NORTON LANDING
APARMENTS

SE Norton Lane at SE Stratus Avenue
Planned Development Amendment,

Application Narrative
August 20, 2023

Project Description:

The proposed project consists of the development of 138 apartment dwelling units located in
seven three-story buildings on a 4.93 acre vacant site. The proposed development includes
related site improvements and 3/4 public street improvements of SE Norton Lane along the
subject site frontage.

The subject site has limited access to SE Norton Lane and has no other public frontage or
access. The subject site has access to public utilities. There is an existing shallow 8" public
sanitary sewer located in SE Norton Lane. There is an existing public water line located in SE
Norton Lane. There is an existing 15-foot private storm drainage easement along the westerly
property line. There is also a 10-foot public utility easement along the SE Norton Lane frontage.

The subject site lies within the Three Mile Lane Planned Development Overlay and the Three Mile
Lane Area Plan. The subject site is subject to Planned Development Amendment Approval,
Three Mile Lane Deign Review, and the conditions of Approval of the prior Ordinances affecting
the subject Site, Including Ordinance 4709 and Ordinance 5072.

ASSESSOR MAP/TAX LOT
Section 27, T.4S, R4W, WM, Tax Lot 701

ZONING:

C-3PD: General Commercial, Planned Development (Three Mile Lane PD Overlay)
Ordinance 4709
Ordinance 5072 (PDA 6-18)

Adjacent Property Zoning:

NORTH: C-3 PD: General Commercial

EAST: M-L: Limited Light Industrial

SOUTH: Outside Urban Growth Boundary, Yamhill County
WEST: R-4 Medium, High Density Residential
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DEVELOPMENT APPLICATION APPROVALS REQUESTED:
The following land-use applications are being submitted concurrently for approval:

Planned Development Amendment to Ordinance 4709 and Ordinance 5072
Three Mile Lane Design Review

Landscape Plan Review

Administrative and Planning Commission Reviewed Variances

EXISTING CONDITIONS

The Subject Site is currently undeveloped and used for farming. The site is generally flat, with
a minor slope to the southwest. There are no significant or distinguishing natural features
associated with this property.

Access to the property is from Highway 18 via the intersection with Norton Lane. There is a
signalized intersection of Norton Lane (SE & NE) with Highway 18. Immediately south of the
highway, there is a three-way stop intersection of SE Norton Lane and SE Stratus Avenue.
Stratus Avenue loops around the Medical Center and intersects back with SE Norton Lane
across from the subject site.

ACCESS and UTILITIES

The property fronts on west side of SE Norton Lane, just south of the Altimus Plaza medical
offices. The existing right-of-way for SE Norton Lane is 60 feet down to and through the Stratus
Avenue Loop intersection, south of the Medical Center. The existing improvements extend
through this intersection. The street is currently improved with curb and gutter and 28-foot paved
section.

SE Norton Lane is improved to City standard south to the intersection with the Stratus Avenue
loop. The street improvements extend approximately 180 feet along the frontage of the Subject
Site. There is an additional 280 feet of site frontage that is currently not improved.

There are existing urban services and utilities within SE Nortfon Lane. These facilities are all
available and were adequately sized to serve development of the subject site, consistent
with the allowed commercial uses identified within Ordinance 4709.

SURROUNDING USES

North - The property immediately north of the subject property is the Altimus Plaza

Medical Offices. Further to the north at the Stratus Avenue intersection are the Comfort

Inn & Suites and the Diner restaurant. The land west of the motel is vacant land, however there is
a current application for development of multifamily residential.

East - The property immediately east of the subject property is developed with medical
offices, specifically Willamette Valley Medical Center, including a Heliport. To the south
of the medical centeris vacant farm land, outside of the city limits and UGB.

The Evergreen Aviation Museum, north of Hwy 18, and Municipal Airport, south of Hwy
18, are located just over a mile to the east.

South - The property immediately south of the subject property is vacant farm land,
outside of the city limits and UGB.

West - The property immediately west of the subject property is the Evergreen Estates
Mobile Home Park, which is zoned R-4.
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NEIGHBORHOOD MEETING

A Neighborhood Meeting was held on June 28, 2023. The Neighborhood Meeting Notice was
mailed, posted and held in compliance with the requirements of McMinnville Zoning Ordinance,
Chapter 17.72.095 Neighborhood Meetings.

The Neighborhood Meeting materials, notes and documentation of compliance with
McMinnville Zoning Ordinance, Chapter 17.72.095 Neighborhood Meetings, are included within
this application.

RELATED ORDINANCES, PLANS AND POLICES:

In addition to compliance of the applicable requirements of the City of McMinnville Zoning
Ordinance, there are other related ordinances, plans and policies that the proposed
development must demonstrate compliance of their applicable conditions of approval and
related policies.

The following narrative provides the applicants response to the following:
Ordinance 4709, Conditions of Approval
Ordinance 5072, Conditions of Approval
McMinnville Comprehensive Plan, Volume |l, applicable Goals and Policies
Three Mile Lane Area Plan, Ordinance 5126, Policies

Prior Land-Use Decisions Affecting Subject Site:

ORDINANCE 4131: THREE MILE LANE

By Ordinance 4131, the City of McMinnville established Planned Development requirements for
the Three Mile Lane area (Oregon Highway 18 Corridor). The area covered by this requirement
extends north and south of Highway 18 from the eastern city limits west to the vicinity of the
Three Mile Lane Spur intersection with Highway 18.

This ordinance established the Three-Mile Lane Planned Development overlay and identified
specific conditions and policies for development. The ordinance also identified procedures for
review and approval of proposed developments within the subject area.

ORDINANCE 4709: (CPA 6-99/2C 11-00)

By Ordinance 4709, the City of McMinnville amended the Comprehensive Plan Map and
rezoned the subject site to C-3 PD (General Commercial Planned Development), subject to 20
Conditions of Approval.

ORDINANCE 5072: (PDA 6-18)

By Ordinance 5072, the City of McMinnville amended and revised Condition 15 of Ordinance
4709 to allow multiple family dwellings. The original Condition 15 of Ordinance 4709 specifically
limited the allowable uses which did not allow multiple family dwellings.

The revised Conditfion 15 applies specifically to Tax Lot 701. All other requirements and
conditions of approval from Planned Development Ordinance 4709 remain in effect.

Conditions of Approval - Prior Ordinances:

ORDINANCE 4709: CONDITIONS OF APPROVAL:
1. That the zone change request shall not take effect until and unless CPA 6-99 is approved
by City Council.
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Applicant Response:
This condition of approval is no longer applicable and Ordinance 4709 was approved by
City Council.

2. That the development and use of the site is subject to the provisions of the Three Mile
Lane Planned Development Ordinance, as amended. Further, that a detailed Master
Plan for the subject site shall be submitted to the McMinnville Planning Commission for
review and approval, pursuant to the procedures of McMinnville Zoning Ordinance
17.51, Planned Development Overlay, prior to any development occurring on the site.
The plan shall include, at a minimum, proposed land uses and their locations, building
locations, proposed circulation patterns, proposed open spaces, grading and drainage
information, location and size of public utilities and services, off-street parking areas,
direct pedestrian access, and other information deemed necessary to convey the
details of the proposed development plans to the Planning Commission.

Applicant Response:

This current application is for a Planned Development Amendment to include the
proposed Master Plan for the site. The application includes the detailed drawings and
design as outlined in the above condition of approval. This application also includes the
application for the Three Mile Lane Design Review.

3. That detailed plans for the proposed commercial development showing site layout,
proposed circulation pattern, signage, building elevations, landscaping, parking, and
lighting must be submitted to and approved by the Three Mile Lane Design Review
Committee prior to issuance of any building permits for said development. Approval or
denial of such plans shall be based upon findings that, to the extent possible, the building
and site design employs principles that will ensure compatibility with adjacent
development, and provide an architectural style appropriate to a “gateway” or
enfrance to the City of McMinnville. In addition, approval of denial of the exterior
building design shall be based on a finding that, to the extent possible, the building
design incorporates design and architectural features that would serve to break up the b
building’s horizontal plane and provide visual inferest, This may include, but is not limited
to, the use of vertfical columns, gables, variety of compatible and complementary
building materials, providing openings in the building facade, and landscaping af the
building perimeter. Submitted plans should include detail as regard to building colors
and materials (provide texture and relief), building height, planting design, window
freatment, vertical and horizontal articulation, massing, voids to solids relationships, and
other elements appropriate to ensure that the building and site design complies with the
objectives and requirements of this planned development approval.

The provisions of Chapter 17.51 of the McMinnville Zoning Ordinance may be used to
place conditions of any development and to determine whether of not specific uses are
permissible. The applicant may appeal the decisions of the Three Mile Lane Design
Review Committee to the Planning Commission if notice of the appeal is filed in the
Planning Commission office within 15 days of the Committee’s decision.

Applicant Response:
This application is for multifamily housing and is not a commercial proposal. Therefore this
condition of approval is not applicable.
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4. That final development plans include landscape plans submitted to and approved by
the McMinnville Landscape Review Committee and Three Mile Lane Design Review
Committee. A minimum of 14 percent of the site must be landscaped. An arborvitae
hedge or similar type of planted visual screen shall be required along the property lines
adjacent to the residentially zoned land to the west. Landscaping emphasis shall exist
along the site’s eastern edge, adjacent to Norton lane, including required street trees,
with particular emphasis at the site’'s eastern driveway intersections at Norton Lane. In
addition, landscape islands are required to be located throughout the proposed off-
street parking areas.

Street trees within a curbside planting strip along the Norton Lane frontage are required
fo have a two-inch minimum caliper, exhibit size and growing characteristics appropriate
for the particular planting strip and be spaced as appropriate for the selected species
and as may be required for the locations of above ground utility vaults, fransformers, light
poles, and hydrants. All street trees shall be of good quality and shall conform to
American Standards for Nursery Stock (ANSI Z60.1). The Planning Director reserves the
right to reject any plant material which does not meet this standard.

Applicant Response:

This proposed development and application includes the Landscape Plan Review
application. The landscape design for the site includes the required screening and
buffering to the adjacent properties along the North, West and South property lines.
There are also enhanced plantings along the SE Norton Lane frontage.

The proposed development application also includes the SE Norton Lane street frontage
improvements. These include the required street trees. The proposed street frees meet
the specified requirements.

5. That final development plans for the subject site include a detailed storm drainage plan
which incorporates the requirements of City's Storm Drainage Master Plan. This plan must
be submitted to, and approved by, the City Engineering Department prior to issuance of
any development permits. Any utility easements needed to comply with the approved
plan must be reflected on the final plat. If the final storm drainage plan incorporates the
use of collection systems and easements, such must be private, rather than public, and
private maintfenance agreements must be approved by the City for them.

Applicant Response:

This application includes a Preliminary Grading and Drainage Plan, drawing C2.0. It is
understood that complete drainage design must be provided in accordance with the
City of McMinnville Storm Drainage Master Plan. Detailed drainage design and
stormwater analysis will be provided for permit submittal to the City Engineering
Department.

6. The final development plans for the subject site include a detailed sanitary sewerage
collection plan which incorporates the requirements of City's Collection Systems Facilities
Plan. This plan must be submitted to, and approved by, the City Engineering
Department prior to issuance of any development permits. Any ufility easements
needed to comply with the structures located within the subject site are required to
connect fo the sanitary sewer systems as soon as service is available.
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Applicant Response:

This application includes a Preliminary Utilities Plan, drawing C3.0. It is understood that
complete sanitary sewerage design must be provided in accordance with the City of
McMinnville Collection Systems Plan. Detailed sanitary sewerage design and analysis will
be provided for permit submittal to the City Engineering Department.

7. That the developer secure from the Department of Environmental Quality (DEQ)
applicable storm runoff and site development permits prior fo construction of the
required site improvements. Evidence of such permit shall be submitted to the City
Engineer.

Applicant Response:

It is understood that the owner/developer must secure the applicable Department of
Environmental Quality (DEQ)stormwater runoff permits. Evidence of the permits will be
submitted to the City Engineer as required.

8. That the developer enter into a construction permit agreement with the City Engineering
Department for all public improvements and gain a fill and grading permit for a lot fill
agreement from the City Building Division. All fill placed in the areas where construction
is expected shall be engineered and shall meet with approval of the City Building Division
and the City Engineering Department.

Applicant Response:

It is understood that the owner/developer must enter into a consfruction permit
agreement with the City Engineering Department for all public improvements and gain a
fill and grading permit for a lot fill agreement from the City Building Division. It is also
understood that all fill placed in the areas where construction is expected shall be
engineered and shall meet with approval of the City Building Division and the City
Engineering Department.

9. That the developer extend water and power services to the subject site in accordance
with McMinnville Water and Light requirements, including any necessary contracts
and/or easements. Said water service is to include required fire hydrants, which are
necessary to be in working order prior to the issuance of building construction permits.

Applicant Response:

It is understood that the owner/developer extend water and power services to the
subject site, if required by McMinnville Water and Light. The required improvements, if
any, will be designed and installed to the requirements of McMinnville Water and Light.
Although, there is an existing public water main located within the NE Norton Lane right-
of-way and power currently serves the adjacent property to the north.

It is further understood that said water service is to include required fire hydrants, which
are necessary to be in working order prior fo the issuance of building consfruction
permits.

10. That ufilities shall be extended to the property boundaries by the applicant, as may be
required by the City Engineer or McMinnville Water and Light.
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Applicant Response:

It is understood that McMinnville Water and Light may require ufility extensions to the
subject site, if not currently provided. The required improvements, if any, will be designed
and installed to the requirements of McMinnville Water and Light. Although, there is an
existing public water main located within the NE Norton Lane right-of-way in front of the
subject site and power currently serves the adjacent property to the north.

11. That no building shall exceed the height of 35 feet.

Applicant Response:

The Applicant is proposing a Variance through the Planning Commission Authority to
request approval to allow a roof height of 37 feet to the highest ridge line. The detailed
response to the requested Variance is included within the Variance Application
Narrative.

12. That if outside lighting is provided, it must be directed down and away from residential
areas and public streets.

Applicant Response:

The proposed site lighting design is included in this application, drawing ME1.0. The
proposed lighting design provides full cut-off light fixture that prevent light from entering
the adjacent properties and the lighting design does not shine light onfo the SE Norfon
Lane right-of-way.

13. That signs located on the site shall be subject to the requirements of McMinnville
Ordinance 4572 (B).

Applicant Response:

It is understood that any proposed signage must be designed to be in compliance with
the City of McMinnville Ordinance 4572 (B). A small site identification sign is proposed
and the location is noted on the Site Plan, drawing A1.0 and Al.1.

14. That all business, storage, or displays shall be conducted wholly within an enclosed
building; except for off-street parking and loading.

Applicant Response:
The proposed development is for multifamily housing and this condition of approval is not
applicable.

15. That the subject site is limited to professional office use or medical office
use, or other compatible, small scale commercial uses such as delicatessen, florist, or
day care facility. Uses other than professional office use or medical office use may not
exceed fifteen (15) percent of the total floor area proposed to be constructed within the
subject site. Drive-up restaurants; automobile, boat, trailer, or truck rental sales or
service; building materials supply stores; recreational vehicle parks; storage garage or
mini-warehouse buildings; and, automobile service stations are prohibited from locating
on the site."
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Applicant Response:

This condition of approval has been amended fo include multifamily housing. The
revised condition was included in Ordinance 5072 (PDA 6-18). A respond to the
amended condition of approval follows in the response to address Ordinance 5072
below.

16. That if restrictive covenants are proposed for the development they must meet with the
approval of the Planning Director.

Applicant Response:
There are no restrictive covenants proposed with this development application. This
condition of approval is not applicable.

17. That the approved Master Plan as approved by the Planning Commission shall be
placed on file with the Planning Department and become part of the zone and binding
to the owner and developer. The developer will be responsible for requesting permission
of the Planning Commission for any major changes of the details of the final
development plans. Minor changes to the details of the adopted plan may be
approved by the City Planning Director. It shall be the Planning Director’s decision as to
what constitutes a minor or major change. An appeal from a ruling by him may be
made only o the Commission. Review of the Planning Director’s decision by the
Planning Commission may be initiated at the request of any one of the commissioners.

Applicant Response:
The requirements of this condition of approval are understood by the developer/owner.

18. That improvements to the Norton Lane frontage, to the southern most entry drive, or as
may otherwise be required by the City of McMinnville, shall be done at the developer’s
expense and be finalized prior to release of any occupancy permits. Plans for
improvement to Norton Lane shall be submitted to the City Engineer for review and
approval prior to its construction.

Applicant Response:

It is understood that SE Norton Lane frontage improvements are required for the
proposed development and that those improvements will be at the owner/developers
expense. Itis further understood that the design of the proposed SE Norton Lane
improvements shall be submitted to the City engineer for review and approval. Itis also
understood that the frontage improvements must be completed before any occupancy
permits will be issued.

19. The developer/owner of the subject site must grant to the Willamette Valley Medicall
Center and the City of McMinnville the right to cause all airspace above the surface of
the subject site such as noise, vibrations, fumes, dust, fuel particles and all other effects as
may be caused by the operations of aircraft landing at or taking off or operating at or on
the Medical Center property and the McMinnville Municipal Airport. The owner must fully
waive any right or cause action which he may now or in the future arise against the
Willamette Valley Medical Center and the City of McMinnville due fo such
circumstances.

Applicant Response:
The owner/developer understands the requirements of this condition of approval.
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20. That prior fo the development of the site, the applicant shall sign a waiver of
remonstrance against the future development of Norton Lane. The waiver shall be
prepared by the City.

Applicant Response:
The owner/developer understands the requirements of this condition of approval.

ORDINANCE 5072: CONDITIONS OF APPROVAL:
1. That Condition 15 of Ordinance 4709, as amended by Ordinance 4863, be
amended as follows:

That the subject site is limited to professional office use or medical office use, or
multiple family dwellings, senior condominiums, senior apartments, or assisted
living facilities, or other compatible, small scale commercial uses such as
delicatessen, florist, or day care facility. Uses other than professional office use,
medical office use, multiple family dwellings, or senior condominiums, senior
apartments, or assisted living facilities, may not exceed fifteen (15) percent of the
total floor area proposed to be constructed within the subject site. Drive-up
restaurants; automobile, boat, frailer, or truck rental sales or service; building
materials supply stores; recreational vehicle parks; storage garage or mini-warehouse
buildings; and, automobile service stations are prohibited from locating

on the site.

If the site is developed as multiple family dwellings, an area equivalent to 10
percent of the gross area of the site shall be reserved for usable open space
for residents of the multiple-family development site. The usable open space
area shall be a contfiguous area with each dimension being at least 25 feet in
length, shall be located outside of the front yard setback area, and may be
counted towards the minimum 25 percent of the site area that must be
landscaped.”

Applicant Response:
The proposed development is for 138 units of multiple family dwellings (apartments) and
is therefore a complying use.

The subject site is 214, 759 sf. The proposed Site Plan provides 32,769 sf of common open
space, which is 15% of the gross site area and is therefore compliant.

2. All other requirements and conditions of approval from Planned Development
Ordinance 4709 shall remain in effect.

Applicant Response:
The response to the remaining Conditions of Approval of Ordinance 4709 has been
addressed above in the response to Ordinance 4709.
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McMinnville Comprehensive Plan: VOLUME Il GOALS AND POLICIES:

Volume I, Goals and Policies, contains the goal, policy, and proposal statements which shall be
applied to all land use decisions. Goal, policy, and proposal statements each have different
purposes: goal statements are the most general principles; policy statements are directed o
specific areas to further define the goal statements; and proposals are possible courses of action
open to the City which shall be examined to further implement the goal and policy
requirements. Each of these statement types is further defined below:

GOALS: are the broadly-based statements infended to set forth the general principles on
which all future land use decisions will be made. Goals carry the full force of the authority
of the City of McMinnville and are therefore mandated.

POLICIES: are the more precise and limited statements inftended to further define the goals.
These statements also carry the full force of the authority of the City of McMinnville and are
therefore mandated.

PROPOSALS: are the possible courses of action available to the City to implement the goals
and policies. These proposals are not mandated; however, examination of the proposals
shall be undertaken in relation to all applicable land use requests.

The implementation of these goals, policy, and proposal statements shall occur in one of
two ways. First, the specific goal, policy, or proposal shall be applied to a land use decision
as a criterion for approval, denial, or modification of the proposed request. In this case the
goal, the policy, or the proposal is directly applied. The second method for implementing
these statements is through the application of provisions and regulations in ordinances and
measures created to carry out the goals and policies. This method involves the indirect
application of the statements. These ordinances and measures are included in Volume I
of the McMinnville Comprehensive Plan.

CHAPTER V: HOUSING AND RESIDENTIAL DEVELOPMENT

GOAL V 1: TO PROMOTE DEVELOPMENT OF AFFORDABLE, QUALITY HOUSING FOR ALL CITY
RESIDENTS.

General Housing Policies:
58.00 City land development ordinances shall provide opportunities for development of
a variety of housing types and densities.

Applicant Response:

The proposed development provides multifamily housing that has been designed
fo be in compliance with the applicable sections of the City of McMinnville
Zoning Ordinance and applicable ordinances within the planned development
area of the subject site.

59.00 Opportunities for multiple dwelling and mobile home developments shall be
provided in McMinnville to encourage lower-cost renter and owner-occupied
housing. Such housing shall be located and developed according to the
residential policies in this plan and the land development regulations of the City.
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Applicant Response:

The proposed multifamily development has been designed to be in compliance
with the applicable sections of the City of McMinnville Zoning Ordinance,
including the Residential Design Standards for apartments, 17.11.090 and the
applicable ordinances within the planned development area of the subject site.

Low-Cost Housing Policies:

64.00

65.00

66.00

67.00

The City of McMinnville shall work in cooperation with other governmental
agencies, including the Mid-Willamette Valley Council of Governments and the
Yamhill County Housing Authority, and private groups to determine housing
needs, provide better housing opportunities and improve housing condifions for
low- and moderate-income families.

The City of McMinnville shall coordinate with the Mid-Willamette Valley Council of
Governments to develop a "“fair share” plan to allocate low-cost housing
throughout the tri-county region.

The City of McMinnville shall confinue to allow development of its fair share of the
region’s low-cost housing. The share accepted will be based on quantifiable
studies which take into account the amount of the low-cost housing already in
the community and the overall housing opportunities in the city and region.

Subsidized low-cost housing shall be dispersed throughout the McMinnville urban
area. Dispersal plans shall be coordinated with appropriate agencies.

Applicant Response:
The proposed development is for market-rate multifamily housing and is not
proposed to be a low-income or subsidized development.

GOAL YV 2: TO PROMOTE A RESIDENTIAL DEVELOPMENT PATTERN THAT IS LAND INTENSIVE AND
ENERGY-EFFICIENT, THAT PROVIDES FOR AN URBAN LEVEL OF PUBLIC AND PRIVATE
SERVICES, AND THAT ALLOWS UNIQUE AND INNOVATIVE DEVELOPMENT TECHNIQUES
TO BE EMPLOYED IN RESIDENTIAL DESIGNS.

Policies:

68.00 The City of McMinnville shall encourage a compact form of urban development
by directing residential growth close to the city center, to designated
neighborhood activity centers, and to those areas where urban services are
already available before committing alternate areas to residential use. (Ord.
5098, December 8, 2020)

Applicant Response:
The subject site is designated C-3 Commercial and has been identified for
Medium-High Density Residential under the Three Mile Lane Planned
Development Amendment to Ordinance 4709.
The subject site has existing urban services available to the site.
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Planned Development Policies:

72.00

74.00

75.00

76.00

77.00

78.00

Planned developments shall be encouraged as a favored form of residential
development as long as social, economic, and environmental savings will accrue
to the residents of the development and the city.

Applicant Response:

The subject site is located within the Three Miler Lane Planned Development
Overlay. The proposed development has been designed to be in compliance
with the applicable ordinances within the Three Mile Lane PD overly including
Ordinance 4709 and Ordinance 5072.

Distinctive natural, topographic, and aesthetic features within planned
developments shall be retained in all development designs.

Applicant Response:
The subject site does not contain any distinctive natural or fopographic features.

Common open space in residential planned developments shall be designed to
directly benefit the future residents of the developments. When the open space is
not dedicated to or accepted by the City, a mechanism such as a homeowners
association, assessment district, or escrow fund will be required to maintain the
common area.

Applicant Response:

The proposed Site Plan provides Common Open Spaces in compliance with
17.11.090. The proposed Common Open Spaces occur within the private market-
rate apartment development and will be maintained by the development
ownership.

Parks, recreation facilities, and community centers within planned developments
shall be located in areas readily accessible to all occupants.

Applicant Response:

The proposed Site Plan provides Common Open for recreational use by the
apartment residents. There are no other recreation facilities or community
centers proposed within this development.

The internal fraffic system in planned developments shall be designed to promote
safe and efficient fraffic flow and give full consideration to providing pedestrian
and bicycle pathways.

Applicant Response:

The proposed development and Site Plan is limited to a single 4.93 acre site and
does not include any internal public streets. The proposed Site Plan does include
internal drive aisles and parking areas that will provide safe and efficient access
fo parking and the buildings throughout the site. There is a network of internal
sidewalks and pathways that connect the parking, buildings and common open
spaces to the public street frontage.

Traffic systems within planned developments shall be designed to be compatible
with the circulation patterns of adjoining properties.
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Applicant Response:
The subject site has limited public street frontage and is limited to a single
driveway onto SE Norfon Lane.

Multiple Dwelling Development Policies:

86.00

87.00

88.00

89.00

Dispersal of new multi-dwelling housing development will be encouraged
throughout the City in areas designated for residential and mixed-use
development to encourage a variety of housing types throughout the community
and to avoid an undue concentration of multi dwelling development in specific
areas of the community leading to a segregation of multi dwelling development
in McMinnville from residential neighborhoods. Dispersal policies will be consistent
with the Great Neighborhood Principles.

In areas where there are the amenities, services, infrastructure and public facilities
to support a higher density of multi-dwelling development, and the area is
commensurate with a higher concentration of multi-dwelling development
without creating an unintended segregation of multi-dwelling development, such
as McMinnville's downtown, the area surrounding Linfield University and
Neighborhood Activity Centers, a higher concentration of multi-dwelling
development will be encouraged. (Ord. 5098, December 8, 2020)

Applicant Response:

As provided for by the adoption of Ordinance 4709, amended by Ordinance
5072, the subject site is located in an area of McMinnville that has the existing
infrastructure, public facilities to support the density of the proposed
development. The proposed development will provide needed housing for the
support staff of the adjacent medical facilities and the Willamette Valley medical
Center Hospital, as well as other nearby employment centers.

Residential developments at densities beyond that normally allowed in the
multiple-dwelling zone shall be allowed in the core area subject to review by the
City. These developments will be encouraged for (but not limited to) the provision
of housing for the elderly.

Applicant Response:
The proposed development is within the allowable density for the subject site.
The subject site is not located within the core area and this does not apply.

Deleted as per Ord. 4796, October 14, 2003.

Zoning standards shall require that all multiple-dwelling housing developments
provide landscaped grounds. (Ord. 4796, October 14, 2003)

Applicant Response:

The proposed development includes detailed Landscape Plans that have been
designed for review in conjunction with all aspects of the McMinnville Zoning
Codes. Multiple locations with Zoning Code require landscaping, including the
17.11 the Residential Design Standards. The proposed landscape design provides
landscaping throughout all areas of the site not covered by buildings, parking or
drive aisles.
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90.00 Greater residential densities shall be encouraged to locate along major and
minor arterials, within one-quarter mile from neighborhood and general
commercial shopping centers or within neighborhood activity centers, and within
a one-half mile wide corridor centered on existing or planned public transit
routes. (Ord. 5098, December 8, 2020; Ord. 4840, January 11, 2006; Ord. 4796,
October 14, 2003)

Applicant Response:

The subject site is located on SE Norton Lane at the intersection of SE Stratus
Avenue. SE Norton Lane, which is classified as a minor collector, provides direct
access to Highway 18, which is classified as a major arterial. This network of
roadways provides adequate access for vehicular traffic serving the proposed
development.

Yamhill County Transit, Route 2, serves SE Norton Lane with a transit stop located
at the intersection of SE Norton Lane and SE Stratus Ave.

91.00 Multiple dwelling housing developments, including condominiums, but excluding
campus living quarters, shall be required to access off of arterials or collectors or
streets determined by the City to have sufficient traffic carrying capacities to
accommodate the proposed development. (Ord. 4573, November 8, 1994)

Applicant Response:

The subject site and proposed development has access from SE Norton Lane
which is a minor collector. Norton Lane connects directly to Highway 18 thatis a
major arterial. The existing network of public roadways has sufficient carry
capacity for the traffic generated by the proposed development.

A Transportation Impact Study has been prepared and is included in this
application.

92.00 High-density housing developments shall be encouraged to locate along existing
or potential public fransit routes.

Applicant Response:

The subject site is located along an existing public transit route, Yamhill County
Transit, Route 2, with a fransit stop located at the intersection of SE Norton Lane
and SE Stratus Ave.

92.01 High-density housing shall not be located in undesirable places such as near
railroad lines, heavy industrial uses, or other potential nuisance areas unless
design factors are included to buffer the development from the incompatible
use.

Applicant Response:
The subject site is not located near railroad lines or heavy industrial uses.

92.02 High-density housing developments shall, as far as possible, locate within
reasonable walking distance to shopping, schools, and parks, or have access, if
possible, fo public fransportation. (Ord. 4796, October 14, 2003)
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Applicant Response:

The subject site is located along an existing public transit route, Yamhill County
Transit, Route 2, with a fransit stop located at the intersection of SE Norton Lane
and SE Stratus Ave. The subject site is not located near schools, shopping or
parks.

92.03 Housing developments for the elderly shall, as far as possible, locate near
community centers, parks, and shopping areas, or where transportation services
can be provided to enable access to these activity areas. (Ord. 4796, October
14, 2003)

Applicant Response:
The proposed project is not an Elderly Housing development.

Urban Policies:

99.00 An adequate level of urban services shall be provided prior to or concurrent with
all proposed residential development, as specified in the acknowledged Public
Facilities Plan. Services shall include, but not be limited to:

1. Sanitary sewer collection and disposal lines. Adequate municipal waste
treatment plant capacities must be available.

2. Storm sewer and drainage facilities (as required).

3. Streets within the development and providing access to the development,
improved fo city standards (as required).

4. Municipal water distribution facilities and adequate water supplies (as
determined by City Water and Light). (as amended by Ord. 4796, October 14,
2003)

Applicant Response:

The subject site has existing water and sanitary sewer lines located within the SE
Norton Lane right-of-way. The existing sanitary sewer is an 8" main, which has
adequate capacity for the proposed development.

There is an existing 10” water main located in the SE Norton Lane right-of-way.
This line has adequate capacity for domestic and fire line services for the
proposed development and additional new fire hydrants.

The subject site is accessed by SE Norton Lane, which currently terminates just
south of the intersections with SE Stratus Avenue. The proposed development will
provide public street frontage improvements along the SE Norton Lane right-of-
way to the southern boundary of the site and the current McMinnville City limits.

There are no public streets proposed or required within the proposed
development. The Site Plan provides a network of drive aisles and parking areas
serving the buildings and living units. A Fire Truck turnaround has been provided
at the rear of the site.
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Urbanization, Great Neighborhood Principles:

187.10 The City of McMinnville shall establish Great Neighborhood Principles to guide the
land use patterns, design, and development of the places that McMinnville
citizens live, work, and play. The Great Neighborhood Principles will ensure that all
developed places include characteristics and elements that create a livable,
egalitarian, healthy, social, inclusive, safe, and vibrant neighborhood with
enduring value, whether that place is a completely new development or a
redevelopment or infill project within an existing built area.

187.20 The Great Neighborhood Principles shall encompass a wide range of
characteristics and elements, but those characteristics and elements will not
function independently. The Great Neighborhood Principles shall be applied
together as an integrated and assembled approach to neighborhood design
and development to create a livable, egalitarian, healthy, social, inclusive, safe,
and vibrant neighborhood, and to create a neighborhood that supports today’s
technology and infrastructure, and can accommodate future technology and
infrastructure.

187.30 The Great Neighborhood Principles shall be applied in all areas of the city to
ensure equitable access to a livable, egalitarian, healthy, social, inclusive, safe,
and vibrant neighborhood for all McMinnville citizens.

187.40 The Great Neighborhood Principles shall guide long range planning efforts
including, but not limited to, master plans, small area plans, and annexation
requests. The Great Neighborhood Principles shall also guide applicable current
land use and development applications.

187.50 The McMinnville Great Neighborhood Principles are provided below. Each Great
Neighborhood Principle is identified by number below (numbers 1 - 13), and is
followed by more specific direction on how to achieve each individual principle.

1. Natural Feature Preservation. Great Neighborhoods are sensitive to the
natural condifions and features of the land.
a. Neighborhoods shall be designed to preserve significant natural
features including, but not limited to, watercourses, sensitive lands,
steep slopes, wetlands, wooded areas, and landmark trees.

Applicant Response:
The existing subject site is vacant agricultural land and the no existing
natural features or trees present.

2. Scenic Views. Great Neighborhoods preserve scenic views in areas that
everyone can access.

a. Public and private open spaces and streets shall be located and
oriented to capture and preserve scenic views, including, but not
limited to, views of significant natural features, landscapes, vistas,
skylines, and other important features.
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Applicant Response:

The existing subject site does not have any scenic views or existing
natural features. The proposed site design does create large open
space areas within the subject site for residents to recreate.

3. Parks and Open Spaces. Great Neighborhoods have open and
recreational spaces to walk, play, gather, and commune as a
neighborhood.

a. Parks, trails, and open spaces shall be provided at a size and scale
that is variable based on the size of the proposed development and
the number of dwelling units.

b. Central parks and plazas shall be used to create public gathering
spaces where appropriate.

c. Neighborhood and community parks shall be developed in
appropriate locations consistent with the policies in the Parks Master
Plan.

Applicant Response:

The proposed site plan creates a variety of open space types for the
residents. There are large open spaces, space courtyard style
gathering and sitting areas and picnic and barbeque areas. The is a
network of onsite pathways that connect the building enfries, parking
areas and the public street frontage to the open spaces throughout
the site.

4. Pedestrian Friendly. Great Neighborhoods are pedestrian friendly for people
of all ages and abilities.

a. Neighborhoods shall include a pedestrian network that provides for a
safe and enjoyable pedestrian experience, and that encourages
walking for a variety of reasons including, but not limited to, health,
transportation, recreation, and social interaction.

b. Pedestrian connections shall be provided to commercial areas,
schools, community facilities, parks, frails, and open spaces, and shall
also be provided between streets that are disconnected (such as
cul-de-sacs or blocks with lengths greater than 400 feet).

Applicant Response:

The subject site provides a network of walkways and pathways
throughout the site connecting the living units to the open spaces,
parking areas and the public street frontage. The subject site is also
served by Yamhill County Transit with a transit stop at the corner of SE
Norton Land and SE Stratus Avenue.

The network of pedestrian walkways and pathways connect to all
existing adjacent public sidewalks and street frontage. There are nof
existing adjacent trails.

5. Bike Friendly. Great Neighborhoods are bike friendly for people of all ages
and abilities.
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a. Neighborhoods shall include a bike network that provides for a safe
and enjoyable biking experience, and that encourages an increased
use of bikes by people of all abilities for a variety of reasons,
including, but not limited to, health, transportation, and recreation.

b. Bike connections shall be provided to commercial areas, schools,
community facilities, parks, trails, and open spaces.

Applicant Response:
The proposed street frontage improvements along the SE Norton
Lane Frontage includes a bike lane.

6. Connected Streets. Great Neighborhoods have interconnected streets that
provide safe travel route options, increased connectivity between places
and destinations, and easy pedestrian and bike use.

a. Streefts shall be designed fo function and connect with the
surrounding built environment and the existing and future street
network, and shall incorporate human scale elements including, but
not limited to, Complete Streets features as defined in the
Comprehensive Plan, grid street networks, neighborhood traffic
management techniques, traffic calming, and safety enhancements.

b. Streets shall be designed to encourage more bicycle, pedestrian and
transit mobility with a goal of less reliance on vehicular mobility.

Applicant Response:
The subject site has limited street frontage. There are no additional
current or future rights of way adjacent the site.

7. Accessibility. Great Neighborhoods are designed to be accessible and
allow for ease of use for people of all ages and abilities.

a. To the best extent possible all features within a neighborhood shall be
designed to be accessible and feature elements and principles of
Universal Design.

b. Design practices should strive for best practices and not minimum
practices.

Applicant Response:

The proposed on-site network of walkways and pathways will be
designed and built to be fully accessible to all residents of the
proposed development and the surrounding community.

8. Human Scale Design. Great Neighborhoods have buildings and spaces that
are designed to be comfortable at a human scale and that foster human
interaction within the built environment.

a. The size, form, and proportionality of development is designed to
function and be balanced with the existing built environment.

b. Buildings include design elements that promote inclusion and
interaction with the right-of-way and public spaces, including, but
not limited to, building orientation fowards the street or a public
space and placement of vehicle-oriented uses in less prominent
locations.
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c. Public spaces include design elements that promote comfortability
and ease of use at a human scale, including, but not limited to, street
frees, landscaping, lighted public areas, and principles of Crime
Prevention through Environmental Design (CPTED).

Applicant Response:

The proposed site and building design provides a variety of scales for
the buildings and usable open spaces. The building forms are heavily
articulated to reduce mass and scale. The street frontage building
are oriented along the street frontage and provide direct access to
the building entries. The on-site parking areas are screened from the
public street frontage and the buildings are oriented around the
common open spaces within the site.

9. Mix of Activities. Great Neighborhoods provide easy and convenient access
to many of the destinations, activities, and local services that residents use
on a daily basis.

a. Neighborhood destinations including, but not limited to,
neighborhood-serving commercial uses, schools, parks, and other
community services, shall be provided in locations that are easily
accessible to surrounding residential uses.

b. Neighborhood-serving commercial uses are infegrated into the built
environment at a scale that is appropriate with the surrounding area.

c. Neighborhoods are designed such that owning a vehicle can be
opftional.

Applicant Response:

The existing subject site is vacant is located along the existing of the
current urban growth boundary and the McMinnville city limits. The
subject site is near the Highway 18 and Norton Lane intersections,
and adjacent to the Yamhill County Transit bus line ant stop. A large
employment center, Willamette Valley Medical Center across SE
Norfon Lane from the subject site.

10. Urban-Rural Interface. Great Neighborhoods complement adjacent rural
areas and fransition between urban and rural uses.
a. Buffers or fransitions in the scale of uses, buildings, or lots shall be
provided on urban lands adjacent to rural lands to ensure
compatibility.

Applicant Response:

The subject site is located adjacent the current McMinnville City Limits
and the Urban Growth Boundary. The scale and mass of the
proposed development serves as a transition from the higher density
larger scale buildings adjacent to the site, to the agricultural lands
outside the Urban Growth Boundary that is adjacent to the site.

The proposed site plan does not place buildings adjacent the
southerly property line to the south. This “steps down" the massing of
the site to the UGB. The proposed site plan places the parking area
adjacent to the UGB to soffen the fransition. Parking is proposed
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within 6 feet of this property line. A six-foot sight obscuring fence and
landscape screening and buffering with continuous shrubs and trees
are proposed along this boundary to mitigate the proximity of the
parling to the UGB.

11. Housing for Diverse Incomes and Generations. Great Neighborhoods
provide housing opportunities for people and families with a wide range of
incomes, and for people and families in all stages of life.

a. A range of housing forms and types shall be provided and integrated
info neighborhoods to provide for housing choice at different income
levels and for different generations.

Applicant Response:

The proposed development is for market rate housing and will be
located adjacent to the proposed low-income housing project,
Status Village. Itis anticipated that the residents of both projects will
represent a wide diversity of residents from young people just leaving
home to live on their own, young families with small children, middle
class working families and senior citizens.

12. Housing Variety. Great Neighborhoods have a variety of building forms and
architectural variety fo avoid monoculture design.
a. Neighborhoods shall have several different housing types.
b. Similar housing types, when immediately adjacent to one another,
shall provide variety in building form and design.

Applicant Response:

The subject site is located adjacent to a variety of uses and
subsequent building scales and building forms. The proposed
development is for needed multi-family housing apartment units. The
proposed development is for market rate housing and will be located
adjacent to the proposed low-income housing project, Status Village.
This accomplishes the Great Neighborhood Principle of providing a
variety of housing types within the subject neighborhood.

13. Unigue and Integrated Design Elements. Great Neighborhoods have
unique features, designs, and focal points to create neighborhood
character and identity. Neighborhoods shall be encouraged to have:

a. Environmentally friendly construction techniques, green infrastructure
systems, and energy efficiency incorporated into the built
environment.

b. Opportunities for public art provided in private and public spaces.

c. Neighborhood elements and features including, but not limited to,
signs, benches, park shelters, street lights, bike racks, banners,
landscaping, paved surfaces, and fences, with a consistent and
infegrated design that are unique to and define the neighborhood.
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McMinnville Zoning Code, Title 17: Compliance to Applicable Chapters

CHAPTER 17.11 RESIDENTIAL DESIGN AND DEVELOPMENT STANDARDS

17.11.090 Apartments.
Apartments are a type of attached housing within single-story or multi-story buildings. Apartment
dwelling units may share common walls, ceilings, or floors.

A. Characteristics.

1.

Site Sizes: Single walk-ups, block apartments, and many courtyard apartments can fit on
a 100 x 100 foot lot. Bigger developments with multiple walk-up buildings may be as large
as 250,000 square feet, or 500 x 500 foot lofs.

Applicant Response:
The subject site is 214,759 sf and within the range identified for walk-up apartments and is
therefore compliant.

Height Range: Apartment heights vary depending on the type and the location.

Applicant Response:
The proposed development is for three-story apartment buildings which is fully
compatible with the existing and proposed adjacent development.

Density Ranges: Apartment densities vary depending on building type and site design
layout.

Applicant Response:
The proposed development has a density of just under 28 units per acre which is typical
of “Walk-up Apartments”.

B. Types of Apartments.

2. Walk-Up Apartments.

a. Description: Buildings are limited to three stories, and consist of about four to 12
units each, accessible from a single open-air stairwell. Dwelling units are typically
constructed in Type V frame construction with fire sprinklers. Individual apartment
buildings are arranged around common open space and shared parking areas.

Applicant Response:

The proposed development is 12-unit to 24-unit three-story buildings with open-air
stairways that provide access to the living units. The buildings are proposed to be
Type V-B wood-framed construction with fire sprinklers. The buildings are located
adjacent fo several common open spaces.

b. Appropriate Context: Walk-up apartments are appropriate adjacent to or within a
single dwelling neighborhood depending on site design, orientation to the street,
location of parking, and the massing and scale of buildings.

Applicant Response:
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The subject site and proposed development is located within a C-3 Commercial
zoned area to the North, an R-4 Medium, High Density parcel adjacent on the
West side and the M-L Limited Light Industrial zone to the East. The existing
neighborhood has a variety of building scales from the multi-story Willamette
Valley Medical Center to the East, single story Medical Offices and a three-story
motel to the North.

c. Also Named: Woody Walk-Ups, Single Stair Walk-Ups

Applicant Response:
The proposed development is also referred to as a “woody walkup” and provides
open air stairways to the upper living units.

d. Variations: May have an internal stair. Generally, in this case, the maximum
number of units per floor are four. They can be designed with front and back
windows for cross ventilation. Buildings can be separated to offer access to light
and air on three sides.

Applicant Response:

The proposed building design provides open air stairways on each side of the
building to serve the upper floor units. The stairways serve as access fo ftwo ground
floor and four upper floor units per stairway.

e. Lot Sizes: Vary widely, from 10,000 to 250,000 square feet

Applicant Response:
The subject site is 214,759 sf which is within the identified range.

f. Density Range: 15 - 30 units per acre. (Note, maximum density will be governed by
McMinnville's municipal code.)

Applicant Response:
The proposed density is just under 28 units per acre which is within the identified
allowable density range.

g. Building Height: Usually 3 stories; can be 2 stories. (Note, maximum height will be
governed by McMinnville's Municipal Code.)

Applicant Response:
The proposed building height is three-stories.

h. Construction Type and Building Code Issues: Typically Type V frame construction.
Sprinklers for fire suppression are required.

Applicant Response:
The proposed Construction Type is Type V-b, non-rated with NFPA 13-R Fire
sprinklers.

C. Development Standards. The applicable development standards are as follows:

Applicant Response:
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Required:

Lot Width: 50 feet min.,
Lot Depth: 100 feet min.
Lot Size: 5,000 sf Min.,

Front Setback: 15 feet min.,
Side Setback: 10 feet min,
Rear Setback: 20 feet min.,
Building Height:

Proposed:
Subject Site: 320.20 feet

Subject Site: 670.96 feet
Subject Site: 214,759 sf.
Proposed: 15 feet
Proposed: 10 feet min.
Proposed: 79’-6"
Proposed: 36'-4"

D. Design Standards. The Apartment Design Standards for multi-dwelling housing are standards
that apply fo apartment housing types. These standards are related to site design and
building frontage, parking, compatibility with neighboring homes, open space, and private

space.

1. Context and Site Design. Site design standards are intended to facilitate the
development of attractive multi-dwelling housing. They encourage good site and
building design, which contributes to livability, safety, and sustainability; helps create a
stronger community, and fosters a quality environment for residents and neighbors.

a. Mirror the scale of blocks and the block-like structure of the surrounding

neighborhood.

Applicant Response:

The existing surrounding neighborhood has a variety of building sizes, scales
and heights that range from mobile homes to the west, large multfi-story
hospital to the east, large single story medical office building to the north and
a three-story hotel to the north. The proposed Site Plan provides a variety of
three-story buildings ranging from 12 living units to 24 living unifs. There are
portions of three buildings that have single story and two-story pop-outs
providing additional scale and variety.

b. Connect the internal network of streets and paths to those of the surrounding
area where possible.
Applicant Response:
Subject site has limited street frontage and abuts a single public street, SE
Norton Lane. Internal site circulation and drive aisles provide access to the
parking areas and buildings. There is a network of pathways and sidewalks
that connect the parking areas, opens spaces and building entrances.

c. Configure apartments, parking areas, and common open space in clusters
that mirror the scale of blocks of the surrounding neighborhood or are no more
than 10,000 square feet in area per cluster.

Applicant Response:

The neighborhood immediately adjacent to the subject site consists of large
blocks, large sites and large scale buildings. The long narrow site has very
limited opportunities and constraints for arranging the buildings, parking and
open space. The proposed Site Plan groups the buildings and open space
info three separate clusters. This proposed Site Plan is compatible with existing
adjacent development and provide smaller “clusters” of development.
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Buildings A and B are required to be adjacent the street frontage and are
bisected by the only available site access point. A common open space
provides separation of the building fo the parking area.

Buildings C and D are grouped in a cluster and are oriented around a large
common open space and the open space is adjacent a parking area.

Buildings E, F and G are also grouped in a cluster oriented around a large
common open space and the open space is adjacent to a parking area.

. Residential units must be oriented to a common open space, including a

common green, a plaza, or a pocket park.

Applicant Response:

The long narrow site has very limited opportunities and constraints for arranging
the buildings, parking and open space. The buildings on the proposed Site
Plan are all oriented to common open spaces. The Open Space Analysis Plan,
drawing A1.0-A identifies each open space and provide the areas of each.

Buildings A and B are required to be adjacent the street frontage and are
bisected by the only available site access point. Buildings A and B are directly
adjacent fo common open space. Building A is adjacent Open Space 01,
Building B is adjacent Open Space 02.

Buildings C and D are grouped in a cluster and are oriented around Common
Open Space 03.

Buildings E, F and G are also grouped in a cluster oriented around Common
Open Space 04. There is also a Courtyard Open Space 05 between Building E
and Building G.

. Orient all buildings around a shared open space that meets the requirements

of a Common Open Space.

Applicant Response:

The Open Space Analysis Plan, drawing A1.0-A identifies each open space
and provides the areas of each space. There are a variety of uses proposed
for the Common Open Spaces. These include both passive and active Open
Space.

There are large open lawn areas that would encourage recreational uses such
as frisbee, play areas for ball sports, dog walking or just lounging on a blanket.
There are also two different picnic areas with picnic tables and a barbeque.
There are several seating areas with a raised planter with a seat height wall
and decorative tress and landscaping, benches and shade frees. Some of
these seating areas border the larger lawn areas while some are in more
confined courtyard spaces and can provide a more intfimate quiet setting.

f. Align buildings to surrounding streets.
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Applicant Response:
There is only one public street, SE Norton Lane, that abuts the subject site.
There are two buildings that are adjacent to the SE Norton Lane frontage,
Building A and Building B. These two buildings are aligned, on the long building
axis, along the sfreet frontage.

g. Connect to surrounding neighborhoods, schools, parks, and other
neighborhood destinations.

Applicant Response:

The subject site has limited street frontage and the adjacent properties do not
have existing site circulation systems to connect to. The existing sidewalk
along SE Norton Lane will be extended with the public road extension. The
proposed Site Plan provides several connections from the internal site
circulation system to the street frontage and new public sidewalk. There are
sidewalks along the norther property boundary and the southern property
boundary that will provide opportunities for connections to future
development of the adjacent properties.

2. Large Site Desigh Requirements.
1. Break up parking intfo smaller areas and access from side streets when possible.

Applicant Response:

The Subject site has limited street frontage and abuts a single public street, SE
Norton Lane. Internal site circulation and drive break up the parking areas into
smaller sections preventing long rows of parking. The narrow portion of the site
is on the sfreet frontage preventing additional site access points.

2. Connect parking areas, building entries, and open spaces with paved
walkways.

Applicant Response:
The proposed Site Plan provides a network of paved walkways that connect
the building entries, common open spaces and parking areas.

3. Buffer parking areas with landscaping.

Applicant Response:

The proposed Site Plan provides landscaped areas to serve as buffers to the
exterior perimeter and to buffer the buildings from the parking. There are
landscape islands throughout all parking areas that provide shade frees,
ground cover and shrubbery to buffer the parking area.

4. Minimize the width and number of driveways and curb cuts.
Applicant Response:

The proposed Site Plan has a single 26-foot-wide driveway/curb cut onfo SE
Norton Lane.
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5. Provide different types of open space throughout site, both active and passive,
including playgrounds, trails, volleyball courts, bocce ball courts, community
gardens, efc.

Applicant Response:

The proposed Site Plan provides a variety of common open spaces. They vary
in size, shape and their proposed uses. There are large open lawn areas that
would encourage recreational uses such as frisbee, play areas for ball sports,
dog walking or just lounging on a blanket. There are also two different picnic
areas with picnic tables and a barbeque. There are several seating areas with
a raised planter with a seat height wall and decoratfive fress and landscaping,
benches and shade trees. Some of these seating areas border the larger lawn
areas while some areas are more confined courtyard spaces and can provide
a more infimate quiet setting.

There is a summary of the proposed Common Open Space areas on the Open
Space Analysis Plan, drawing A1.0A.

6. Align buildings to surrounding streets.

Applicant Response:

The subject site has street frontage along SE Norton Lane. The proposed Site
Plan orients two buildings along the street frontage. The long axis of these
buildings provides the required alignment to the street frontage.

7. Centrally locate common buildings and spaces

Applicant Response:

The proposed Site Plan has buildings oriented around the common open
spaces There are three areas of the site where buildings orient to the common
open spaces.

8. Group apartments, parking, and open space into smaller clusters.
Applicant Response:
The long narrow site has very limited opportunities and consfraints for arranging
the buildings, parking and open space. The proposed Site Plan groups the
buildings and open space info three separate clusters.

Buildings A and B are required to be adjacent the street frontage and are
bisected by the only available site access point. A common open space
provides separation of the building fo the parking area.

Buildings C and D are grouped in a cluster and are oriented around a large
common open space and the open space is adjacent a parking area.

Buildings E, F and G are also grouped in a cluster oriented around a large
common open space and the open space is adjacent to a parking areaq.
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3. Pedestrian Access. On-site pedestrian circulation system shall include the following:
a. Confinuous connections between the primary buildings, streets abutting the site,
ground-level entrances, common buildings, common open space, and vehicle
and bicycle parking arecs.

Applicant Response:
The proposed Site Plan provides a network of sidewalks and walkways that
connect parking areas, building entries and common open spaces.

b. Atleast one pedestrian connection to an abutting street frontage for every 200
linear feet of street frontage.

Applicant Response:

The subject site has 320.20 feet of frontage along SE Norfon Lane. Two
pedestrian connections are required. The proposed Site Plan provides four
connections from the network of on-site pedestrian circulation system sidewalks
and walkways to the SE Norton Lane public sidewalk. The buildings that are
located along the street frontage provide a sidewalk connection from the
building entries to the new public sidewalk along SE Norton Lane.

c. Pedestrian walkways shall be separated from vehicle parking and maneuvering
areas by physical barriers such as planter strips, raised curbs, or bollards.

Applicant Response:

Pedestrian walkways that are located adjacent vehicle parking are separated
by concrete wheel stops and the walkways are of concrete which is confrasting
fo the asphaltic concrete paving.

d. Walkways shall be constructed with the hard surface material, shall be
permeable for stormwater, and shall be no less than 3 feet to 5 feet wide. If
adjacent to a parking area where vehicles will overnang the walkway, a 7-foot-
wide walkway shall be provided. The walkways shall be separated from parking
areas and internal driveways using curbing, landscaping, or distinctive paving
materials.

Applicant Response:

Pedestrian walkways that are located adjacent vehicle parking are proposed to
be concrete which is contrasting to the asphalfic concrete paving. The
walkways are all 5’-0"” wide. Concrete wheel stops are located 2 feet from the
sidewalk in the parking spaces and will provide the 5’-0" minimum clear
walkway width.

e. Spacing requirement: No further than 200 feet apart, on center. At least 1
pedestrian connection to an abutting street frontage for every 200 linear feet of
street frontage.

Applicant Response:

The subject site has 320.20 feet of frontage along SE Norfon Lane. Two
pedestrian connections are required. The proposed Site Plan provides four
connections from the network of on-site pedesfrian circulation system sidewalks
and walkways to the SE Norton Lane public sidewalk.
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f. May be co-located with a common green.

Applicant Response:
The proposed network is walkways on the Site Plan provides circulation to all
parking areas, building entries and the common green open spaces.

4. Parking Lot Location and Design.

a. Characteristics.

1.
2.

A parking lot is a storage space for cars and should provide secure storage.
It is also a place where everyone is a pedestrian while getting fo or from their
car. Therefore, it should be designed primarily for the ease, safety and
comfort of a person rolling or on foof.

. Clearly defined pathways through parking lots and garages to building

enfrances, surrounding sidewalks, and transit stops enhance pedestrian
safety. These pathways also provide an opportunity to improve the
appearance of parking lots.

. Design parking lots and garages so that vehicles are not the dominant

feature.

. To encourage bicycling as a mode choice, bike parking areas should

include bike repair, maintenance, and cleaning stations.

b. Universal Design Standards for Nine Parking Spaces or More.

1.

Parking lot pathways should be designed as part of the seamless accessibility
network described in Apartment Standards, particularly the required Through
Connection.

Applicant Response to (a) and (b):

The proposed Site Plan provides a network of parking area sidewalks and
pathways that provide convenient access for the residents to all areas of the
site include the common open spaces, common facilities and the public
street frontage.

2. Driveways to shared parking areas are:

1. Limited tfo one driveway per street frontage.
2. Parallel parking is permitted on a driveway that crosses a front, side or rear
yard abutting a street, but not within the required yard setback.

Applicant Response:
The subject site and proposed Site Plan does not have any shared parking
areas or site access.

c. Parking Lots For Small Multi-Dwelling Sites - Containing More Than Nine Parking

Spaces but Fewer Than 16 Parking Spaces. Off-street parking may be arranged

in clusters, subject to the following standards:

1. Residential developments with fewer than 16 dwellings are permitted
parking clusters of not more than five contiguous spaces.

2. Residential developments with 16 dwellings or more are permitted parking
clusters of not more than eight contfiguous spaces.
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3.

4.

Parking clusters must be separated from other spaces by at least four feet
of landscaping.
Clustered parking areas may be covered.

Applicant Response:
The subject site and proposed Site Plan provides a parking area greater
than 16 spaces therefore this is not applicable.

d. Parking Lots For Medium-to-Large Multi-Dwelling Sites - Containing More Than 16

Parking Spaces.

1.

Interior landscaping, minimum area

2. Interior landscaping shall be required for off-street parking areas 5,000

square feet or greaterin size.

Applicant Response:

Parking area landscaping is proposed to be provided for all parking areas
and is shown on the proposed Landscape Plan.

3. For parking lots less than 50,000 square feet, the minimum landscaped
area is 5 percent.

Applicant Response:
Parking area landscaping proposed is greater than the 5% minimum and is
shown on the proposed Landscape Plan.

4. For parking lots 50,000 square feet and greater, the minimum landscaped
area is 8 percent.

Applicant Response:
The proposed Site Plan does not include parking areas over 50,000 sf.

5. Planted areas may take the form of landscape areas and planter bays.
Applicant Response:

This is understood and the landscape islands have been included in the
overall parking lot landscape area.

6. Landscaped areas along a through connection count toward required
interior landscaping.

Applicant Response:
This is understood and the landscape areas along through connections
have been included in the overall interior landscape area.

7. Landscaped islands and peninsulas shall be evenly distributed throughout
all parking areas and separated no more than 60 feet from another. Such
islands shall be provided with raised curbs, be a minimum of five feet in
width, and shall each contain at least one deciduous tree. To achieve the
maximum canopy coverage, all frees shall be non-columnar and have
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root systems that form deep before spreading to decrease the episodes of
buckled pavement.

Applicant Response:

Landscape islands have been incorporated into the proposed Site Plan
and parking area design. Parking area landscape islands and planting
beds will be contained with raised concrete curbs. The spacing of the
landscape islands is proposed to exceed the 60 foot maximum spacing in
several locations primarily due to the parking stall width and spacing
standards. An Administrative Variance is being requested to increase the
spacing to 63 feet maximum.

8. Trees may line the required Through Connection, and/or be clustered
within landscape islands or planter bays, and/or shall be distributed
throughout the off-street parking area to create a canopy effect and to
break up expanses of paving and long rows of parking spaces.

Applicant Response:

Trees are proposed within all of the landscape islands and planter bays
throughout the parking areas providing the design tree canopy effect and
shading.

9. When a parking area abuts property in a residential zone, a site-obscuring
fence or wall, either permanent or of living material, shall be placed along
the affected property line.

Applicant Response:

Six-foot-high sight obscuring fences are proposed along the side and rear
property lines. Buffer plantings and frees are also proposed along these
property lines and are shown in the Landscape PLan.

e. Parking Lot Setbacks Adjacent to Buildings and Structures. Where an off-street
parking or vehicular use area is located adjacent to a building or structure, the
off-street parking or vehicular use area shall be set back from the exterior wall of
the building or structure by a minimum five-foot-wide landscape strip, or by a
minimum five-foot-wide paved pedestrian walkway.

Applicant Response:
The proposed Site Plan maintains a minimum 10-foot separation of parking areas
from the closest point of any building or structure.

f. Parking Lot Location. Off-street parking spaces and vehicle maneuvering areas
shall not be located:
1. Within of 20 feet from any street property line, except alley property lines;

Applicant Response:
The parking areas on the proposed Site Plan are located at a distance
greater than 20 feet from the sfreet frontage property line.

2. Between a street property line and the front facade of coftages located
closest to the street property line. This standard does not apply to alleys.
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Applicant Response:
This is not applicable to this proposed Site Plan and development.

3. Off-street parking spaces shall not be located within 10 feet of any other
property line, except alley property lines. Driveways and drive aisles are
permitted within 10 feet of other property lines.

Applicant Response:

The parking areas on the proposed Site Plan are located at a distance of
6-feet from the North and South (side) property lines and 10 feet from the
West (rear)property line. For the areas less than 10 feet, an Administrative
Variance is being requested to the reduced setback. This is compatible
with the existing adjacent development that also has parking located 6
feet from the adjacent property lines.

An Administrative Variance under separate application is being requested
for the non-compliance of this issue.

4. Landscaping, fencing, or walls at least three feet tall shall separate
clustered parking areas and parking structures from common courtyards
and public streets.

Applicant Response:
The is not applicable to the proposed Site Plan as there are no parking
areas proposed adjacent to common courtyards and public streets.

5. Garages an