311-23-000022-PLNG, 311-23-000023-PLNG, 311-23-000024-PLNG, 311-23-000025-PLNG
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Presenter Notes
Presentation Notes
Good Evening, My name is Mercedes Serra, I am the planning consultant representing the applicant on the Brown’s Farm MUPD application. We’d like to thank the Planning Commission for their time this evening and we’d like to thank staff for the staff report and presentation. 

The Applicant, JT Smith Companies is proposing a four concurrent land use applications for the proposed mixed-use development including an MUPD, a text amendment, a partition, and an adjustment. 

The proposal for the site has been developed after refinement with input from the City, the neighbors and the property owners. 




SITE LOCATION

@ J.T. SMITH
companies

LOCATED  PACIFIC UNIVERSITY

WITHIN
A MILE
OF:

FOREST GROVE HIGH SCHOOL

HARVEY CLARK ELEMENTARY SCHOOL

HAZEL HILLS PARK

LINCOLN PARK

FOREST GROVE TOWN CENTER

Source: US Census, Johnson Economics
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Presenter Notes
Presentation Notes
The site is located at the intersection of Highway 43 and Sunset Drive, two major roadways in the city. The project is located within one mile of Pacific University, Forest Grove High School, Harvey Clark Elementary, Hazel Sills Park, Lincoln Park, and the Forest Grove Town Center. 

The site is ideally located to provide workforce and student housing for the City. 
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REGIONAL NEED FOR HOUSING

Income Segments

25%

HOUSING  NARKET RATE AND OWNER 2% m2000
NEEDS — RENTAL UNITS 20% — o
ANALYSIS:

OFF-CAMPUS STUDENT HOUSING 15%

10%

WORKFORCE HOUSING

5%

ﬂﬁ’@ :‘9

RENTAL UNITS IN EMPLOYMENT 7%

AREAS ST T T T s @Q
g & é? @P ra @P &L &S
A ;;b H{_g:n Iy

Source: US Census, American Community Survey, lohnson EConomics
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Presenter Notes
Presentation Notes
The City’s HNA identifies a significant need for market rate owner and rental units, off-campus student housing, workforce housing. The HNA specifically identifies a lack of rental apartments for employment areas. 

Further, the Governor has set an annual housing production rate within the state of Oregon of 36,000 homes per year for the next 10 years. 


HOUSING AFFORDABILITY

A HOUSEHOLD
MAKING 80%
OF THE MFI:

CAN AFFORD A 2-BEDROOM
APARTMENT

CANNOT AFFORD THE LEAST
EXPENSIVE SINGLE-FAMILY HOME
CURRENTLY FOR SALE IN FOREST
GROVE ($430,000)

If your household earns....

$46,100

(30% of MFI)  (50% of MFI)

Then you can afford....
$690 $1,150

menthly rent manthly rent
OR

$138,000-
$161,000

heme salas price

o,

Fast Food Workers Substitute Teachers
§amTeE3 46,073

&

Carpentars Computer Programeers  Chamical
540,278 Mm

Mursing Assistants
§37,357

$73,700
(B0% of MFI)

$1,840

mmonthly rent
OR
$258,000-
$2‘?5 000

@m

$92,100
(100% of MFI)

$2,300
monthly rent
o
$322,000-

$368,000
home sales prica

$110,500
(120% of MFI)

$2,760
manthly rent
OR

$387,000-
$442,000

homa sales prica

@06

Cladrms Adjusters
LEFRF

=

Dental Hygienists
20z

Hi!.l'ﬂ‘l

O

SMITH

LOFﬂDaﬁIES
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Presenter Notes
Presentation Notes
With rising home prices and mortgage rates, households making 80% of the median family income cannot currently afford the least expensive home for sale in Forest Grove, at $430,000. Those making 80% of the median family income are able to afford a 2-bedroom apartment. 
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TEXT AMENDMENT

Zone Multi-family Max. Density
Permitted (units/acre)
DENS'TY RANGE: Residential Multifamily Low (RML) P 12.0
Residential Multifamily High (RMH) P 20.28
* MAX ALLOWED: 13.80 U/A Neighborhood Mixed Use P 15.50 (proposed)
« PROPOSED: 15.50 U/A Neighborhf)od Commerlcial P 8.71
Community Commercial P 30
 |INCREASE: 1.70 U/A Town Center Core P 40
Town Center Transition P 40

SITE CAN SUPPORT INCREASE: Table 4-1: Residential Density
« 42 ADDITIONAL NEEDED HOUSING UNITS NMU Zon.ed Area | Minimum Density | Target Density Maximum Density

Area 1 - David Hill | 9.60 units/net acre | 12 units/net acre | 13.80 units/net acre
’ 1 1 09 ACRES OF O PEN SPACE Area 2 - Davidson | 9.60 units/net acre | 12 units/net acre | 1380 units/net acre
564 RESIDENTIAL PARKING SPACES 15.50 units/net acre

e CONSISTENT WITH MULTI-FAMILY ZONE g;i«‘:ild :i” F:Dazast 9.60 units/net acre | 12 units/net acre | 13.80 units/net acre

3J CONSULTING


Presenter Notes
Presentation Notes
Given the identified need for market-rate rental housing and the central location of the site, the Applicant is requesting a density increase of approximately 1.70 units per acre in order to provide 42 additional housing units. The density for the site as proposed would be 15.50 units per acre, which falls within the range of other residential multi-family sites. 

With the increase in density, the site is still able to provide 11.09 acres of open space and 564 parking spaces, both of which well exceed the minimum requirements for the site. 

As demonstrated within the traffic impact analysis conducted for the area, the surrounding street network is able to accommodate the increase. 


J/T. SMITH

companies

MIXED USE PLANNED DEVELOPMENTS

. | | |1 I — 1 »,}
—3 Forest Grove | FOREST %%
Comprehensive Plan Designations | s " st
Area 1 - David Hill is an area that is significantly i o j =
constrained by steep slopes and that has been / X LU L r
identified as  requiring  costly infrastructure ‘ - / g
improvements to support any future development. ; i o = 2 i i
ity ]
§’_ 1 E BEAL
Area 2 - Davidson is the subject site of this proposed K _ . : —
development. The site is relatively flat and can be ; "
readily served by economical extensions of existing g o Name = 7
. ¥ [_] e-Standard
infrastructure. e comimition
l:l Business Industrial Park
B C-Low
Area 3 - East David Hill Road has been annexed into _Ecommunmmmemu
the City and has an approved 221-unit PUD and ===~ ol T Lo
Subdivision including a mix of single family attached _=ﬁ;":';'n'::1:dm :
and detached dwellings (“Davis Estates PUD"). The site WDE::‘{“I":";EI
i i _- ium Densil idential | LAR
has a proposgd dgn5|ty of 12.8 u.nlts per acre. As — o G T
approved, multi-family development is not proposed in - I eigorhond Mixed Use s
this area. S | : :
" semi-Pubiic
I Town Center Core _ | | m
s o c
E City Boundary N z __GEIGER gj
ot ' os " ! ] 1 Miies J,f T ‘ ]
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Presenter Notes
Presentation Notes
The City has three sites zoned for mixed-use planned developments. The first, David Hill is located northwest of the City center in a primarily residential area. The site is significantly constrained by slopes and costly infrastructure improvements to support development. East David Hill Road is approved for a 221-unit PUD with single-family attached and detached homes. 

Area 2, the subject site, is easily serviced by utilities and located in close proximity to employment areas and schools.


@ J.T. SMITH
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BROWN'S FARM MUPD

SITE SIZE: 24.91 ACRES
« COMMERCIAL: 4.00 ACRES
« RESIDENTIAL: 15.44 ACRES
- HABITAT: 5.08 ACRES
OPEN SPACE: 11.09 ACRES
« COMMUNITY PARK: 0.96 ACRES
- HABITAT: 5.08 ACRES
RESIDENTIAL UNITS: 386

 MULTIFAMILY: 362

 QUADPLEX: 24
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Presenter Notes
Presentation Notes
The Brown’s Farm site is 24.91 acres in size. The proposal for the site includes 4.0 acres of community commercial development, 15.44 acres of residential development with 362 multi-family units and 24 quadplex units. The development will include 11.09 acres of open space including 5.08 acres of habitat preservation area, 0.96 acres for a community park, and the preservation of a registered tree and a white oak grove. 



@ 7T SMITH
companies

ALVIN CLARK BROWN HOUSE

HISTORIC HOME BUILT IN 1862

GRANDSON OF TABITHA MOFFAT BROWN

« "MOTHER OF OREGON"

« FOUNDER OF TUALATIN ACADEMY AND
PACIFIC UNIVERSITY

FRIENDS OF HISTORIC FOREST GROVE
« WORKING IN PARTNERSHIP TO RELOCATE
TO SITE OF ALVIN T. SMITH HOUSE
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Presenter Notes
Presentation Notes
The site is the current location of the historic Alvin Clark Brown House was built on the site in 1862. Tabitha Brown, the grandmother of Alvin Clark Brown was a founder of the Tualatin academy and Pacific University. The applicant has been working closely with the friends of historic forest grove and will be relocating the historic home to the same site as the Alvin T. Smith House. 

The applicant worked closely with the Brown family to identity design elements on site that will honor the history of the site and the founding of Forest Grove.  Historic design elements will be incorporated in the signage and some building elements. 


TREE PRESERVATION

Treatment Number of
Trees
On-Site Trees 198
Retained 130 (66%)
Removed (Development) 39
Removed (Invasive) 24
Removed (Poor Condition) 5
Removed (ROW) 5

J/T. SMITH

companies

.....

The F A Hariatt Tiee Expart Campany
11894 SE donnller Strset Clackamas, Oregon 97015 « (503) 722 7267 wiw bariatt com
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Presenter Notes
Presentation Notes
The site has a notable White Oak grove central to the site, along with a heritage tree located near the homestead. Additional trees are concentrated in the natural resource area and near the existing home. The trees on site have been evaluated by both the project arborist and the Bartlett Tree Experts, who provided a specialized evaluation of the health of the white oak trees on site. Of the 198 trees located on site, the applicant is preserving 130 trees, which is 66 percent of the existing trees. The trees proposed for removal include 24 invasive sweet cherry trees in the resource area, 5 poor condition white oak trees located in the central grove, and 39 trees located within the development area. 

The 39 trees proposed for removal due to development are generally a mix of smaller ornamental and fruit trees but do include with two white oak trees under 20 DBH and one Port Orford cedar with a 27 DBH. 
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TABITHA MOFFAT BROWN PIONEER PARK

0.96 ACRE OREGON WHITE OAK GROVE

PARK

INCLUDES:  \WALKING TRAILS

PICNIC AREAS

GATHERING AREAS

HOMAGE APPLE TREE AS
A FOCAL POINT
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s 10
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INFORMATION PLAGUE

AMENITY BLOG ¢

QUTDOCR PICHIC TABLES
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EXISTING 04K
GROVE TOBE
RETAMED,

BARBECAE GRILL AREA

GROUND TOBE
LEFT UNDISTURBED
TO MAINTAIN

PICKLEBALL

PLAY STRUCTURES

SPORTS COURTS

e W/ PICHIC TAELES

HEALTH OF TREES COURT

PLAY AREA
GROUR BEATING AREA
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GRANITE FATH

SITE HISTORY
INFORMATION PLACQUES
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Presenter Notes
Presentation Notes
The residential multi-family development has located around a prominent white oak grove that is central to the site.  The 0.96-acre park will incorporate walking trails, picnic and gathering areas, play structures, sports courts and landscaping for residents. 
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COMMUNITY ENTRY

PRESERVED HERITAGE TREE 428 | .

SIGHT LINE AAAY FROW
PERFING

ENHANCED BUFFERING il § ,;tig, =N () e

SITE INFORMATION

MIHUMENT S5 AT
AHTICLE WHEON WHEEL

MAILBOXES

WALKING TRAILS

o
P
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Presenter Notes
Presentation Notes
The main entry to the residential multi-family community has been designed to provide enhanced landscaping, including the preservation of a heritage Oak Tree. Other features of this area include walking trails, informational signage, and mailboxes for the community. The enhanced landscaping will provide additional buffering between the development and the surrounding community. 
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HABITAT PRESERVATION

3.36 ACRE WETLAND

1.72 ACRE VEGETATIVE CORRIDOR

ENHANCED TO GOOD CONDITION

REMOVAL OF INVASIVES
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Presenter Notes
Presentation Notes
The proposed PUD includes the preservation of a 3.36-acre wetland and 1.72-acre vegetative corridor along the southeast boundary of the site. The proposed development plans include the enhancement of the vegetative corridor to good condition, including the removal of invasive species. 
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Presenter Notes
Presentation Notes
JT Smith is proposing a 24 unit attached rowhouse/quadplex development on the parcel north of Sunset. Initially, the applicant was considering commercial development for the site, however after discussions with the neighbors and the City, the design was revised to provide residential units that are more compatible with the surrounding neighborhood. The revision from commercial resulted in a significant decrease in anticipated traffic. The site is surrounded by right-of-way on all sides, including a 63-foot-wide stormwater tract separating the development from the neighboring property. 


The proposed units will be two stories, with a maximum height of 25 feet. The homes will have a mix of 2 and 3 bedrooms, with individual garages and surface parking areas. Garbage service for the site will be centrally located for all residents.  
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QUADPLEX DEVELOPMENT
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MULTI-FAMILY DEVELOPMENT

1 BEDROOM 131

2 BEDROOM 108 | BE' O el S
3 BEDROOM 33

TOTAL: 362
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Presenter Notes
Presentation Notes
The multi-family development has been designed with 131 1-bedroom units, 198 2-bedroom units, and 33 3-bedroom units for a total of 362 units on site provided in 14 3-story garden style apartments and one community building and leasing office, which will have two units located on the second floor. 


ON-SITE PARKING

Parking Parking

Required Provided
Multifamily 362 516
Units
Quadplexes 24 48
TOTAL: 386 564
Commercial | Determined 152
Center at

Occupancy
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Presenter Notes
Presentation Notes
The proposed development will provide 564 on-site parking spaces for the residential uses and 152 for the commercial uses. Which far exceeds the minimum requirement for one stall per residential unit. The quadplex site will have 48 parking spaces on site, or two spaces per unit, provided in private garages and surface parking. 


@ JT. SMITH
companies

PEDESTRIAN CIRCULATION
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Presenter Notes
Presentation Notes
The pedestrian circulation system has been designed to provide safe and convenient connectivity throughout the residential and commercial development and will provide connection to the surrounding public pedestrian network. 
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PEDESTRIAN CIRCULATION
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Presenter Notes
Presentation Notes
The applicant is proposing a flashing pedestrian crossing at the intersection of Bonnie Lane and Sunset Drive. The proposed location has been identified as the best location for the crossing based on sight distance and traffic movement in the area. 


PHASING

TOTAL ACRES
PHASE R1A 1.54
PHASE R1B 6.45
PHASE R2 3.76
PHASE R3 3.96
PHASE C1 3.77

@ J.T. SMITH
companies
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Presenter Notes
Presentation Notes
The site will be constructed in five phases, including 4 residential phases and one commercial phase. 
 
R1A: 24 UNITS
R1B: 128 UNITS
R2: 108 UNITS
R3: 126 UNITS
C1: 3.77 ACRES COMMERCIAL



COMMERCIAL DESIGN

1

BOARD AND BATTEN

VERTICAL SIDING 2 §*

BATTENS 16" O.C.

— re

(3) COLORS

(3) COLORS

STOREFRONT DOORS AND
WINDOWS TYP. DARK
BRONZE

COMMERCIAL BUILDINGS NTS

2 3 4

ARTISAN LAP SIDING BRICK STONE

7" AND 4" EXPOSURES %" X 2-1/2" X 7-5/8" ROUGH CUT
DARK IRONSPOT MOONLIGHT
RUNNING BOND CULTURED STONE

/

-_—__"'"-'—--.._
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GUIDE

5

CONCRETE
BOARD
FORMED
CONCRETE
WITH 6"
EXPOSURE

6

FABRIC
CANCPY WITH
(3) COLORS
-TOAST TWEED
-LAPIS
-DUBONNET
TWEED

7

ROOFING
SLATETILE
CHARCOAL

8

METAL ACCENT
7" X 12" PANELS
MATT BLACK
FINISH
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Presenter Notes
Presentation Notes
JT Smith has provided a commercial design guide for the proposed commercial area. 
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COMMERCIAL DESIGN GUIDE
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Presenter Notes
Presentation Notes
The images shown here have been provided from projects that have been completed by the commercial development team on the site. The proposed commercial development is expected to be similar in design.
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COMMERCIAL DESIGN GUIDE
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Presenter Notes
Presentation Notes
Additional images. 
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RESIDENTIAL DESIGN GUIDE

e erown i =N g D EE

MULTIFAMILY UNITS NTS

VINYL WINDOWS
EXTERIOR COLOR WHITE

ROUGH CUT MOONLIT
CULTURED STONE
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PORCH LIGHT STAIRS =
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RETOGE ORAT W TR _ "l Web Gray SW 7075 COATED HANDRAILS, GUARD RAILS
BODY TRIM ACCENT & FRONT DOORS AND BALUSTERS.

STAIRWELL LIGHTS GARAGE / STORAGE NTS
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Presenter Notes
Presentation Notes
JT Smith has provided a residential design guide for the proposed residential area. 



HEIGHT ADJUSTMENT

BUILDING HEIGHT:

 ALLOWED RESIDENTIAL: 35 FEET
 ALLOWED COMEMRCIAL: 45 FEET
 PROPOSED RESIDENTIAL: 42 FEET

SITE BENEFIT:

« MORE COMPACT

* INCREASED OPEN SPACE & PARKING

« HARMONIOUS WITH NEIGHBORHOOD
« CLIMATE APPROPRIATE

« REMOVAL OF 3RP FLOOR - LOSS OF 120
UNITS

@ J.T. SMITH
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Presenter Notes
Presentation Notes
The applicant is requesting a 20% adjustment to the building height for the multi-family buildings to allow for a maximum height of 42 feet. The proposed adjustment would result in a 7 foot increase from the maximum standard. The height allows for three story buildings with a pitched roof rather than a flat roof. Providing three story buildings allows for a more compact site design, with increased open space areas and parking on site. The proposed pitched roof is more desirable than a flat roof as it is more harmonious with the neighborhood and more climate appropriate in Oregon. 

The removal of the third floor of the building would result in a loss of 120 units. Locating additional buildings on site would result in a loss of open space and parking. 


@ JT SMITH
ADJUSTMENT CRITERIA

1. The requested adjustment is from 10% to 20% height standard;

2. Consistent with the purpose of the affected zoning district or meet or exceed the
purpose of the standard to be modified;

3. Will not significantly detract from the livability or appearance of the residential area.

4. If more than one adjustment is requested, the cumulative effect of the adjustments
shall result in a project which is consistent with the overall purpose of the zone; and

5. Any impacts resulting from the adjustment are mitigated to the extent practical.

3J CONSULTING


Presenter Notes
Presentation Notes
The requested adjustment is 20 percent of the height standard. 

The purpose of the NMU zone is to encourage the development of pedestrian friendly mixed-use neighborhoods. Fewer three-story buildings provides for a more compact design of the site, creating the opportunity for more on-site parking and open space for the residents of the development. The applicant has provided a 11.09 acres of open space. The open space area has been designed with amenities, parks, pedestrian pathways, preserved natural resource areas, and tree retention. 

The proposed multi-family buildings have been located away from the southern property line to the extent possible to minimize the impact on the livability and appearance of the adjacent residential area. The primary entrance to the proposed development is adjacent to neighboring residential homes and has been designed with an enhanced landscape area. One building has been located within 20 feet of the property shared with an undeveloped property to the south which is zoned for residential use. The resource area on the site and on the adjacent site will provide additional buffering for the site. 

Only one adjustment is requested. 

The applicant is proposing a few mitigation techniques to help minimize the impacts of the proposed adjustment. 
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MITIGATION: | 5CATED MAX. EXTENT
FROM NEIGHBORING
HOMES

LOCATED ADJACENT TO
VEGETATIVE CORRIDOR

ENHANCED LANDSCAPING
AT ENTRANCE



Presenter Notes
Presentation Notes
The multi-family buildings have been located to the max extent possible from the neighboring homes. One building will be located along the southern property line and it has been located adjacent to the vegetative corridor and habitat area of the adjacent property. Additionally, enhanced landscaping has been proposed at the entry. 
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BUFFERING

 WATCHLIVE - SEE SHEET LT WAILALRE - 352 SEEI Las
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Presenter Notes
Presentation Notes
The site has been designed to provide the maximum amount of buffering along the southern property line, the only property line where residential properties abut the multi-family development. 


TRAFFIC STUDY

SCOPE EXISITING LAND USE AND
OF THE TRANSPORTATION SYSTEM CONDITIONS
STUDY:

APPROVED, BUT NOT YET CONSTRUCTED
DEVELOPMENTS

YEAR 2024 AND 2026 “BACKGROUND”
TRAFFIC CONDITIONS

YEAR 2024 AND 2026 “TOTAL” TRAFFIC
CONDITIONS

ON-SITE CIRCULATION AND SITE-ACCESS
OPERATIONS

@ J.T. SMITH
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Presenter Notes
Presentation Notes
The traffic study conducted by Kittelson and Associates looked at 
- the existing land use and transportation system conditions
- approved but not yet constructed developments
- year 2024 and 2026 background traffic conditions
- year 2024 and 2026 total traffic conditions
- on-site circulation and site access operations. 


TRAFFIC STUDY

FINDINGS:

NO SIGNIFICANT TRENDS OR
PATTERNS WERE IDENTIFIED IN THE
CRASH DATA

]

ALL STUDY INTERSECTIONS ARE
EXPECTED TO OPERATE ACCEPTABLY
WITH THE DEVELOPMENT

- NORTHBOUND LEFT-TURN QUEUE
AT OR 47/SUNSET DRIVE

- EASTBOUND APPROACH AT SUNSET
DRIVE/BONNIE LANE

SITE DRIVEWAYS ARE EXPECTED TO
OPERATE ACCEPTABLE WITH
MINIMAL ON-SITE QUEUES
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Presenter Notes
Presentation Notes
The findings from the traffic study found
- no significant trends or patterns were identified in the crash data
- all study intersections are expected to operate acceptable with the development 
        - northbound left-turn queue at 47/sunset
        - eastbound approach at sunset drive/bonnie lane. 
- Site driveways are expected to operate acceptable with minimal on-site queues. 


@ 7T SMITH
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Presenter Notes
Presentation Notes
The Traffic engineer made the following recommendations for the site, which will be incorporated in the development plans
- preserve the intersection site distance per city requirements
- review and modify signal timing at 47/sunset intersection
- design and construct a marked crosswalk at sunset/bonnie
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Presenter Notes
Presentation Notes
A number of comments relating to the traffic study were provided by the neighbors. 
 - general traffic concerns
- study periods
- school operations
- crossing concerns
- site access operations
- trip generation


@ 7T SMITH
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CONDITIONS OF APPROVAL

MODIFY:

CONDITION 3: The Applicant shall work with the City of Forest Grove Public Works Department to
determine a safe location to install a safe pedestrian crossing, to be constructed in conformance with any
and all standards and specifications defined by the Public Works Department.

CONDITION 3: The Applicant shall work with the City of Forest Grove Public Works Department to
determine a safe location to install a safe pedestrian crossing to the north side of the Sunset

Drive/Bonnie Lane intersection, in conformance with any and all standards and specifications defined by
the Public Works Department.

REMOVE:

CONDITION 4: Applicant to consult with ODOT regarding the connection from TL 600 where the

Quadplexes are proposed or alternatively provide documentation rom ODOT that no upgrades will be
required.

3J CONSULTING


Presenter Notes
Presentation Notes
We have reviewed the conditions of approval provided by staff and have requested adjustments. First, we would like to modify condition 3 to add “to the north side of sunset drive/bonnie Lane intersection. The traffic engineer has identified this location as most appropriate for the safety of pedestrians and vehicles. 

We would also request that condition 4 be removed. The proposed development will not provide direct access on to highway 47. At the time of the pre-app, ODOT did not suggest upgrades to highway 47 and the proposed quadplex development is expected to generate less impact than commercial development on the site. 


@ J.T. SMITH
companies

STAFF RECOMMENDATI

MUPD : APPROVAL WITH CONDITIONS

PARTITION: APPROVAL

TEXT AMENDMENT: APPROVAL

ADJUSTMENT: APPROVAL

3J CONSULTING


Presenter Notes
Presentation Notes
JT Smith Companies, along with the project team have designed the proposed development with careful consideration for the unique history and natural areas on site. We’ve worked to incorporate feedback from the previous property owner, the City, and the neighbors in the design of the site.

If approved, the development will provide 386 needed housing units in a mixed-use community that provides nearby shopping and dining, outdoor park and recreation areas and community gathering spaces within close proximity to employment. The development can support the proposed density increase which will provide an additional 42 homes in the City. The proposed height adjustment has been mitigated for to the extent possible on site. 


THANK YOU


Presenter Notes
Presentation Notes
We thank staff for the recommendation of approval of all four of the proposed applications. We respectfully request that the planning commission incorporate the proposed modifications to conditions 3 and 4 and recommend approval to the City Council. 

We thank you for your time tonight and would be happy to answer any questions. 
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