, [nc., Applicant
March 18, 2016
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a. Moratorium on Construction or Land Development pursuant to ORS
197 505 through 197 540, as amended.

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

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

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

5. If the Preliminary PUD Plan includes uses not allowed in the underlying
zone pursuant to Subsection 10230(DN7)(c), the applicant shall
alternatively demonstrate that either: 1) demands for the Category "A"
public facilities listed below are equivalent 10 or less than for one or more
permitted uses listed for the underlying zone, or 2) the property can be
supplied by the time of development with the following Category "A" public
Jacilities which can be supplied in sufficient condition and capacity to
support development of the proposed use:

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

c. Storm drainage facilities.
d. Public streets.

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

6. If the Preliminary PUD Plan includes uses proposed under Subsection
10230(D)(7)(c), approval of the PUD shall also be subject to compliance
with the conditional use permit criteria in Section 10.248.

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

F. APPLICANT’S SUBMITTALS

Exhibit 1 Findings of Fact and Conclusions of Law, including Written
Narrative

Exhibit 2 Revised Preliminary PUD Plan for Stewart Meadows Village PUD

Exhibit 2.1Revised Preliminary Plan Detail of Medical Office/Office Site
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Exhibit 3 Preliminary Plan showing Building Use and Area Revisions
Exhibit 4 Revised Phasing Plan
Exhibit 5 Table of Revised Uses and Building Sizes
Exhibit 6 Landscape Plan
Exhibit 6.1 Landscape Plan Detail of Medical Office Building Site
Exhibit 7 Landscape Plan showing Conceptual Storm Water Plan
Exhibit 8 Jackson County Assessor Map showing the PUD boundary and
parcels being added to the PUD
Exhibit 9 Aerial Photo showing PUD and Adjacent Uses
Exhibit 10 Existing (2009) Preliminary PUD Plan for Stewart Meadows
Village PUD
Exhibit 11 Existing (2009) Zoning Map of Stewart Meadows Village PUD
Exhibit 12 Existing (2009) Phasing Plan for Stewart Meadows Village
Exhibit 13 Letter from RVTD dated February 16, 2016
Exhibit 14 Neighborhood Meeting Materials
Certificate of Mailing
Verification of Neighborhood Meeting Form
Set of Neighborhood Notification Materials
Signature Sheet from Neighborhood Meeting
Exhibit 15 Owner Application Consent Forms

G. FINDINGS OF FACT AND CONCLUSIONS OF LAW ADDRESSING
RELEVANT APPROVAL CRITERIA

This section includes findings, showing how the proposal meets the decisional
criteria of Sections 10.235 and 10.245.

The Planning Commission has considered the following facts, which are
fundamental in making their decision regarding the subject application.

RELEVANT DECISIONAL CRITERIA

APPROVAL CRITERIA FOR PRELIMINARY PUD PLAN - SECTION 10.235

D. The Planning Commission shall approve a Preliminary PUD if it concludes that
compliance exists with each of the following criteria:

Criterion No. |

1. The proposed PUD:

preserves an important natural feature of the land, or

includes a mixture of residential and commercial land uses, or

includes a mixture of housing types in residential areas, or

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

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

o oo
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Findings of Fact

a. Years ago, Hansen Creek, a natural, seasonal tributary of Crooked
Creek was placed underground for a portion of its traverse through the
KOGAP mill facility. As part of the PUD development, plans were
prepared by the property owner for the realignment, restoration, and
rehabilitation of Hansen Creek from its entry point into the PUD along
Garfield Avenue, to its exit point at the Grange Co-op property near
the northeast corner of the development.

The Planning Commission and the Site Plan and Architectural
Commission approved the extensive rehabilitation, and after a long
agency review, the creek restoration, including landscaping and
irrigation was completed in 2015.

b. The revised Preliminary PUD plan includes 242 residential dwelling
units, with 62 of those dwelling units being in mixed-use buildings
with either offices or retail uses. The PUD also includes
approximately 500,000 square feet of commercial uses and 13,500
square feet of community use buildings. The proposed revision will
continue to include both the residential and commercial land uses.

c. Stewart Meadows Village PUD provides a mix of housing types,
including senior multi-family apartments and cluster cottages, as
shown on Exhibits “2” and “5”, in addition to the 62 dwelling units
that share buildings with retail and office uses.

d. Stewart Meadows Village PUD includes Hansen Creek and its riparian
corridor common area that will include pedestrian and bicycle
pathways for use by the public. A one-acre open space common area
is proposed adjacent to the Central Oregon and Pacific Railroad
(CORP) right-of-way, just south of the medical office building
includes the promenade and other pathways and sidewalks. The
Hansen Creek greenway, the promenade area, the Stewart Avenue
plaza, and the small park area being included into the PUD, comprise
approximately 8.5 acres of open space area.

Conclusion of Law

The Planning Commission concludes that Stewart Meadows Village PUD,
with the proposed revision, continues to include Hansen Creek as an
important natural feature of the land; continues to include a mixture of
residential and commercial land uses; continues to include a mixture of
housing types in the residential areas; and includes open spaces and
common areas intended for common use. As only one of the items (a-e)
within Criterion No. 1 need to be fulfilled, and since the Stewart Meadows

{r
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Village PUD continues to satisfy 4 of the 5 items above, the Planning
Commission concludes that Criterion No. 1 has been met.

Criterion No. 2

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

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

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

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

Findings of Fact

The proposed revision meets all other standards of the Land Development
Code, other than those discussed below.

Medford’s PUD ordinance allows for modifications to the strict Code
standards to allow flexibility to produce a creative and imaginative urban
development that would otherwise not be possible.

The Stewart Meadows Village Preliminary PUD Plan currently remains
without a significant change since its approval in 2009, where the only
modification to Code standards was for several uses that were not
permitted in the PUD’s underlying zones. As discussed below, Section
10.230(D)(7c) of the Code allows that within a PUD, up to 20 percent of
the PUD’s gross area can be used for uses that are not permitted in the
underlying zone.

The subject revision application includes two new modifications to Code
standards.

The first modification proposed is an expansion of the modification
approved by the Planning Commission with the original PUD approval.
The proposed revision includes a three-story medical office building
adjacent to the Stewart Avenue/Highway 99 intersection in an area of the
PUD that is zoned [-L (Light Industrial). Because Section 10.337 of the
MLDC shows that Offices of Doctors of Medicine are not a permitted use
in the I-L zone, a modification is requested under the previously
mentioned Section 10.230(D)(7c). Conditional Use Permit criteria, which

&
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are addressed under Criterion No. 6, are required to be met, as the use is
within 200 feet of the PUD’s exterior boundary.

Table 6 below shows the gross area calculation of the PUD, with a total of
87.1 acres. A table submitted with the application (Exhibit “5’*) shows the
PUD'’s various uses, acreages, and building square footages.

According to the Medford Zoning Map, the South Pacific Highway right-
of-way separates the Stewart Meadows Village PUD’s I-L zoning from the
C-R zoning on the opposite (east) side of the highway. Therefore, the
applicant has included half of the South Pacific Highway right-of-way into
the gross acreage calculation, including the intervening railroad right-of-
way.

Exhibit “5” shows that with the medical office building, the area of the
PUD containing uses not permitted in the underlying zone is 17.34 acres,
resulting in 19.9 percent of the gross area of the PUD.

Table 6
Gross Acreages of Stewart Meadows Village PUD

Approved 2009 Boundary (net) 76.874
Parcels Being Added +1.359
Half of Abutting Street R-O-Ws +3.831
Abutling RR R-O-W +2.824
Half of Hwy 99 R-O-W +2.212
Total Gross Acres 87.100

square footage calculations provided by Richard Bath, Hardey Engineering, March 2015

One of the primary planning purposes of Stewart Meadows Village PUD
is to create a mixed-use character of residential, office, retail and
community uses. Another important aspect of the PUD is to create a
pedestrian-oriented development that promotes easy movement throughout
the development. The medical office building at approximately 67,000
square feet will strengthen the PUD’s mixed-use nature with a substantial
number of employees and clients that may choose to live, work and shop
within the same development. The medical office building has been
designed to provide a plaza adjacent to the Stewart Avenue frontage of the
medical office building that extends west along Stewart Avenue
approximately 270 feet to the office building (Building No. 11). A bus
stop has been requested by the Rogue Valley Transit District on the
Stewart Avenue frontage for future service, which the applicant will
provide.

The addition of the medical office building to the Stewart Meadows
Village development will provide an attractive and viable business
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addition to the PUD, which will add to the importance of Stewart
Meadows Village as a unique development in Medford.

The second modification proposed, is to allow future parcels that do not
technically front on a public or private street

The applicant expects to submit a tentative plat application later this year
to establish tax lots within the Stewart Meadows PUD, but presently the
property consists of the property’s historic tax lots.

Section 10.702 of the Land Development Code, Lots and Dimensions,
states that “each lot shall have ... a frontage ... consistent with that
prescribed in the Article for the ... industrial district, in which the
development ... is situated.” That section continues to allow that within a
PUD, the Planning Commission may permit tax lots and common areas
that do not meet areas, frontage, or dimensions of the Land Development
Code.

In the underlying General Industrial zoning district, a minimum of 70 feet
of lot frontage on a street is required.

The newly added property shown on Exhibit “8” was purchased by
KOGAP Enterprises, Inc. from the Grange Co-Operative Supply
Association in 2011 and is separated from Highway 99 (South Riverside
Avenue) by CORP right-of-way. The applicant will include the two
parcels into the PUD development to be utilized as a small open space
area as shown on the plans. Redesigning the public street system to bring
public right-of-way to the two parcels is not necessary as the parcels will
only contain an open space facility.

The open space’s lack of frontage on a public right-of-way is not a
material concern as it can be reached by pedestrians from the promenade
and from the Hansen Creek pathways over necessary easements. Adjacent
parking spaces will be accessible from driveways on the north and south
sides of the park.

The applicant anticipates that based on the previous tentative plat
approval, the request would only apply to a single lot incorporating the
newly added Grange Co-op property, but wishes to have the Planning
Commission allow more than one {ot that may not meet Code standards.

The PUD’s vehicular and pedestrian system will be unaffected by the
proposed modifications.

An examination of the parking throughout the PUD shows two important
points. Firstly, the revised medical office/general office building area

¢ {
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consisting of Buildings No. 10, 11 and 12 meets the parking requirements
of Section 10.743, providing 486 spaces with a minimum requirement of
478 spaces. Secondly, the remainder of the PUD, based on the parking
ratios used by ORW Architects in their 2009 submittal, results in a parking
requirement reduction of 220 parking spaces because of the proposed
revisions.

Conclusion of Law

The Planning Commission concludes that proposed revision meets all
standards of the Land Development Code, other than two modifications
that are related specifically to the implementation of the applicant’s PUD
rationale statement; that the modifications enhance the development as a
whole, resulting in a more creative and desirable project, and will not
materially impair the function, safety, or efficiency of the circulation
system or the development as a whole.

The Planning Commission further then concludes that the proposed
modifications meet Criterion No. 2.

Criterion No. 3

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

a. Moratorium on Construction or Land Development pursuant to ORS
197.505 through 197 540, as amended.

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

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

Findings of Fact

A review of the relevant documents shows that Stewart Meadows Village
PUD is not subject to a moratorium on construction or land development
pursuant to ORS 197.505 through 197.540, as amended; is not subject to a
Public Facilities Strategy pursuant to ORS 197.768 as amended; or is not
subject to a Limited Service Area as adopted as part of the Medford
Comprehensive Plan.

Conclusion of Law

The Planning Commission concludes, therefore that Criterion No. 3 has
been met.
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Criterion No. 4

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

Findings of Fact

The location, size, shape and character of the currently approved common
elements of the 2009 PUD approval will not be changed from their
original approval.

As discussed above, the land within Stewart Meadows Village PUD that
will be left in a “natural state™ consists primarily of the area that includes
and is adjacent to Hansen Creek. This area will be retained as common
area and will be perpetually maintained in a natural or near-natural state
by an association of property owners in accordance with the Stewart
Meadows Village Covenants, Conditions, and Restrictions (CCR’s).

The proposed PUD revision includes an additional 8,500 square foot open
space area located along the CORP right-of-way adjacent to the medical
office building and Hansen Creek. The open space area is connected to
the pedestrian promenade from the medical office building and from the
pedestrian pathways along both sides of Hansen Creek. The open space,
the promenade, and the Hansen Creek greenway are intended to provide
an area for walking and relaxing for resident, shoppers and the public at
large.

The Hansen Creek greenway area, the promenade area, the Stewart
Avenue plaza, and the small open park area comprise approximately 8.3
acres.

Conclusion of Law

The Planning Commission concludes that as the location, size, shape and
character of all of the common elements in the PUD are appropriate for
their intended use and function, Criterion No. 4 has been met.

Criterion No. 5

5. If the Preliminary PUD Plan includes uses not allowed in the underlying
tone purswant to Subsection 10.230(D)(7)c), the applicant shall
alternatively demonstrate that either: 1) demands for the Caregory "A"
public facilities listed below are equivalent to or less than for one or more
permitted uses listed for the underlying zone, or 2) the property can be
supplied by the time of development with the following Caregory "A" public
facilities which can be supplied in sufficient condition and capacity to

support development of the proposed use:
re F_ b{
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a. Public sanitary sewerage collection and trearment facilities.
b. Public domestic water distribution and treatment facilities.
c. Storm drainage facilities.

d. Public streets.

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

Findings of Fact

The only use proposed within the revision that is not a permitted use
within its underlying zoning district, is the medical office building in the I-
L zoned portion of the PUD, located at the PUD’s Stewart Avenue and
Highway 99 intersection.

Following the requirements of Criterion No. 5, the section below analyzes
the demands for the Category “A” public facilities from the proposed
medical office use, and another use that, according to Section 10.337, is
permitted in the I-L zone - an Eating and Drinking Place without
entertainment (SIC 5815). The analysis compares the demands of each of
the Category “A” public services of the subject medical office, and
specifically, a high-turnover (sit down) restaurant. An examination of the
medical office site defined by Stewart Avenue, Highway 99, Hansen
Creek, Bower Drive and the “shared entry drive” encloses an area of
approximately 5.7 acres. In order to compare the Category “A” demands
for the two uses, it is necessary to establish the degree of alternative
development on the medical office site. Table 7 below shows seven
representative high-turnover (sit down) restaurants in Medford that were
studied in the analysis.

The code-required minimum number of parking spaces, together with the
building and adjacent required landscaping, defines the restaurant site
acreage for those restaurants that often occupy a portion of a larger
development with other businesses. The table below establishes a ratio
between the size of a restaurant site and the minimum number of parking
spaces required for the building. That average ratio is 0.184 acres/space.
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Table 7
Existing High-Turnover (Sit Down) Restaurants in Medford

. Ratio-Site
- Required | Restaurant
Restaurant Name/Address Bg:g:g Parking Site Acrs:?k?:geq.
Spaces Acreage Spaces

Olive Garden

1 3125 Crater Lake Ave. 0,268 83 1.6 .0193
Roadhouse

2 2699 W. Main St. 7,248 65 1.1 0169
Red Robin

3 499 Medford Center 7,200 65 1.2 .0185
Qutback Steakhouse

4 3613 Crater Lake Hwy. 6,259 56 1.1 0196
Applebee’s

5 1388 Biddle Rd. 6,113 55 0.9 0163
Shari's

6 71 Stewart Ave. 4,298 39 0.8 .0197
Red Lobster

7 2200 Crater Lake Hwy. 8,300 75 1.4 .0187
Average 0184

Section 10.822 of the Land Development Code requires that eating places
cannot exceed 6,000 square feet within is the underlying I-L zoning
district. Therefore, a 6,000 square foot restaurant that by Code will
require a minimum of 54 parking spaces, results in a site size of
approximately 0.99 acres (54 parking spaces x .0184 acres/space). With a
5.7-acre site, it is reasonable to assume that at least four high-turnover (sit
down) restaurants could be located on that same site. The analysis below
is based on the comparison of one 66,837 square foot medical office
building and four 6,000 square foot high-turnover (sit down) restaurants.

With respect to each of the above Category “A” public facilities, the
Planning Commisston considers the following facts:

A. Public Streets

According to the ITE Trip Generation Manual, 7t Edition, the 66,837
square foot medical office building is expected to generate
approximately 2,415 Average Daily Trips (ADT).! The manual also
shows that the medical office building would correspondingly generate
approximately 239 pm peak hour trips.* The Trip Generation Manual
also shows that the four 6,000 square foot high-turnover (sit down)
restaurants capable of being situated on the medical office site are

! 66.837 x 36.13 ADT/msf
© 66.837 x 3.58 pm peak hour trips/ms{
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expected to generate approximately 3,126 ADT’ and 268 pm peak hour
trips.*

B. Public Domestic Water Distribution and Treatment Facilities

An analysis of the water usage of high turnover (sit down) restaurants
was performed by the applicant. The study period ran from July 2013
through May 2015, utilizing data supplied by the Medford Water
Commission.

Table 8
Water Usage - High Turnover (Sit Down) Restaurants
July 2013 - May 2015

Name Building Size Water Usage
(sf) _mgal/month
Qlive-Sarden 8:268 458
Eoadheuse +248 65
Red Robin 7,200 172
Outback Steakhouse 6,259 196
Applebee's 6,113 156
Shari's 4,298 147
Red Lobster 8,300 158
Average 6,434 166 mgal/month

The data above shows that the results of that water usage analysis, it
can be seen that the Olive Garden and the Roadhouse restaurants have
extremely abnormal rates, and because the two restaurants include
extremely high and a low amounts, they have both been eliminated
from the calculated average water usage. The table shows that the
average high turnover restaurant uses approximately 166 thousand
gallons of water per month, or approximately 25.8 thousand gallons
per 1,000 square feet per month. Based on a 6,000 square foot
maximum restaurant size in the underlying I-L zoning district, the four
high turnover restaurants will have a water usage of 619 thousand
gallons per month (24msf x 25.8 mgal/mo/msf).

A comparable analysis of the water usage for several existing medical
offices in Medford resulting in data that was impossible to interpret.
The applicant determined that a comparable medical office use is the
31,820 square foot Providence Medical Group facility in Central Point
that will have very similar uses. The City of Central Point Public
Works Department provided water usage figures from May 2008 to
February 2016. The data shows that the existing medical office
building used an average of approximately 33,377 gallons per month
(1,510mgal/95 months). Extrapolating that usage to the 66,837

> 24 x 130.24 ADT/msf
24 x 11.15 pm peak hour trips/msf
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proposed medical office building, results in an estimated water usage
of approximately 70,100 gallons per month.

The restaurant water use of 619 mgal/mo compared to the proposed
medical office building use of 70.1 mgal/mo, results in a
restaurant/medical office building ration of about 9:1.

Because the area of landscaping for the four restaurants and the
medical office building are comparable, the amount of irrigation water
used for the two uses is expected to be about the same.

The Medford Water Commission states that there would be no
difference between its distribution and treatment of the domestic water
of equal amounts of water generated by the two uses.

Public Sanitary Sewerage Collection and Treatment Facilities

As nearly all of the water drawn within the buildings exits through the
sanitary sewer system, it follows that the 9:1 restaurant/medical office
building water generation rate is the same ratio of water that enters the
public sanitary sewer system - a ratio, again, or approximately 9:1.

. Storm Drainage Facilities

Storm water will be treated and detained onsite. Because the
impervious areas of both the restaurants and medical office buildings
would be essentially the same and have the same rate of discharge,
there is not a difference regarding storm drainage facilities between the
restaurant and medical office uses.

Conclusion of Law

The Planning Commission concludes that the proposed medical office
building will generate 29 fewer pm peak hour trips and 711 fewer
Average Daily Trips than the high turnover (sit down) restaurant’s use;
the impact on the public water distribution and treatment facilities will
be approximately © times less than the high turnover restaurant use;
the impact on the public sanitary sewerage collection and treatment
facilities will be no greater; and the impact on the storm drainage
facilities will be the same. The Planning Commission, therefore,
concludes that the demands for the Category “A™ public facilities for
the medical office building are equivalent to or less than for a
permitted use in the underlying I-L zone, and therefore, Criterion No.
5 has been met.

Criterion No. 6

“ﬁu
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6. If the Preliminary PUD Plan includes uses proposed under Subsection
10.230(D)7)(c}), approval of the PUD shall also be subject to compliance
with the conditional use permit criteria in Section 10.248.

As discussed earlier, Section 10.230(D)(7)(c) of the MLDC provides that
up to 20 percent of the gross area of a PUD can contain uses not permitted
in the underlying zone. The code provision also states that if any portion
of the use, including its parking, is located nearer than 200 feet from the
exterior boundary of the PUD, then the use shall be considered to be a
conditional use and may be approved subject to compliance with the
Conditional Use Permit criteria. The medical office building is not a
permitted use within the underlying I-L zone, but is allowed under the 20
percent provision of Section 10.230(D)(7)(c), as discussed above.

The medical office building is located closer than 200 feet from the
northern boundary of the PUD, and as required, the applicant has included
findings below providing evidence that the medical office building meets
the Conditional Use Permit criteria found in Section 10.248.

CONDITIONAL USE PERMIT CRITERIA - SECTION 10.248

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

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

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

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

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

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

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

X4
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(4)  Designate the size, number, location, or nature of vehicle access points.

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

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

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

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

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

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

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

ADJACENT USES
The Aerial Photo (Exhibit “9"") shows the following adjacent uses.

North — To the north of the medical office building site is the approximate
90-foot wide Stewart Avenue right-of-way and beyond that to the north is
the S.0.S. commercial fruit packing facility, fruit stand, and offices; the
office of a veterinarian; and the CORP railroad right-of-way, all within a
General Industrial (I-G) zoning district. To the northeast is the Stewart
Avenue/Highway 99 right-of-way intersection and beyond that is a
commercial shopping center with Regional Commercial (C-R) zoning. The
existing businesses include Arby’s Restaurant, Grocery Outlet, Goodwill
Industries, Staples, Big 5, and other small retail businesses.

East — To the east is the CORP railroad right-of-way and the abutting
Highway 99 right-of-way, having a combined width varying from
approximately 170 feet to over 200 feet. Farther to the east is Veteran's
Park, and beyond that the Comfort Inn and Holiday Inn Express hotels, and
the Oregon National Guard Armory. Medical offices are a permitted use in
the C-R zoning district.

South - To the south is the Stewart Meadows Village PUD development.
Immediately to the south within the PUD is the open-space park area, the
Hansen Creek greenway, and the Bower Drive right-of-way. Further south,
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approximately 700 feet away are planned mixed office/residential buildings
and the PUD’s market/event center facility.

West — Immediately to the west are two office buildings within the Stewart
Meadows Village development and the Myers Lane right-of-way. Further to
the west is the Lausmann Office Center development with a C-C zoning
district.  Medical office uses are a permitted use in the C-C
zoning district.

Findings of Fact

The Medford Planning Commission has considered the following facts that
are pertinent to the relevant approval criteria as it applies to the subject
medical office building.

As stated above, Section 10.230(D)(7)(c) of the Land Development Code
requires that the Planning Commission finds that the medical office building
and its use meets the Conditional Use Permit criteria of Section 10.248.
That criterion includes two independent standards, one of which must be
met for the Conditional Use Permit criteria to be approved.

Criterion #1, (Section 10.248[1]) requires the Planning Commission to find
that the medical office will cause no significant adverse impact on the
surrounding area when compared to the impacts of permitted development
that is not classified as conditional.

The Planning Commission could also, in the alternative, approve the
application by finding that the application meets Criterion No. 2 (Section
10.248[2]), in that the medical office is in the public interest, and although
there may be some adverse impacts created by the building and its use,
conditions have been included that will create a balance between the public
benefit of the medical office, and the interests of those in the surrounding
area.

The applicant addresses Criteria #1 in the findings, which follow, and
provides findings to allow the Planning Commission to conclude that the
establishment and operation of the medical office building and its use will
not cause any significant adverse impacts when it is compared to those
impacts that are typically created by development that is permitted outright
in the I-L zoning district.

CRITERION #1

(1) The development proposal will cause no significant adverse impact on the
livability, value, or appropriate development of abutting property, or the

Findings of Fact and Conclusions of Law i

Preliminary snd Final PUD Plan Revisions 6 .F Kﬁg
KOGAP Enterprises, Inc., Applicant

March 18, 2016 Y s

Page 28 of 33

[

Page 103



surrounding area when compared to the impacts of permitted development that
is not classified as conditional.

According to Medford’s Land Development Code, the Light Industrial (I-L)
zoning district provides land for warehouse, office, and low intensity uses in
areas near residential and commercial zones. The findings below compare

the
the

potential impacts of the medical offices upon the surrounding area with
impacts of several representative uses that are permitted in the I-L zone

to show that no significant adverse impacts will be caused by the medical

offi

1.

ce use over the impacts of the permitted uses.

Findings of Fact

Traffic Impacts

The table below shows vehicular trip projections found in Trip
Generation, ITE 6" Edition. According to Section 10.337 of the Land
Development Code, a fast food restaurant with a drive through window
is a permitted use in the underlying I-L zoning district. An analysis of
ten fast food restaurants in Medford, shows that an average building size
is approximately 3,337 square feet, with an average site size of 0.79
acres. Based on the 5.7-acre size of the medical office building site, at
least five fast food restaurants could potentially be located on the
medical office building site. The table below shows the expected traffic
generated by the medical office building and two restaurant uses - four
high turnover restaurants and five individual fast food restaurants, either
use which could be located on the medical office building site.

Table 9
Trip Generation by Use showing the Medical Office Building Use
and Two Uses Permitted in the I-L. Zone

Average Daily Trips PM Peak Hour Trips
Trip Trip
Use Generation Total Average Generation l;?allf I: ol\flr
Rates (per Daily Trips Rates (per Tr
msf) msf) rps
Medical Office Building 36.13 2,415 ADT 3.57 239 trips
{66,837 sf)
Fast Food Restaurants 496.12 8,278 33.84 565
whwindow (16,685 sf*
High-Turnover 130.34 3,128 11.15 287 *
Restauranis (24,000 sf)**

*3,337sf x 5= 16,685sf
** 6,000sf x 4 = 24 000sf

The table shows more PM peak hour trips generated by the high
turnover restaurant over the medical office building and over two times
as many PM peak hour trips generated by the fast food restaurant.
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2. Right-of-Way Dedication/Improvements

In 2009, the Planning Commission approved the Preliminary PUD Plan
for Stewart Meadows Village PUD, including a zone change that
assessed the PUD’s impacts upon the City’s Category “A” public
facilities. The applicant submitted a Traffic Impact Analysis as part of
its application that addressed intersections that were significantly
impacted by the entire development, and as a result, several mitigations
were imposed as part of the Planning Commission’s approval. In order
to incorporate the proposed medical office use into the PUD revision,
the applicant in consultation with the Public Works Department, has
made alterations to the PUD’s design to accommodate the medical office
building’s higher traffic generation over that generated by the approved
general offices that are being replaced. As a result of those alterations,
the net PM peak traffic generation from the entire Stewart Meadows
PUD remains the same at 974 PM peak hour trips, with the same
required intersection improvements remaining as conditions, unless they
are modified by another traffic study. Therefore, the 66,837 medical
office building, together with the rest of the buildings and uses shown on
the Revised PUD Plan (Exhibit “2”) will cause no significant adverse
impacts upon the transportation system or upon the adjacent properties.

3. Access

Vehicular access to the medical office building will be off of driveways
that connect with Myers Lane and Bowers Lane, with no direct access
from Stewart Avenue, Garfield Avenue or South Pacific Highway.
Additionally, pedestrian access will come from Stewart Avenue as wel]
as from the rest of the PUD. Another business on the medical office
building site would take its access from the same points.

4. Noise

Typically, a medical office building does not produce as much noise as
industrial businesses, such as heavy construction contractors, structural
metal products manufacturers, machinery manufacturers, auto repair
businesses, and trucking and warehousing businesses that are permitted
uses in the I-L zone.

5. Lighting/Glare

The lighting designed for the medical office building will be comparable
to other permitted uses such as general office buildings. It is expected
that lighting will be less than that produced by commercial sports fields,
gasoline service stations, and airports that are permitted uses in the I-L
zone.

Findings of Fact and Conclusions of Law J
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6. Building Structure/Aesthetics

The medical office building elevations show an attractive fagade on both
the Stewart Avenue and Highway 99 frontages. Other businesses that
are permitted in the I-L zone include heavy construction contractors,
trucking and warehousing, and fuel dealers. The medical office building
height is approximately 62 feet. A building with a permitted use in the
I-L zone could have a building height of 85 feet.

Other than fencing around a trash enclosure area, there is no part of the
medical office building site that contains an unattractive use that needs
to be screened from public view,

7. Signage

The signs that will be utilized for the medical office building will be
regulated by the sign standards of the Land Development Code. All
potential uses that are permitted in the I-L zone would have to comply
with those same standards.

8. Air Pollution

The medical office building will not produce any air pollutants. Some of
the businesses that are permitted in the I-L zone are crematories,
agricultural crops, meat processing, furniture manufacturing, railroads,
and airports.

Conclusion of Law

Based upon the above Findings of Fact, the Planning Commission concludes
that there is no evidence to show that the medical office building and its
operation will cause a significant adverse impact on the livability, value, or
appropriate development of abutting property, when compared to the
impacts of other development types permitted in the I-L zoning district. The
Planning Commission concludes that potential impacts from traffic, lighting,
aesthetics, noise, air pollution, etc., are significantly less than those from
uses that are permitted in the I-L zone. The Planning Commission
concludes therefore that the medical office building meets Conditional Use
Permit Criterion No. 1 of Section 10.248, and consequently further
concludes that the medical office building meets Criterion No. 6 of the
Preliminary PUD Plan Section 10.235(D).

Criterion No. 7

7. If approval of the PUD application includes the division of land or the
approval of other concurrent development permits applications as authorized
in Subsection 10.230(C), approval of the PUD shall also be subject to

Findings of Fact and Conclusions of Law I ¥
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compliance with the substantive approval criteria in Article Il for each of the
additional development applications.

Findings of Fact

The Planned Unit Development revision application does not include the
division of land or the approval of other concurrent development permit
applications, although an application to the SPAC for their approval of the
medical office building and site including revision to the design
guidelines, a Final PUD Plan application for Phase 1B, and a zone change
application, have been submitted in separate applications. The applicant
expects to submit a Tentative Plat application to create a division of land
within the PUD following the approval of the PUD revision application.

Conclusion of Law

The Planning Commission concludes that the proposed revision does not
include an application for a land division or other concurrent development
permit, other than separately filed applications that will be individually
required to comply with the substantive approval criteria in Article II for
each application. The Planning Commission therefore concludes that
Criterion No. 7 has been satisfied.

H. ULTIMATE CONCLUSION

The Planning Commission concludes that based upon the findings included
above, the application for a revision to the Preliminary PUD Plan for Stewart
Meadows Village meets each and all of the relevant approval criteria found in
Section 10.235 (D) of the Medford Land Development Code, and in
accordance with that provision, the Planning Commission approves the
subject application for a revision to the Preliminary PUD for Stewart
Meadows Village PUD.

The Planning Commission therefore recognizes and approves the following
elements of the Revised Preliminary PUD Plan for Stewart Meadows Village
PUD.

1. The change to the size, configuration and uses in the PUD’s buildings
according to submitted plans and documents.

[

The inclusion of a medical office use into Building No. 12.

3. The inclusion of two parcels (approximately 1.6 acres) into the PUD
boundary.

Findings of Fact and Conclusions of Low
Preliminary and Final PUD Plan Revisions
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4. The provision that the height of the PUD’s buildings be regulated by the
height standards of the Land Development Code.

5. The elimination of Ingmar Drive from the PUD.

6. The modification of the Stewart Avenue sidewalk and curbside landscape
planter strip.

7. The modification of the Stewart Meadows Village PUD’s site design
standards as approved by the Site Plan and Architectural Commission.

8. The inclusion of a pedestrian promenade along the CORP railroad right-
of-way.

9. The inclusion of a new phasing plan for the PUD.

Respectively Submitted,

>

Jim Maize
Maize & Associates, Inc.

agent for applicant, KOGAP Enterprises, Inc.

Dated: March 18, 2016
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RECEIVED

WRITTEN NARRATIVE FOR STEWART MEADOWS VILLAGE PUDMAR 18 201

PLANNING DEPT.
Section 10.235(B)(3) of the Land Development Code requires that a rationale

description of the PUD be submitted, including the following six aspects.

a. The rationale for planning Stewart Meadows Village as a PUD.

The rationale for planning Stewart Meadows Village as a Planned Unit
Development has not changed from the original 2007 application and the
subsequent 2009 approval by the Planning Commission. The primary purpose has
been, and remains to be one that establishes a pedestrian-oriented development
with a mix of residential and commercial uses, providing a variety of residential
housing types, including commercial offices and retail uses to serve its
neighborhoods. The purpose and intent statement found in Section 10.230(A) for
Planned Unit Developments underscores the PUD’s approach to provide for the
flexibility and imaginative urban development that would otherwise not be
possible under the strict provisions of the Code. The language continues to
emphasize the PUD’s ability “to promote more efficient use of urban land and
urban services while protecting natural features creating common open space,
promoting the development of transit-oriented design along designated transit
corridors and within designated transit-oriented development (TOD) areas, and
encouraging a mixture of land uses and housing types that are thoughtfully
planned and integrated.”

The proposed revision will add benefit to the already-approved plan by adding a
large medical office building that is strategically located to promote its use near
an adjacent future transit stop on Stewart Avenue. The Rogue Valley Transit
District has recommended that a bus stop be provided along the Stewart Avenue
frontage that will further the availability of the PUD development to transit
participants. An additional bus stop facility has been planned along Garfield
Avenue.

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

common OWHGI‘ShI-.Q.

An important tract of land within Stewart Meadows Village PUD that will be left
in a “natural state” consists of the area that includes and is adjacent to Hansen
Creek. This area, which has been restored by the applicant, will be retained as
common area and will be perpetually maintained in a natural or near-natural state
by an association of property owners.

CITY OF MEDFORD cphﬂ/
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An approximate one-acre open space is being included with the new property
being added to the PUD that will be developed as a small landscaped park area.
In addition, the medical office building promenade provides a wide public
pedestrian walk connecting the Stewart Avenue sidewalk with the park area and
the southern reaches of the development.

Other extensive open areas throughout the PUD will be maintained either by an
association of property owners, or by individual property owners.

The proposed revision will not change the nature, planned use, ownership, or
maintenance of any of the open or common spaces.

Listing of all modified applications of the Code that are proposed with a brief
explanation which covers the nature of extent _of and reason for each

modification.

The specific standards of the Code that are being proposed to be modified are
listed below with a brief explanation and reason for each the modifications. A
more, complete discussion follows in Section “G”.

. Allow Medical Office uses within the I-L-zoned portion of the PUD, as shown
on the Revised Preliminary PUD Plan, as a part of the provision that up to 20
percent of the gross area of the PUD may be occupied by uses not permitted in
the underlying zoning district. [10.230(D)(7c)].

The current Preliminary PUD Plan approval includes an approximate 40,000
square foot, 2-story general office building (Building No. 12) at the Stewart
Avenue/Highway 99 intersection. The reason for the proposed request is to
allow the medical office use that is appropriate and compatible within the
multi-use development. Its location at the intersection of two Major Arterial
streets will provide a pedestrian access to a proposed transit stop near the
intersection. The applicant has addressed the requisite conditional use permit
findings in Section “G” of these findings.

N

Allow the property that is newly added to the PUD to not have frontage on a
street. [10.230(D)(4)].

The two adjacent parcels that are being incorporated into the PUD are
proposed to be developed as a common open space area that may be located
on a separate tax lot once a tentative plat has been submitted and approved.
Because of the location of Bower Lane, it is impossible, or extremely
awkward to provide the required 70 feet of the frontage on a public street.
Adequate access by vehicles, pedestrians and bicycles will be sufficiently
provided, without having to provide actual right-of-way frontage.

\‘-(5“‘5{ O?‘Db/
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d. If one or more signs are intended to vary from the provisions of this Code. then a
detailed plan for all signs which require a sign permit shall be submitted. The
sign plan shall specify the size, number, type,_height and location of all signs

which reguire a sign permit and shall clearly indicate all proposed modifications.

The applicant intends to submit a sign program for the PUD as part of a future
application. All signs within the PUD which require a permit will abide by
standards of the Land Development Code until such a sign plan is approved.

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

boundaries of each phase,

The anticipated development schedule for Stewart Meadows Village PUD, is
shown below, with the phase boundaries shown on Exhibit “3”. The applicant
proposes that as a phased PUD, the expiration of the Preliminary PUD Plan be
administered as provided for in Section 10.240 of the Land Development Code.

Table 4
Development Schedule for Stewart Meadows Village PUD
PUD Developmental ol s
Ph Type of Development Completion
ase Phase
Date
Hansen Creek Realignment and
1A 1 Restoration 2015
1 2 West Side* Street/Utility Construction 2016
1B 3 Medical Office Building 2017
2 5 East Side* Street/Utility Construction 2018
1C, 1D 4 Office Development 2018
2 4 Common Open Space Area 2018
1E, 1F 6 Residential / Commercial Development 2018
1G,1H 7 Residential Development 2019
11 8 Residential / Commercial Development 2019
Lifestyle West
1J 9 (retail/residential/office/retail) 2020
2 10 Lifestyle East (retail/office) 2021
2 11 Office Development 2022
2 12 Fountain Court Shops (retail) 2024

* west and east sides of Hansen Creek

~b 3(90? l.D{
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S The gross acreage devoted to the various land uses and housing types.

Table 5
Proposed Land Uses and Housing Types - Approximate Gross Acreages

. 2009 Proposed

Land Use/Housing Type Approval Revision
Senior Multi-Family Apartments 2.6 2.6
Senior Multi-Family - Cluster Cottages 13.1 13.1
Ground Floor Retail with Residential Above 3.9 3.9
Ground Floor Retail with Offices Above 6.6 6.6
Office Buildings 18.5 12.8
Ground Floor Offices with Residential Above 5.8 5.8
In-Line Retail 26.8 26.8
Community Spaces 3.5 3.5
Medicai Office Buildings 0 57
Common Open Space Areas 6.3 8.5

e
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RECEIVE]D
MAR 18 2015

PRELIMINARY PLAN PUD REVISION APPLICATION - SUBMITTAL NOTES

1. Conceptual Grading Plan

A conceptual grading plan was submitted with the original application in 2009.
A land division is not being proposed as part of the subject application and the
area of the PUD being revised does not abut any existing developed lots.
Therefore, a Conceptual Grading Plan has not been submitted with this
application. An application to subdivide the Stewart Meadows Village will be
submitted later this year, which will include such a plan.

2. Proposed CC&Rs

The applicant consummated an Operation & Maintenance Agreement for Hansen
Creek in Stewart Meadows Village with the City of Medford in July 2014 to
establish the maintenance responsibilities for Hansen Creek within the
development. Proposed CC&Rs were also submitted in 2014 as part of the Final
Plat approval for Phase 1.

The property owner, KOGAP Enterprises, Inc. anticipates submitting a Tentative
Plat and Final Plat applications for the PUD in 2016 to establish individual lots
that can be sold. Until that time, KOGAP Enterprises, Inc. as the property owner,
is responsible for the only developed common open space area of the PUD. As
other open spaces are previously developed, CC&Rs will be submitted with each
Final PUD Plan application for the establishment of subdivision lots.

3. Agricultural Impact Analysis

As Stewart Meadows Village does not abut and have a common lot line with
other land, which is zoned Exclusive Farm Use (EFU), the agricultural buffering
provisions of the Code do not apply to this application. Also, the provisions do
not apply since Section 10.801(B) only requires a demonstration of compliance
with the first Planned Unit Development, Land Division, or Site Plan and
Architectural Review application. This is the sixth such application for the
subject property.

4 Traffic Impact Analysis Form

The subject application does not include a request for a change to any of the
zoning boundaries within the PUD. However, as a PUD, a Traffic Impact Analysis
was submitted with the 2009 PUD approval, which included a trip generation
from the various uses within the Stewart Meadows Village PUD of 974 peak hour
trips.

CITY OF MEDFOR
EXHIBIT # 4

D
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RO U YR
MAR 118 201
PLANNING DEPT:

Several modifications to building sizes and uses have been included with this
PUD revision application, however, the modifications have been structured so
that the resulting trip generation does not exceed the 974 trip level, as discussed
at a meeting with City staff on February 12, 2016. The table below illustrates the
proposed changes.

Table 1
Proposed Use and Building Size Changes

Building 2003 P_\lzprovala — Péo%?j_sedgevision S
vilding uilding uilding Sq. uilding
Number | Use | g "r” | Stories | US® Fi. Stories
10 Dffice 15,540 2 | Office 22,400 2
11 Office 15,540 2 | QOffice 38,400 2
Medical
12 Office 39,630 2 | Office 66,837 3
13 Office 30,400 2 | Eliminated
M Retail 7.245 2 | Office 7,245
32 Retail 21,150 2 | Office 21,150 2
as Retail 13,300 2 | Office 13,300 2
36 Retail 18,540 2 | Office 13,675 2
47 Retail 5,700 2 | Office 8,300
48 Retail 23,330 2 | Furniture 23,330 1
49 Retail 3,600 2 | Eliminated
50 Retail 4,800 2 | Eliminated
Total 198,775 215637

A Traffic Impact Analysis will soon be submitted as part of a separately filed
Zone Change application that will analyze these revised changes. A TIA form
with the above information was submitted to the Medford Public Works
Department on March 15, 2016, requesting there confirmation that a TIA is not
required with this application.

Hillsi rdinance
As there is no development proposed on land that has slopes greater than 15

percent, the Hillside Ordinance provisions of the Code do not apply to this
application.

w6
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REC'EIVED

MAR 18 2p15
Exhibit 1 Findings of Fact and Conclusions of Law, including Written NarratPJa‘lNN]NG DEPT

F. APPLICANT'S SUBMITTALS

Exhibit 2 Revised Preliminary PUD Plan for Stewart Meadows Village PUD
Exhibit 2.1Revised Preliminary Plan Detail of Medical Office/Office Site
Exhibit 3 Preliminary Plan showing Building Use and Area Revisions
Exhibit 4 Revised Phasing Plan

Exhibit 5 Table of Revised Uses and Building Sizes

Exhibit 6 Landscape Plan

Exhibit 6.1 Landscape Plan Detail of Medical Office Building Site

Exhibit 7 Landscape Plan showing Conceptual Storm Water Plan

Exhibit 8 Jackson County Assessor Map showing the PUD boundary and parcels
being added to the PUD

Exhibit 9 Aerial Photo showing PUD and Adjacent Uses
Exhibit 10 Existing (2009) Preliminary PUD Plan for Stewart Meadows Village PUD
Exhibit 11 Existing (2009) Zoning Map of Stewart Meadows Village PUD
Exhibit 12 Existing (2009) Phasing Plan for Stewart Meadows Village
Exhibit 13 Letter from RVTD dated February 16, 2016
Exhibit 14 Neighborhood Meeting Materials
Certificate of Mailing
Verification of Neighborhood Meeting Form
Set of Neighborhood Notification Materials
Signature Sheet from Neighborhood Meeting

Exhibit 15 Owner Application Consent Forms
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Rogue Valley Transportation District ~ RECEIVED

From the Desk of Paige Townsend, Senior Planner MAR 18 2016
3200 Crater Lake Avenue  Mediord, Oregon 97504-9075 PL ANNING DEP
T.

Phone (541) 608-2429 » Fax (541) 773-2877
Visit our website at: worw.rvid.org

February 16, 2016

Josh Harlan,

Thank you for considering transit facilities as part of the Stewart Meadows development. RVTD currently
has service planned to travel east along Stewart Ave. and would like to request accommodations for a
bus stop. The ideal location would be 50 feet east of Myers Lane. This will allow the transit vehicle to

clear the intersection and avoid congesting the right turn movements to Hwy 99.
The typical transit facility requires a concrete pad that is 8 feet from back of sidewalk and 18 feet wide.
RVTD will supply the bus shelter, trash receptacle and bicycle rack once complete and service is

available,

If you have any questions do not hesitate to contact myse!f or Tim D’Alessandro.

Thank you,

APPLICANT'S
EXHIBIT
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Page 129 File #PUD-16-037 S




PLANNED UNIT DEVELL MENT: PRELIMINARY PLAN RECEIVED

MAR 18 2016

ANNING DEPT.
NEIGBHORHOOD MEETING CERTIFICATE OF MAILING FORM .

JIM MARE &
3 M <t S the propery—owher (or

(=E ﬁ'TTFC{-E)\' of Jackson County Assessor MapsEg= ATIACHLS dcknowledge that |

have read Medford Land Development Code Section 10.235(A)(2), which specifies the mailing

of Tax Lot(s)

requirements for PUD Neighborhood Meetings.

| further attest that on MARCHL | P . 20L((p . in accordance with Section

10.235(A)(2), the required notifications to affected property owners were placed in the U.S. mail.

A copy of the mailing labels containing the names and addresses of affected property
owners has been attached to this acknowledgement.

Print Narneg. ZM &ﬂ&E

| am the [ Property Owner g Authorized Agent

Dated: M’_ZQML

APPLICANT'S
EXHIBIT
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TAX LOTS COMPRISING REVISION TO STEWART MEADOWS VILLAGE PUD
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PLANNED UNIT DEVELL JENT: PRELIMINARY PLAN

NEIGBHORHOQD MEETING VERIFICATION FORM

I, ;[ZM_M&L the spreperty-owner (of authorized agent) df Tax Lot(s)

mof Jackson County Assessor Map L . acknowledge that
on M / [ y-l . 20 [(e , a neighborhood meeting was held
S STEWART AUE. JMAFERA (ocation), at > OD P, 1 have

read Medford Land Development Code Section 10.235(A)(1), which specifies the presentation

requirements of a neighborhood meeting and acknowledge that the meeting presentation

included the following:

* A map depicting the location of the subject property proposed for development: and

e A visual description of the project including a tentative site plan, tentative subdivision and
elevation drawings of any structures, if applicable; and

* A description of the nature of proposed uses and physical characteristics, including but
not limited to sizes and heights of structures, proposed lot sizes and project density; and

* A description of requested modifications to code standards.

 Notification that attendance at the neighborhood meeting does not give legal standing to
appeal to the City Council, the Land Use Board of Appeals, or Circuit Court.

Signed:
Print Name: 37 M W
| am the [ Property Owner E Authorized Agent

pae: MARCH 8. 20/l

(r
h 6 (Ll *o‘g(g‘ﬁ

APPLICANT'S
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TAX LOTS COMPRISING REVISION TO STEWART MEADOWS VILLAGE PUD
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LIST OF MODIFICATIONS TO CODE STANDARDS FOR THE
REVISIONS TO
STEWART MEADOWS VILLAGE PUD

. Allow Medical Office uses within the I-L-zoned portion of the PUD, as shown on
the Revised Preliminary PUD Plan, as a part of the provision that up to 20 percent
of the gross area of the PUD may be occupied by uses not permitted in the
underlying zoning district. [10.230(D)(7¢c)).

The current Preliminary PUD Plan approval includes an approximate 40,000
square foot, 2-story general office building (Building No. 12) at the Stewart
Avenue/Highway 99 intersection. The reason for the proposed request is to allow
the medical office use that is appropriate and compatible within the multi-use
development. Its location at the intersection of two Major Arterial streets will
provide a pedestrian access to a proposed transit stop near the intersection.

. Allow the property that is newly added to the PUD to not have frontage on a
street. [10.230(D)(4)].

The two adjacent parcels that are being incorporated into the PUD are proposed to
be developed as a common open space area that may be located on a separate tax
lot once a tentative plat has been submitted and approved. Because of the
location of Bower Lane, it is impossible, or extremely awkward to provide the
required 70 feet of the frontage on a public street. Adequate access by vehicles,
pedestrians and bicycles will be sufficiently provided, without having to provide
actual right-of-way frontage.

APPLICANT'S
EXHIBIT
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LIST OF REVISIONS TO THE 2009 APPROVAL OF
STEWART MEADOWS VILLAGE

1. Change the size, configuration, and uses in several buildings.

Building 2003 ﬁf}zprovala = PrBopFlasfed I;evision =
uilding uilding uilding Sq. vildin

— — Sg. Ft. | Stories — Ft. Siorieg
10 Office 15,540 2 | Office 22,400 2
11 Office 15,540 2 | Office 38,400 2

Medical

12 QDffice 39,630 2 | Office 66,837 3
13 Office 30,400 2 | Eliminated
31 Retall 7.245 2 | Office 7,245 2
32 Retail 21,150 2 | Office 21,150 2
35 Retail 13,300 2 | Office 13,300 2
36 Retail 18,540 2 | Office 13,675 2
47 Retail 5,700 2 | Office 9,300 2
48 Retail 23,330 1 | Furniture 23,330 1
49 Retail 3,600 2 | Eliminated
50 Retail 4,800 2 | Eliminated

Total 198,775 | 215,637 |

2. Include medical office uses within one of the buildings.
3. Include two adjoining parcels into the Stewart Meadows Village PUD.

4, Allow the height of the buildings within the PUD to be regulated by the
standards of the Land Development Code.

5. Eliminate Ingmar Drive.

6. Modify the design of the Stewart Avenue sidewalk and landscape strip.
7. Modification of the Stewart Meadows Village site design standards.

8. Include a pedestrian promenade along South Pacific Highway.

9. Change the phasing plan.

IT IS IMPORTANT TO NOTE THAT ATTENDANCE AT THIS
NEIGHBORHOOD MEETING DOES NOT GIVE LEGAL STANDING TO

APPEAL TO THE CITY COUNCIL, THE LAND USE BOARD OF oF
APPEALS, OR CIRCUIT COURT. -"/ (;4 (

APPLICANT'S
EXHIBIT
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S
Continuous Improvement Cusfomer Service

CITY OF MEDFORD

LD Date: 5/11/2016
File Number: PUD-16-037
(Reference: PUD-06-141/LDS-08-016/AC-09-005/AC-12-012/AC-14-009)

PUBLIC WORKS DEPARTMENT STAFF REPORT
Stewart Meadows Village - PUD REVISION

Project: Consideration of a revision to the approved Preliminary PUD Plan for
Stewart Meadows Village, including the incorporation of additional property
into the PUD boundary which will result in an overall PUD area of
approximately 77 acres.

Location: The subject site is generally bounded by Stewart Avenue, South Pacific
Highway, Garfield Avenue and Myers Lance and zoned SFR-6 (Single Family
Residential, 6 dwelling units per gross acre), SFR-10 (Single Family
Residential, 10 dwelling units per gross acre), C-C (Community
Commercial), 1-L (Light Industrial} and I-G (General Industrial) with the
PD (Planned Unit Development) overlay.

Applicant: KOGAP Enterprises, Inc., Applicant (Maize & Associates, Inc., Agent).
Desmond McGeough, Planner.

Applicability: The Medford Public Works Department’s conditions of Preliminary Plan
Approval for Stewart Meadows Village Planned Unit Development (PUD) were adopted by
Order of the Medford Planning Commission on November 29, 2007 (PUD-06-141) and received
a minor revision on March 26, 2009 by the Planning Commission, to include two new tax lots
into the development and reconfigured the internal public street system. A Final PUD Plan for
the development and landscaping of the realigned Hansen Creek restoration work, running
through the PUD was approved by the Planning Director in May 2012 (Phase 1A). In 2013 the
Planning Commission approved a revision to allow for modifications to the public rights-of-ways
within the project. In 2014, the Planning Director approved the Final PUD Plan for Phase 1 that
included essentially all of the proposed development west of Hansen Creek, which also included
the architectural and landscape guidelines for the project. The adopted conditions by each of
these actions 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

P:\Stalf Reports' PLID\2016'PUD-16-037 Stewart Meadows Village PUD Revision'\PUD-16-037 Staff Report - Revision-DB.docx Page 1

PUBLIC WORKS DEPARTMENT 200 8. VY STREET TELEPHONE (541) 774-2100
ENGINEERING & DEVELOPMENT DIVISION MEDFORD, OREGON 87501 FAX (541) 774-2552

www.ci.medford.or.us CITY OF MEDFORD
EXHIBIT # \(, it
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REVISION REQUESTS

Change the size, configuration, and uscs in several buildings.

Include medical office uses within one of the buildings.

Include two adjoining parcels into the Stewart Mcadows Village PUD.

Allow the height of the buildings within the PUD to be regulated by the standards
of the Land Development Code.

Eliminate Ingmar Drive.

Medify the design of the Stewart Avenue sidewalk and landscape strip.
Modification of the Stewart Meadows Village site design standards.

Include a pedestrian promenade along South Pacific Highway.

Change the phasing plan.

The Public Works Department has no objections to the revision request stated above for the
portion of Stewart Meadows Village PUD. They are described in more detail below as needed.

A. STREETS
i. Dedications

Ingmar Drive — The Developer has proposed the elimination of this public street from the PUD,
which will be replaced with vehicular access driveways (private). 1f approved, no right-of-way
dedications will be required by Public Works as Ingmar Drive will become privately maintained
driveways,

South Pacific Highway (Highway 99) is under the jurisdiction of the Oregon Department of
Transportation (ODOT). The Developer shall contact ODOT to see if additional right-of-way is
required.

The Developer is proposing a modification to the existing Stewart Avenue sidewalk, which is
presently adjacent to the curb, to be replaced with a design that includes 15-foot wide sidewalk
separated from the curb by an approximate 15-foot landscaped planter strip. A minimum width
of 5-feet of this sidewalk shall be within the proposed 50-foot half width of right-of-way or the
Developer shall grant a public pedestrian easement so that a 5-foot wide minimum portion of the
sidewalk is within either an easement or a combination of an easement and right-of-way. The
Developers surveyor shall verify the amount of additional dedications required.

Streets as shown on the Tentative Plat in which any portion terminates at the boundary line of a
phase of this 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
per MLDC 10.439.

In accordance with MLDC, Section 10.471, the property owner shall dedicate 10 foot wide
Public Utility Easements (PUEs) adjoining all lot lines abutting a street.

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
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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 Streets

Ingmar Drive — The Developer has proposed the elimination of this public street from the PUD,
which will be replaced with vehicular access driveways (private). If approved, no public
improvements will be required by Public Works as Ingmar Drive will become privately
maintained driveways.

Highway 99 is under the jurisdiction of the ODOT. The Developer shall contact ODOT to see if
any additional improvements are required.

Public Works has no objection to these requests, however all modifications shall be shown on the
public improvements plans.

b. Street Lights and Signing

The Developer shall provide and install in compliance with MLDC Section 10.495. Based on
the preliminary plan submitted, the following number of street lights/signs will be required:

A. 30 - 100W HPS street lights

B. 2 - Base Mounted Cabinets (BMCs)
C. 6 - Street Name signs

D. | - Stop Sign

Numbers are subject to change if changes are made to the plans. All streetlights shall
installed per City standards and be shown on the public improvement. Public Works will
provide preliminary street light locations upon request. All street lights shall be operating
and turned on at the time of the final “walk through” inspection by the Public Works
Department.

The Developer shall pay for City installed signage required by the development. City installed
signs include, but are not limited to, street name signs, stop signs, speed signs, school signs, dead
end signs, and dead end barricades. Sign design and placement shall be per the Manual on
Uniform Traffic Control Devices (MUTCD). All signs shall be shown on the public
improvement plans and labeled as City installed.

¢. Pavement Moratoriums

There is a pavement cutting moratorium currently in effect along this frontage to Garfield Street
which is set to expire July 31* 2020. No pavement moratoriums are currently in effect along the
other street frontages to this development.
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Pavement maintenance for Highway 99 is under the jurisdiction of ODOT. The developer shall
be responsible to obtain information from ODOT as to pavement cutting moratoriums that may
be currently in effect.

3. Access and Circulation

The Public Works Department has no objection to the request to eliminate the Ingmar Drive
from this PUD and replacing with vehicular access driveways (private).

4. Transportation System

Public Works received a Traffic Impact Analysis from Sandow Engineering dated March
14, 2016. Public Works provided comments dated March 28, 2016. Sandow Engineering
provided responses to Public Works comments dated April 10, 2016; received May 4,
2016.

The primary intent of the TIA is to support modification of the PUD master Plan to allow
for a 66,837 sq. ft. medical office building to be substituted for proposed office space in
the northeast quadrant of the site.

The substitution of the proposed medical office building is not expected to increase the
974 vehicle trips to and from the site that were originally approved for the site. According
to the report, all intersections under the City of Medford’s jurisdiction, except Myers Ln
and Garfield Street, will operate acceptably under the proposed scenario through the
planning horizon year of 2023.

Mitigation, consisting of the signalization, of the intersection of Myers Lane and Garfield
Street will be required when trips from the site exceed 940 PM peak hour trips, if the
connection of Anton Drive to the internal circulation roads is not made. If all the internal
circulation roads are constructed and connected to Anton Drive at Garficld Street, no
mitigation will be required.

B. SANITARY SEWERS

This site lies within the Rogue Valley Sewer Service (RVSS) area. Contact RVSS for sanitary
sewer connections.

C. STORM DRAINAGE
1. Hydrology

The Engineer of Record 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

P:\StafT Repons\PUDAZ0 1 6\WPUD-16-037 Stewart Meadows Village PLD Revision\PLUD-16-037 S1aff Report - Revision-DB.docx Page 4

wp It
PUBLIC WORKS DEPARTMENT 200 S. IVY STREET ' c TELEPHONE (541} 774-2100
ENGINEERING & DEVELOPMENT DIVISION MEDFORD, OREGON 97501 FAX (541) 774-2552
www.ci.mediord.or.us qo_{_g

Page 145



improvement plans for approval by the Engineering Division.
2. Stormwater Detention and Water Quality Treatment

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. Since this development is larger than five acres, Section 10.486 requires that the
development set aside a minimum of 2% of the gross area as open space to be developed as open
ponds for stormwater detention and treatment.

Upon completion of the project, the Engineer of Record 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
Engincering Department prior to approval of the Final Plat.

3. Grading

The Engineer of Record shall submit for approval with the public improvement plans a
comprehensive grading plan showing the relationship between adjacent property and the
proposed subdivision. 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

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.

A storm drain lateral shall be constructed to each building 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.

All public storm drain mains shall be located in paved public streets or within easements. All
manholes shall be accessible by paved, all-weather roads. All easements shall be shown on the
Final Plat and the public improvement plans.

5. Erosion Control

Subdivisions/P.U.D.’s 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.
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D. SURYEY 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. Construction drawings for public
improvements shall be submitted only for the improvements to be constructed with each

phase. 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
streets, minimum access drives, sanitary sewers, storm drains, and street lights as required by the
governing 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?NaviD=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 shali 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 Preliminary PUD Plan shows that this development will be developed in phases. The public
improvements corresponding to a particular phase shall be constructed at the time such phase is
being developed, and the public improvements that are not included within the geometric
boundaries of any phase being developed, but are needed to serve each respective phase, shall be
constructed with each phase as needed.

P S1aff Reports PUDAZOL6'\PLID-16-037 Siewart Meadows Village PUD Revision' PUD-16-037 Staff Repont - Revision-DB.docx Page 6

vy I1
PUBLIC WORKS DEPARTMENT 200 S. IVY STREET (’ TELEPHONE (541) 774-2100
ENGINEERING & DEVELOPMENT DIVISION MEDFORD, OREGON 97501 FAX {541) 774-2552
www.ci.medford.or.us (ﬂ b“_g

Page 147



4. 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 permit 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.

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.

5. 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.

6. 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 by a
professional engineer.

Excavation and private plumbing shall require a separate permit from the Building Department.
7. System Development Charges (SDCs)

Buildings in this development are subject to sewer treatment, collection and street systems
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

Developments in which Collector and/or Arterial streets are being dedicated are eligible for
Street SDC credits in accordance with MMC 3.815.

Prepared by: Doug Burroughs
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SUMMARY CONDITIONS OF APPROVAL
Stewart Meadows Village — PUD REVISION
PUD 16-037

NOTE: Applicability of previously adopted conditions of approval remains in effect. See full
report(s).

A. Streets
1. Street Dedications to the Public:

*  Ingmar Drive - Eliminated as a public street from the PUD.

* Highway 99 - Contact Oregon Department of Transportation (ODOT).

= Provide additional right-of-way or pedestrian easement for sidewalk on Stewart Ave.
Dedicate 10 foot public utility easements {PUE).

2. Improvements:

a. Public Streets
= Ingmar Drive - Eliminated as a public street from the PUD.
= Highway 99 — Contact Oregon Department of Transportation (ODOT).

b. Lighting and Signing
Developer supplies and installs all street lights and at own expense.
=  City installs traffic signs and devices at Developer’s expense.

c. Other
= Provide pavement moratorium letters.
» Provide soils report.

B. Sanitarv Sewer:
» Provide a private lateral to each lot.

C. Storm Drainage
* Provide an investigative drainage report..

»  Provide water quality and detention facilities.
= Provide a comprehensive grading plan.

* Provide storm drain laterals to each tax lot.

*  Provide Erosion Control Permit from DEQ.

D. Survey Monumentation
= Provide all survey monumentation.

E. General Conditions
* Provide public improvement plans and drafts of the final plat.
»  Building permits will not be issued until after final plat approval.

The abeve summary is for convenience only and doees not supersede or negate the full report in any way. If there is any discrepancy
between the above list and the full report, the full repert shall govern. Refer to the full report for details on each item 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 meratorinms nnd construction
inspection.
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BOARD OF WATER COMMISSIONERS

Staff Memo
TO: Planning Department, City of Medford
FROM: Rodney Grehn P.E., Water Commission Staff Engineer

SUBJECT: PUD-16-037

PARCEL ID:  371W31A: TL's: 2000,2100,2190,2200,2300,2802,3900,4000
371W31D: TL's: 1000, 1001, 200, 2500, 2501, 2800, 900

PROJECT: Consideration of a revision to the approved Preliminary PUD Plan for Stewart
Meadows Village, including the incorporation of additional propenrty into the PUD
boundary which will result in an overall PUD area of approximately 77 acres. The
subject site is generally bounded by Stewart Avenue, South Pacific Highway,
Garfield Avenue and Myers Lane and zoned SFR-6 (Single Family Residential, 6
dwelling units per gross acre), SFR-10 (Single Family Residential, 10 dwelling
units per gross acre), C-C (Community Commercial), |-L (Light Industrial) and I-G
(General Industrial} with the PD (Planned Unit Development) overlay; KOGAP
Enterprises, Inc., Applicant (Maize & Associates, Inc., Agent). Desmond
McGeough, Planner.

DATE: May 11, 2016

| have reviewed the above plan authorization application as requested. Conditions for approval and
comments are as follows:

CONDITIONS

1. See previous Conditions per MWC Staff Memo for PUD-06-41 Revised on July 15, 2013.
COMMENTS

1. See previous Comments per MWC Staff Memo for PUD-06-41 Revised on July 15, 2013.

CITY OF MEDFORD
EXHIBIT# O
File # PUD-16-037
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BOARD OF WATER COMMISSIONERS

Staff Memo

TO: Planning Department, City of Medford
FROM: Rodney Grehn P.E., Water Commission Staff Engineer
SUBJECT: PUD-06-14 {Revised)

PARCEL ID: 371W31A TL's 2000, 2100, 2190, 2200, 2802, 2300, 3900 and 4000, along with
371W31D TL's 200, 800, 1000, 2500, 2501, and 2800,

PROJECT: Consideration of a request for a revision to the approved Preliminary PUD Plan for
the Stewarn Meadows Planned Unit Development (PUD), located on an
approximate 78.5-acre site bounded generally by Stewart Avenue, South Pacific
Highway, Garfield Avenue, and Myers Lane, and comprised of SFR-6/PD, SFR-
10/PD, C-C/PD, and I-L/PD zoning districts (Single Family Residential-6 and 10
units per acre, Community Commercial, and Light Industrial/Planned Unit
Development Qverlay). The requested revision pertains to the design of the
facilities within the public streets; KOGAP Enterprises, Inc., Applicant (Maize &
Associates, Inc., Agent). Sandra Johnson, Planner

DATE: July 15, 2013

| have reviewed the above plan authorization application as requested. Conditions for approval and
comments are as follows:

CONDITIONS
1. The water facility planning/design/construction process will be done in accordance with the

Medford Water Commission (MWC) “Regulations Governing Water Service” and “Standards
For Water Facilities/Fire Protection Systems/Backflow Prevention Devices.”

2. All parcels/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. Coordinate with Medford Fire Department for fire hydrant locations prior to meeting with
MWC Engineering staff for pre-design meeting.

4. A pre-design meeting between the applicants Civil Engineer and MWC Engineering staff is
required prior to initial site design process begins.

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

6. Installation of MWC approved backflow device is required for al  —wmercial. industrial,
municipal, and multi-family developments.

W OH
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.

MEDFORD WATER COMMISSION

BOARD OF WATER COMMISSIONERS

Staff Memo

7. All proposed streets will require the installation of new 12" water lines. All water lines are

8. The existing 35' to 60' easement over the existing 24" transmission lines is required to be
shown on the proposed site plan. This 24" transmission line is a critical water facility and
shall be protected at all times during construction No vertical construction is allowed within
this easement.

COMMENTS

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

2. Off-site water line installation is not required.

3. On-site water facility construction is required. (See above Conditions)

4. MWC-metered walter service does exist to this property (Listed below):

* A 1" water meter is located in Anton Drive that serves the existing Stewart Meadows
Driving Range

« A 1" water meter is located on the west side of Myers Lane that serves the existing
home at 1626 Meyers Lane.

+ A %" water meter for the Stewart Meadows Golf Course is adjacent to the meter at
1626 Meyers Lane.

« A %" meter that serves the Stewart Meadows Golf Course is located along Meyers
Lane just north of the existing Anton Drive intersection.

* A 2" water meter is located at the old Medford lrrigation District building along Meyers
Lane.

* A 1" water meter that serves the Stewart Meadows Golf Course is located along
Meyers Lane at the northeast corner of the golf course.

« There is two (2) %" water meters located on the Grange Coop properties along Hwy
99 that area served by a 2" PVC water line which extends southerly from Stewart
Avenue across Kogap Enterprises Inc property.

5. Access to MWC water lines is available. A 12" water line is located in Meyers Lane between

required to be installed in a paved section of the street or parking lot travel lanes. Water
lines are not allowed to be installed through landscape islands, or under curbs, gutters,
sidewalks or driveways.

Stewart Avenue and Garfield Street. A 24" transmission line is located in Garfield Street and
through a portion of private property north of Garfield Street with in 35’-60’ recorded
easement per OR 530-1. A 10" water line is located on Anton Drive.
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Medford Fire Department

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

LAND DEVELOPMENT REPORT - PLANNING

To: Desmond McGeough LD Meeting Date: 05/11/2016

From: Greg Kleinberg Report Prepared: 05/05/2016

Applicant: KOGAP Enterprises, Inc., Applicant (Maize & Associates, Inc., Agent)
File#: PUD -16 - 37

Site Name/Description: Stewart Meadows Village

Consideration of a revision to the approved Preliminary PUD Plan for Stewart Meadows Viilage, including the
incorporation of additional property into the PUD boundary which will result in an overall PUD area of approximately 77
acres. The subject site is generally bounded by Stewart Avenue, South Pacific Highway, Garfield Avenue and Myers
Lane and zoned SFR-6 (Single Family Residential, & dwelling units per gross acre), SFR-10 (Single Family Residential,
10 dwelling units per gross acre), C-C (Community Commercial), I-L (Light Industrial) and I-G (General Industriai) with
the PD (Planned Unit Development) overlay; KOGAP Enterprises, Inc., Applicant (Maize & Associates, Inc., Agent).
Desmond McGeough, Planner

IDESCHIPTION OF CORRECTIONS REFERENCE

Requirement ADDITIONAL REQUIREMENTS/COMMENTS MEDFORD OTHER
Same requirements as PUD-06-141.

Requirement FIRE DEPARTMENT TURN-AROUND OFC 503.2.5

Required for area at buildings 19-22.

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 pasted 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.

Requirement AERIAL APPARATUS ACCESS OFC D105

Several of the 3-story buildings do not appear to have the code required aerial access along one entire side of the
building. See the requirements below.

SECTION D105-AERIAL FIRE APPARATUS ACCESS ROADS

D105.1 Where required. Buildings or portions of buildings or facilities exceeding 30 feet (9144 mm) in height above
the lowest level of fire department vehicle access shall be provided with approved fire apparatus access roads
capable of accommodating fire department aerial apparatus. Qverhead utility

and power fines shall not be located within the aerial fire apparatus access roadway.

CITY OF MEDFQ
EXHIBIT &7
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Medford Fire Department

200 5. Ivy Street, Room {180
Medford, OR 97501
Phone: 774-2300; Fax: 541-774-2514;
wwi .medfordfirerescusz.org

LAND DEVELOPMENT REPORT - PLANNING

To: Desmond McGeough LD Meeting Date: 05/11/2016

From: Greg Kleinberg Report Prepared: 05/05/2016

Applicant: KOGAP Enterprises, Inc., Applicant (Maize & Associates, Inc., Agent)
File#: PUD -16 - 37

Site Name/Description: Stewart Meadows Village

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

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

paralle! to one entire side of the building.

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 Oreqon Fire Code.

This plan review shall not prevent the correction of errors or violations that are found to exist during
construction. This plan review is based on the information provided only.

Design and installation shall meet the Oregon requirements of the IBC, IFC, IMC and NFPA standards.
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Desmond M. McGeouEh

From: CAINES Jeff <Jeff. CAINES@aviation.state.or.us>

Sent: Tuesday, May 03, 2016 11:30 AM

To: Desmond M. McGeough

Subject: PUD-06-141/LDS-08-016/ZC-09-005/AC-12-012/AC-14-009 - ODA Comments
Desmond:

The Oregon Department of Aviation has reviewed the prosed PUD located between Hwy 99 and
Steward Ave in the north and Garfield to the south and have prepared the following comments.

The proposed development is approximately 3.6 miles south of the Rogue Valley Int'l airport. There
are existing developments between the project site and the airport. The maximum proposed heights
of the structures is 45-feet above ground level.

Therefore, due to the site distance, existing developments and proposed elevation no FAA form 7460-
1 will be required to be submitted to ODA or the FAA.

If you have any questions please feel free to contact me.

Jeft

Jeff Caines, AICP

Oregon Department of Aviation
Aviation Planner / SCIP Coordinator
3040 25th St. SE | Salem, OR 97302
Office: 503.378.2529

Cell / Text. 503.507.6965

Email. Jeff.Caines@aviation.state.or.us

e CONFIDENTIALITY NOTICE**++*

This e-mail may contain information that is privileged, confidential, or otherwise exempt from disclosure under
applicable law. If you are not the addressee or it appears from the context or otherwise that you have received this e-mail
in error, please advise me immediately by reply e-mail, keep the contents confidential, and immediately delete the
message and any attachments from your system.
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