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STAFF REPORT

August 4, 2020
AGENDA ITEM: (File No. SPAR-20008 )

Consideration of a Site-Plan and Architectural Review application to construct a mixed-use development on 2.19 acres in the Twin Creeks TOD. The project includes 6,132 square feet of commercial first floor space, 10 furnished first floor VRBO spaces and 56 residential units consisting of a mixture of apartments and townhouses. Ten townhouses are proposed along Golden Peak Drive to transition to the single family residences to the north. There is a plaza associated with commercial use and parking is provided internal to the development.  The site is within the High Mix Residential (HMR) zone and is identified on the Jackson County Assessor’s Map as 37 2W 03CA, Tax Lot 1100. Applicant: Smith Crossing LLC; Agent: Scott Sinner Consulting, Inc. (Scott Sinner) 
STAFF SOURCE:
Tom Humphrey AICP, Community Development Director
BACKGROUND:
The Twin Creeks Master Plan (TCMP) was approved in 2001 to provide guidance and instruction for land use and development on 230 acres of land within the city.  The Master Plan provides a mix of commercial, residential and civic land use types throughout the Twin Creeks community.  Per the Master Plan, high-mix residential/commercial is planned for the tract of land at the northeast corner of Twin Creeks Crossing Loop and North Haskell Street for an entire block (Attachment “A”).  At this time Smith Crossing LLC (“Applicant”) is requesting Site Plan and Architectural Review approval to construct the following. 
· Building 1 – Four-Story (Flat Roofed) Mixed Use Building, 6,132 sq. ft. Commercial space, 2 VRBO units on the first floor and 24 dwelling units on floors 2-4 with an elevator. 
· Building 2 – Three-Story (Flat Roofed) Mixed Use Building, 4 furnished VRBOs and 3 1-bedroom apartments on the first floor and 8 townhouses above.
· Building 3 – Three-Story (Flat Roofed) Mixed Use Building similar to Building 2
· Building 4 – Two-Story 5 Plex (Pitched Roof) Townhouses more compatible with nearby housing
· Building 5 – Two-Story 5 Plex (Pitched Roof) Townhouses similar to Building 4
The project site is served by all planned infrastructure identified in the Master Plan, including but not limited to streets and stormwater treatment facilities.  All utilities are available to the site. 

Project Description:

The Applicant proposes to construct a mixed-use residential/commercial development with commercial spaces and a total of 66 residential units, some used for commercial purposes. The structures vary in size and unit count; however, each building includes 1 and 2 bedroom apartment flats and 2 and 3 bedroom townhouse style units (Attachment “B”). The parking plan consists of off-street parking spaces. As illustrated in Table 1, the proposal is within the minimum/maximum range for density and complies with the minimum parking requirements for multifamily housing and commercial square footage. 
	Table 1. Density and Parking Analysis

	 
	Site Acres/sq.ft
	Minimum Density
	Minimum No. Units
	Maximum Density
	Maximum No. Units
	Proposed No. Units
	Minimum Parking Ratio
	Minimum No. Parking Spaces
	Proposed Parking Spaces
	Surplus/Deficit (+/-)

	Res
	2.19
	25
	55
	n/a
	n/a
	66
	1.5
	99
	117
	18

	Com
	6,132
	n/a
	n/a
	n/a
	n/a
	n/a
	1/500
	           13
	13
	

	TOTALS:
	2.19
	25
	55
	n/a
	n/a
	66
	1.5
	112
	130
	18


The open space amenity being proposed with this application is the outdoor plaza associated with the commercial uses. The entire block and parking area show landscape improvements, as well as a network of pedestrian pathways (Attachments “C”).  


Architecturally, the first of five buildings will be the most prominent in this development; a four-story, flat-roofed structure with parapets, awnings and other unique features (Attachment “D”).  Buildings 2 and 3 are three-story structures of similar appearance to Building 1 with scaled massing (three-dimensional form) appropriate for their location along North Haskell Street in the vicinity of the TOD core area. All the building elevations demonstrate a visually interesting and pedestrian friendly scaling with large windows and entries from the sidewalks. Per the Applicant’s Findings, the proposed development was designed to be compatible with itself and with existing surrounding architecture and was presented to the neighborhood for comment at a voluntary meeting on January 29, 2020 (Attachment “F”).
ISSUES:
There are four (4) issues relative to the proposed development as follows:

1. Master Plan.  The Twin Creeks Master Plan (TCMP) governs land use and circulation. A review of the proposed site development in the context of the Master Plan requires clarification of shared access and traffic impacts as follows:

a. Access.  The TCMP envisioned mid-block access to the development site from North Haskell Street however the applicant is proposing the single North Haskell access be moved further north and closer to Golden Peak Drive. There are two other points of parking lot access on Boulder Ridge Street and these are consistent with the TCMP illustrations.  

Comment:  The Agent for the applicant states, the North Haskell frontage proposes a driveway access between buildings 3 and 4. The location of the access is as far from the Twin Creeks Loop as possible and provides a transition area between the 3-story buildings 2 and 3 and the 2-story buildings 4 and 5 (Attachment “F”). The original alignment is not critical to the access and staff recommends the Planning Commission grant the request to improve the overall design for both access and architectural consideration.  

b. Traffic.  The Master Plan included a Traffic Impact Analysis (TIA) that evaluated the impacts of land uses planned throughout Twin Creeks.  Per the analysis and public agency feedback, a trip cap was imposed to assure traffic generated by new development is completed in sync with specified street capacity enhancement projects.  The Twin Creeks Rail Crossing was the last project to be completed before the trip cap was removed. 

Comment:  The construction and successful opening of the Twin Creeks Rail Crossing removed a self-imposed trip cap and now allows the TCMP to build out consistent with the adopted zoning. Changes to the TCMP may necessitate a review of traffic impacts but the applicant is not proposing changes to the land use or zoning that was approved by the City.  
2. Architecture and Scale.  The principal building (Building 1) will be the tallest and most prominent building to date in the TCMP. The building will make a statement that is consistent with the mixed-use concept described in the TCMP (Attachment “G”). Per the Applicant’s Findings, placement of the structure in this location is necessary to provide a visual reference to the TOD core area. 

Comment:  The TCMP encourages street frontages to be pedestrian friendly with active public space. Buildings are detailed to provide a strong emphasis to a corner, with continuity of architectural detailing and materials on the front and side facades (Attachment “G”). 

3. Use of VRBO to Establish Commercial Mixed Use.  The City has relied upon classifications in the North American Industry Classification System (NAICS) to occasionally clarify uses within zoning districts in Central Point. Vacation Rentals by Owner (VRBO) are classified as Other Traveler Accommodation providing short-term lodging and a use that is decidedly more commercial than it is residential (reference NAICS, Sector 72119).

Comment:  The TCMP describes mixed uses that are both vertically and horizontally mixed and says that the simplest forms of mixed-use building types are the live/work units, with a flexible ground floor space complemented by a 2-story townhouse above. This describes Buildings 2 and 3 of this proposal exactly. The TCMP envisioned motel-like accommodations as part of its make-up and before Twin Creeks Retirement filled to capacity, they often offered furnished rooms to people visiting family members in their facility. The development of other care facilities in Twin Creeks suggested a need for short-term lodging in the context of the mixed-use model. The Planning Commission by resolution can establish a nexus between VRBO and a preferred compatibility with the HMR zoning district rather than with the single-family LMR zoning district. 
4. On-site Lighting.  The proposed site plan does not address the on-site lighting standards necessary to illuminate building entrances, the parking lot and pedestrian walkways per CPMC 17.67.050(L).  Although this is a minor issue, it will be necessary to provide a revised site plan with the details for proposed building and parking lot lighting to comply with the on-site lighting standards.  
Comment:  The applicant has stated in their findings that lighting is a design-build contract and was not included in the development proposal in case there were changes to the parking lot. A condition has been added to address on-site lighting. 
FINDINGS:
The Site Plan and Architectural Review application for Central Point Station has been evaluated for compliance with the Central Point Municipal Code requirements set forth in the applicable sections of Chapters 17.65, 17.66, 17.67, 17.72 and 17.75 and found to comply as evidenced by the Planning Department Supplemental Findings (Attachment “K”).
CONDITIONS OF APPROVAL:

1. The use of VRBO for buildings 2 and 3 establishes the primary proposed commercial use for these buildings as a ‘mixed-use’ in the HMR zoning district. If the property owners wish to make changes to this commercial use, the changes shall be determined through the Modification to Approved Plans process in accordance with CPMC, Section 17.09.
2. Prior to building permit issuance the applicant shall submit a revised site plan to the Planning Department indicating  all proposed on-site lighting, including the illumination of building  entrances, the parking lot and pedestrian walkways, in conformance with Section 17.67.050(L).
3. The applicant shall comply with agency conditions as per the Fire District #3 and the Public Works Department (Attachment “H”) staff reports.

ATTACHMENTS:
Attachment “A” – Project Location Map

Attachment “B” – Central Point Station Plot Plan
Attachment “C” – Central Point Station Landscape Plan
Attachment “D-1” – Building 1 – Mixed Use, 4-Story Elevation
Attachment “D-2” – Buildings 2/3 - 15-Plex Elevations
Attachment “D-3” – Buildings 4/5 -   5-Plex Elevations
Attachment “E” – Conceptual Utility and Drainage Plan
Attachment “F” – Applicant’s Findings

Attachment “G” – Twin Creeks Master Plan Housing and Mixed-Use Exhibits, Pages 48, 66, 68, and 70. 
Attachment “H” – Fire District #3 and Public Works Plan Review Comments
Attachment “K” – Planning Department Supplemental Findings
Attachment “L” – Resolution No. 881
ACTION:
Consider the site plan and architectural review application 1) approve; 2) approve with conditions; or 3) deny the application. 
RECOMMENDATION:

Approve Resolution 881 approving the site plan and architectural review application for Central Point Station per the Staff Report dated August 4, 2020
