CITY COUNCIL REGULAR SESSION AGENDA
Tuesday, September 06, 2016 - 6:00 PM
Council Chambers - 169 SW Coast Highway, Newport, Oregon 97365

The meeting location is accessible to persons with disabilities. A request for an interpreter for
the hearing impaired, or for other accommodations for persons with disabilities, should be made
at least 48 hours in advance of the meeting to Peggy Hawker, City Recorder at 541.574.0613.

The agenda may be amended during the meeting to add or delete items, change the order of
agenda items, or discuss any other business deemed necessary at the time of the meeting.

1. CALL TO ORDER AND ROLL CALL

2. PLEDGE OF ALLEGIANCE

3. PUBLIC COMMENT
This is an opportunity for members of the audience to bring to the Council’s attention any
item not listed on the agenda. Comments will be limited to three (3) minutes per person with
a maximum of 15 minutes for all items. Speakers may not yield their time to others

4. PROCLAMATIONS, PRESENTATIONS, AND SPECIAL RECOGNITIONS
Any formal proclamations or recognitions by the Mayor and Council can be placed in this
section. Brief presentations to the City Council of five minutes or less are also included in
this part of the agenda.

4.A.Oath of Office - James Folmar, Police Officer and Brad Purdom, Police
Sergeant



5.

5.A

5.B.

5.C.

5.D.

5.E.

6.A

CONSENT CALENDAR

The consent calendar consists of items of a repeating or routine nature considered under
a single action. Any Councilor may have an item on the consent agenda removed and
considered separately on request.

.Approval of Minutes of August 15, 2016 Meeting
August 15, 2016.docx

Approve the Minutes of the August 15, 2016 Work Session
August 15, 2016.docx

Approve the Minutes of the August 15, 2016 Executive Session

Confirmation of the Mayor’s Appointment of John Burgund to the Public Arts
Committee for a term expiring 12/31/18.
City Manager Report and Recommendation -- Confirm Mayors Appt to Public Arts

Comm.pdf
John Burgund Application - Public Arts Committee.pdf

Approval of a Recommendation to the OLCC for a Change of Ownership of a
Full On-Premises Sales License for a Commercial Establishment located at 715
SW Hurbert Street.

City Manager Report and Recmmendation-OLCC License Transfer.pdf

JJ Ho 8-30-16.pdf

JJ Ho OLCC App.pdf

PUBLIC HEARING

This is an opportunity for members of the audience to provide testimony/comments on the
specific issue being considered by the City Council. Comments will be limited to three (3)
minutes per person.

.A Public Hearing and Possible Adoption of Ordinance No. 2103, an Ordinance

Amending the Newport Comprehensive Plan, Zoning Maps, and Approving
Proposed Revisions to the Phase I, Wilder Plan Development.

City Manager Report and Recommendation -- Public Hearing-Adopt Ord. No. 2103-Amend
Npt Comp. Plan-Wilder Subdivision.pdf

Maps of Samaritan House Mutifamily Housing & Daycare.pdf

Agenda Summary

Ordinance No. 2103

Ordinance Attachments



https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23402/August_15__2016.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23406/August_15__2016.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24727/City_Manager_Report_and_Recommendation_--_Confirm_Mayors_Appt_to_Public_Arts_Comm.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24727/City_Manager_Report_and_Recommendation_--_Confirm_Mayors_Appt_to_Public_Arts_Comm.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23614/John_Burgand_Application_-_Public_Arts_Committee.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24726/City_Manager_Report_and_Recmmendation-OLCC_License_Transfer.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24205/JJ_Ho_8-30-16.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24206/JJ_Ho_OLCC_App.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24786/City_Manager_Report_and_Recommendation_--_Public_Hearing-Adopt_Ord._No._2103-Amend_Npt_Comp._Plan-Wilder_Subdivision.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24786/City_Manager_Report_and_Recommendation_--_Public_Hearing-Adopt_Ord._No._2103-Amend_Npt_Comp._Plan-Wilder_Subdivision.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24660/Maps_of_Samaritan_House_Mutifamily_Housing___Daycare.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23883/File_1-SUB-16--1___2-PD-16--2-CP-16--1-Z-16_Agenda_Summary.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23884/File_1-SUB-16--1___2-PD-16--2-CP-16--1-Z-16_Ordinance_with_Exhibits.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23885/File_1-SUB-16--1___2-PD-16--2-CP-16--1-Z-16_Ordinance_Exhibit_A_Attachments.pdf

7-25-16 Planning Commission Meeting Minutes
SCRIPT for Council Hearing on Phase 1 Wilder.pdf
Samaritan House Multi.docx

6.B. Public Hearing and Adoption of Ordinance No. 2102 Reducing the Number of
Members of the Wayfinding Committeea
City Manager Report and Recommendation -- Public Hearing-Adopt Ord. No.
2102-Wayfinding Membership.pdf
Ord. No. 2102 - Composition of Wayfinding Committee.docx

7. COMMUNICATIONS

Any agenda items requested by Mayor, City Council Members, City Attorney, or any
presentations by boards or commissions, other government agencies, and general public
will be placed on this part of the agenda.

7.A.From the Lincoln Community Land Trust - Establishing a Work Plan to evaluate
City of Newport Participation in the Final Year of the Memorandum of
Understanding
City Manager Report and Recommendation -- Work Plan Review-Lincoln County Land

Trust.pdf
LCLTMemo to CityManager8-25-16.pdf

8. CITY MANAGER’S REPORT
All matters requiring approval of the City Council originating from the City Manager and
departments will be included in this section. This section will also include any status reports
for the City Council’s information.

8.A.Possible Adoption of Amendment No. 1 to an Intergovernmental Agreement
between the City of Newport and Port of Newport Regarding Participation in the
Bayfront Parking System Improvements
City Manager Report and Recommendation -- Intergovenmental Agreement between City
of Port.pdf
Agenda Summary
Amendment No. 1 to City - Port IGA
Original City - Port IGA
Ordinance No. 2098

8.B. Approval of a Memorandum of Understanding between the City of Newport, the
Newport Urban Renewal Agency, and Landwaves for Acquisition of SE 50th
Street and SE 62nd Street Rights-of-Way
City Manager Report and Recommendation -- MOU -- City-UR-Landwaves-Street Rights

of Way.pdf
Agenda Summary



https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23886/PC_Regular_Meeting_Minutes_7-25-16_Approved_8-8-16.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23908/SCRIPT_for_Council_Hearing_on_Phase_1_Wilder.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24738/Samaritan_House_Multi.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24712/City_Manager_Report_and_Recommendation_--_Public_Hearing-Adopt_Ord._No._2102-Wayfinding_Membership.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24712/City_Manager_Report_and_Recommendation_--_Public_Hearing-Adopt_Ord._No._2102-Wayfinding_Membership.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23255/Ord._No._2102_-_Composition_of_Wayfinding_Committee.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24686/City_Manager_Report_and_Recommendation_--_Work_Plan_Review-Lincoln_County_Land_Trust.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24686/City_Manager_Report_and_Recommendation_--_Work_Plan_Review-Lincoln_County_Land_Trust.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24629/LCLTMemo_to_CityManager8-25-16.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24707/City_Manager_Report_and_Recommendation_--_Intergovenmental_Agreement_between_City_of_Port.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24707/City_Manager_Report_and_Recommendation_--_Intergovenmental_Agreement_between_City_of_Port.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23689/Agenda_Summary_-_Amended_IGA_with_Port.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23690/Amended_IGA_-_Bay_Front_Parking_District_-_Draft.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23691/agreement_1688.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23692/ord_2098.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24717/City_Manager_Report_and_Recommendation_--_MOU_--_City-UR-Landwaves-Street_Rights_of_Way.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24717/City_Manager_Report_and_Recommendation_--_MOU_--_City-UR-Landwaves-Street_Rights_of_Way.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23716/CC_Agenda_Summary_-_Landwaves_MOU_-_9-6-16.pdf

Landwaves Suggested Edits to MOU
Final Draft of the MOU and Exhibit Map

8.C. Authorization of an Agreement with the Federal Aviation Administration for the

8.D.

8.E.

8.F.

8.G.

8.H.

Purchase of Land at the Airport

City Manager Report and Recommendation -- Authorize Agreement with FAA for
Airport.pdf

Newport 024 (ONP) Grant Agreement.pdf

AIP 24 land map Airport Land Acquisition 2016.pdf

Newport 024 (ONP) Grant Letter.pdf

Consideration and Possible Adoption of Resolution No. 3762 - A Resolution
Requesting Funding from U.S. Department of the Interior Bureau of
Reclamation for a WaterSMART Water Grant.

City Manager Report and Recommendation -- Resolution No. 3762 -- WaterSMART.pdf
Staff Memo RE WaterSMART grant 9-6-16.docx

Res. No. 3762 - WaterSmart Grant.docx

Consideration and Possible Adoption of Resolution No. 3760 Creating a Vision
2040 Advisory Committee

City Manager Report and Recommendation -- Visioning 2040 Advisory Committee.pdf
Res. No. 3760 - Creating a Vision 2040 Advisory Committee.docx

Use of Funding for Beautification Efforts in the City of Newport
City Manager Report and Recommendation -- Beautification of Public Areas.pdf
RFP - Personal Services Agreement for Landscaping Consultant Services - 8-29-16.docx

Report on Possible Acquisition of Property Located on the Northeast Corner of
US Highway 101 and Angle Street.
City Manager Report and Recommendation -- Property Acquisition for Parking near City

Hall.pdf

Request for an Administrative Hold on Rocky Creek Storage Water Application
City Manager Report and Recommendation --Hold on Rocky Creek Water Storage
Application.pdf

Staff Report - Adminstrative Hold Request - Rocky Creek Water Right Application
R-88041 9-6-16.docx

Proposed Final Order - R-88041.pdf

Pages from WaterWatch Protest to Proposed Final Order.pdf

Mid Coast Watershed Council Water Right letter.docx v 8.16.16.pdf

Letter from Stewards of Rock Creek 8-17-16.pdf

LOCAL CONTRACT REVIEW BOARD


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23717/Redline_Memorandum_of_Understanding_-_Landwaves__00577733xC624A_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23718/Memorandum_of_Understanding_-_9-6-16_Final.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24782/City_Manager_Report_and_Recommendation_--_Authorize_Agreement_with_FAA_for_Airport.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24782/City_Manager_Report_and_Recommendation_--_Authorize_Agreement_with_FAA_for_Airport.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24301/Newport_024__ONP__Grant_Agreement.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24394/AIP_24_land_map_Airport_Land_Acquisition_2016.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24302/Newport_024__ONP__Grant_Letter.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24687/City_Manager_Report_and_Recommendation_--_Resolution_No._3762_--_WaterSMART.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24038/Staff_Memo_RE_WaterSMART_grant_9-6-16.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24039/Res._No._3762_-_WaterSmart_Grant.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24700/City_Manager_Report_and_Recommendation_--_Visioning_2040_Advisory_Committee.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24055/Res._No._3760_-_Creating_a_Vision_2040_Advisory_Committee.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24708/City_Manager_Report_and_Recommendation_--_Beautification_of_Public_Areas.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24703/RFP_-_Personal_Services_Agreement_for_Landscaping_Consultant_Services_-_8-29-16.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24692/City_Manager_Report_and_Recommendation_--_Property_Acquisition_for_Parking_near_City_Hall.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24692/City_Manager_Report_and_Recommendation_--_Property_Acquisition_for_Parking_near_City_Hall.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24675/City_Manager_Report_and_Recommendation_--Hold_on_Rocky_Creek_Water_Storage_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24675/City_Manager_Report_and_Recommendation_--Hold_on_Rocky_Creek_Water_Storage_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24387/Staff_Report_-_Adminstrative_Hold_Request_-_Rocky_Creek_Water_Right_Application_R-88041_9-6-16.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24387/Staff_Report_-_Adminstrative_Hold_Request_-_Rocky_Creek_Water_Right_Application_R-88041_9-6-16.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24388/Proposed_Final_Order_-_R-88041.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24389/Pages_from_WaterWatch_Protest_to_Proposed_Final_Order.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24390/Mid_Coast_Watershed_Council_Water_Right_letter.docx_v_8.16.16.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24391/Letter_from_Stewards_of_Rock_Creek_8-17-16.pdf

9.A.Approval of Amendment No. 2 to Task Order No. 14 with Brown & Caldwell, Inc.
for Construction Engineering Services for the Big Creek Pump Station Project
City Manager Report and Recommendation -- LCRB - Amendment No. 2-Task Order
14.pdf
Staff Report - Amendment #2 to TO #14 - Brown and Caldwell 9-6-16.docx
Amendment #2.pdf

9.B. Authorization of a Notice of Intent to Award for Agate Beach Stairway
Improvement Project
City Manager Report and Recommendation -- Intent to Award Agate Beach Stairway.pdf
Combined Drawings Set Vol 3 6-29-16.pdf
Confirmed Bid Tab - Stairway Improvements.pdf
NOIA Agate Beach Recreation Improvements - Stairway 8-31-16.docx

10. REPORT FROM MAYOR AND COUNCIL
This section of the agenda is where the Mayor and Council can report any activities or
discuss Issues of concermn.

11. PUBLIC COMMENT
This is an additional opportunity for members of the audience to provide public comment.
Comments will be limited to five (5) minutes per person with a maximum of 15 minutes for all
items. Speakers may not yield their time to others.

12. ADJOURNMENT


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24693/City_Manager_Report_and_Recommendation_--_LCRB_-_Amendment_No._2-Task_Order_14.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24693/City_Manager_Report_and_Recommendation_--_LCRB_-_Amendment_No._2-Task_Order_14.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23905/Staff_Report_-_Amendment__2_to_TO__14_-_Brown_and_Caldwell_9-6-16.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/23907/Amendment__2.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24698/City_Manager_Report_and_Recommendation_--_Intent_to_Award_Agate_Beach_Stairway.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24399/Combined_Drawings_Set_Vol_3_6-29-16.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24400/Confirmed_Bid_Tab_-_Stairway_Improvements.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/24504/NOIA_Agate_Beach_Recreation_Improvements_-_Stairway_8-31-16.pdf

August 15, 2016
6:00 P.M.
CITY COUNCIL MEETING Newport, Oregon

ROLL CALL

The Newport City Council met on the above date in the Council Chambers of the
Newport City Hall. On roll call, Busby, Roumagoux, Engler, Allen, Sawyer, and Saelens
were present. Swanson was excused.

Staff in attendance was: Spencer Nebel, City Manager; Peggy Hawker, City
Recorder/Special Projects Director; Steve Rich, City Attorney; Derrick Tokos, Community
Development Director; Tim Gross, Public Works Director; Rob Murphy, Fire Chief; Mike
Murzynsky, Finance Director; and Mark Miranda, Police Chief.

PLEDGE OF ALLEGIANCE

Council, staff, and the audience participated in the Pledge of Allegiance.

PROCLAMATIONS, PRESENTATIONS, AND SPECIAL RECOGNITIONS

A Moment of Silence in Memory of the Victims of the City Center Motel Fire.
Roumagoux requested a moment of silence in memory of the victims of the City Center
Motel fire that occurred on August 5.

Nebel noted that staff wanted to provide a brief report on the tragic fire that occurred
on Friday, August 5.

Murphy stated that the Fire Department had received a report of possibly one unit on
fire at the City Center Motel. He noted that when the Police Department arrived, the
structure was fully on fire. He added that the Fire Department arrived in several minutes
and found four or five units fully involved, with a brisk north wind, and the fire spreading
rapidly. He reported that he requested an increased mutual aid response including ladder
trucks from Toledo and Lincoln City, and fire engines from the other departments. He
stated that the main objective was to stop the spread of the fire. He added that the Police
Department began accounting for hotel guests, while the Fire Department worked on
establishing more hose lines and placement of ladder trucks. Murphy reported that as
soon as it was safe, a search of the units, that were on fire initially, was conducted. He
added that support was also received from the Public Works Department which provided
a crew and excavator. He noted that the Police Department volunteers were also involved,
and that a total of 96 people responded to this fire, and of that number, 46 were from the
city. He stated that he was satisfied with how the response went, and the incredible
support received from individuals, businesses, and groups. He noted that the fire is still
being actively investigated. He reported that overall, there were nine engines, three ladder
trucks, four rescue vehicles, three command vehicles, police vehicles, ODOT, and the
Red Cross disaster team. He stated that this fire; the recent fire on Fifth Street; and the




December landslide demonstrate how the city’'s departments work together in crisis
situations.

Murphy responded to Council questions regarding the age of the structure and other
associated issues. He added that there are two investigations; one conducted by the
Police Department, and the other by the Fire Department and the state.

Nebel reported that these were the first fire casualties since 2000. He expressed
appreciation for everyone involved in this incident and follow-up. He reminded everyone
that this fire is under investigation, and not to compromise that effort. He added that staff
will be reviewing various codes and processes to determine whether changes are needed.
He stated that he will share information with Council when it is available.

Murphy reiterated that the Red Cross was at the fire and supported 50 people.

Dick Beemer reported that he spent 28 years as Fire Department volunteer, and has
maintained friendships in the department. He noted that there were lots of firefighters and
equipment for a small county at this recent fire scene. He suggested that Council consider
whether the city can afford not to have a fire prevention officer.

PUBLIC COMMENT

Linda Neigebauer addressed Council regarding the difficulty of obtaining a quorum at
Wayfinding Committee meetings. Allen suggested reducing the composition of the
Committee from seven to five members. Nebel noted that an ordinance, affecting this
change, could be presented at the next meeting. He added that he will be taking a
comprehensive look at the committees within the next few months

CONSENT CALENDAR

The consent calendar consisted of the following items:

Approval of minutes from the City Council meeting of August 1, 2016;

Approval of minutes of the work session of August 1, 2016;

Approval of minutes of the City Council meeting of August 4, 2016;

Approval of an OLCC license for the Best Western Agate Beach Inn/Starfish Grill,
3019 North Coast Highway.

oOowp

MOTION was made by Engler, seconded by Sawyer, to approve the consent calendar
with the changes to the minutes as noted. The motion carried unanimously in a voice vote.

COMMUNICATIONS

From the Planning Commission - Recommendation to Establish an Ad Hoc Advisory
Committee for the System Development Charge/Construction Excise Tax Study. Hawker
introduced the agenda item. Nebel reported that Council has allocated funding to review
and update System Development Charges for the city. He stated that the city issued an
RFP soliciting consulting services to assist in updating the SDC methodology. He added
that this will include assessing the viability of establishing a construction excise tax for
affordable housing, which was authorized by the State Legislature earlier this year. He
noted that the Planning Commission has reviewed the possible membership of this




committee, which would include: Jim Patrick from Dolphin Construction (also Planning
Commission Chair); Jeff Waarvick, a local attorney; Dustin Capri, Capri Architecture; Tim
Gross, City Engineer; Rich Belloni, Lincoln County School District; David Craig, Oregon
State University; Blake Phillips, Oksenholt Construction; Allen Wells, real estate broker
with Commercial Associates; and Joanna Troy of the Lincoln County Housing Authority.
He added that it would be appropriate for Council to appoint a member to serve on this
Committee. He stated that it is anticipated that the Committee would meet approximately
six times between September and May of 2017.

MOTION was made by Saelens, seconded by Engler, to create a System
Development Charge/Construction Excise Tax Study Ad Hoc Advisory Committee, and
appoint Jim Patrick, Jeff Waarvick, Dustin Capri, Tim Gross, Rich Belloni, David Craig,
Blake Phillips, Allen Wells, and Joanne Troy to this committee, with Councilor Sawyer
serving on the Committee to represent the City Council to work with the review of SDC
methodologies projects with the construction excise tax options, and to provide a report
to the Planning Commission and City Council on recommended actions regarding SDC
charges. The motion carried unanimously in a voice vote.

From the Sister City Committee - Report on the 2016 Adult Exchange to Mombetsu,
and the Student Exchange from Mombetsu to Newport, as Part of the 50t Anniversary of
the Sister City Agreement. Hawker introduced the agenda item. Nebel reported that he
and Engler were part of an eleven-member delegation that participated in a Sister City
visit to Mombetsu, Hokkaido, Japan to celebrate the 50" Anniversary of the Sister City
agreement between Mombetsu and Newport. He stated that a detailed report on the
exchange is included in the packet.

Nebel reported that Newport hosted a student delegation from Mombetsu. He
expressed appreciation for the coordination of this visit by Ted DeWitt and Daniela
Crowder.

Nebel reviewed the history of the Sister City celebrations this year. He noted that an
adult delegation visited in May of this year; an adult delegation visited Mombetsu from
Newport this year; and a student delegation visited Newport in August of this year.

Nebel reported that the Sister City coordination is transitioning from Mark and Cindy
McConnell who have been instrumental in the program for two decades. He stated that
he would like Council to consider the formal creation of a Sister City Committee.

Nebel and Engler talked about their experiences during their visit to Mombetsu.

Ted DeWitt and Daniela Crowder reviewed the recent student exchange to Newport.
At the conclusion of their comments, they displayed gifts that will ultimately be given to
the city, but included a tea service. Both Crowder and DeWitt agreed to continue
participation with the Sister City program in Newport.

Photographs from the student visit and the Newport visit to Mombetsu were displayed
and discussed.

CITY MANAGER'’'S REPORT

Consideration of Report and Recommendation on the Memorandum of Understanding
with the Lincoln Community Land Trust, Lincoln City, and Lincoln County. Hawker
introduced the agenda item. Nebel reported that on August 1, 2016, Council held a work
session to discuss whether the city should continue participating in a Memorandum of




Understanding with Lincoln City and Lincoln County with the Lincoln Community Land
Trust (LCLT). He stated that Council reviewed the history of the LCLT and the city’s
relationship with Lincoln City and Lincoln County in establishing this MOU, and outlined
various options for proceeding with the LCLT. He noted that during the work session,
Council members raised several questions which were forwarded to the LCLT and Lincoln
City for response. He added that these questions included whether the county and Lincoln
City would have proceeded if the City of Newport had not originally concurred with
participating in the funding of $30,000 per year for three years. He stated that Allen
followed up with a clarification to this question, which reflected on the MOU as amended
in early 2015, when a decision was made to contract out the staffing for the LCLT to Proud
Ground. He noted that the packet contains responses to the original question and the
follow-up question.

Nebel reported that the second question related to whether the city could maintain a
regular membership in LCLT, and participate in the activities if it chose to reduce funding
to a regular member funding level. He stated that a third question was whether the LCLT
would be self-supporting after the third year. He added that the fourth question was
whether the LCLT was still committed to home ownership with a land lease as the only
model for meeting workforce housing objectives. He noted that the fifth question related
to expenses incurred from July 1, 2015, through January 4, 2016, in the event that the city
terminates the agreement and opted to pay one-third of the cost incurred prior to that
notification.

Nebel reported that the packet contains information associated with responses to
Council questions.

Nebel provided a brief history of the LCLT and the city’s relationship with the
organization. He also reviewed LCLT actions.

Nebel reviewed options for moving forward with the LCLT, including: reaffirm the city’s
commitment to participate in the partnership through the third and final year of the MOU;
terminate the MOU with no further payments to the LCLT; prorate the second payment for
2015/2016 based on the January 4, 2016 suspension of payment date with Council
terminating the agreement and forwarding $15,000 to the LCLT; calculate the expenses
incurred for the first six months of the fiscal year and pay an amount equivalent to 1/3 of
that commitment and terminating the agreement which would amount to $23,421 divided
by three, which equals $7,807; or pay the 2015/2016 commitment of $30,000 and
terminate the agreement.

Nebel reported that he recommends Council continue the commitment it made in July
2014 to the City of Lincoln City and Lincoln County to provide start-up funds for the LCLT.

Diane Linn, Executive Director of Proud Ground, which manages the LCLT, addressed
Council. She stressed the importance of the MOU with Lincoln County, Lincoln City, and
the LCLT, and urged Council to reaffirm its commitment.

Allen noted that County Commissioner Hall does is not a volunteer, but rather a County
Commissioner making $85,000 annually. He added that Max Glenn, as a City Councilor
from Yachats, is actually a volunteer. Linn reported that Hall has gone the extra mile on
housing issues and is in line for statewide recognition for his housing efforts.

Max Glenn, Yachats City Council, addressed Council regarding the importance of the
partnership. He stated that his first involvement with housing was in 2005 when Hall
convened a summit on homelessness in Lincoln County. He added that he has been
working with land trusts since the 1970’s. He thanked Council for convening the July 12



housing meeting on incentives. He encouraged Council to support the continuation of the
MOU with the LCLT.

Eileen Obteshka stated that LCLT has operated outside the public process and should
be held accountable. She stated that a letter of apology is insufficient.

Allen stated that initially the funding from the three entities was to be used to support
a full-time staff person with benefits. He added that since there is not a benefitted
employee, but rather a contract with Proud Ground, and to date, only $57,000 has been
spent by Proud Ground, whether contributions of $30,000 are still required to produce a
positive affordable housing outcome. He asked whether other Lincoln County cities have
been approached about contributing toward this effort. Glenn stated that Yachats has
continued annually to pay its fair share. He added that Yachats has a real housing crisis
with finding affordable and long-term rentals for the workforce.

Marletta Noe stated that she is tired of being told that she has to provide for people
who will be making more money than she.

Allen reiterated his question as to whether $30,000 from each jurisdiction is still
needed. Linn explained that Proud Ground has coordinated a group of people whose
expertise can be tapped when needed, and is therefore getting a higher value for the
dollar than without a team. She stated that Proud Ground concluded that it is better to
hold resources in reserve, and that it has projects that she hopes will move forward soon.
She added that Proud Ground has six months’ reserve, and that the intent was to find the
best value for the dollar and save resources for additional homes for more families.

Saelens urged caution if the Council opts to sever the MOU. He also stated that while
he works for Lincoln County, Hall has not been his supervisor for six or seven years. He
added that he thinks the city should honor its commitment and continue with the MOU.

Engler noted that she is glad to see people who are passionate about housing. She
stated that the LCLT is putting the cart before the horse with this housing model, and
added that this money could be better spent elsewhere.

Allen stated that he would like to get a sense as to whether the other two jurisdictions
would continue if Newport opted out of the MOU. He added that the second issue is that
he is not disputing Hall's housing efforts, but wanted to differentiate between a true
volunteer and a paid person providing public service.

Busby stated that he has been opposed to this proposal since the beginning. He noted
that one of his greatest objections is that the program provides a tremendous benefit for
a very small number of people. He stated that this is not the right solution for housing at
this time.

Sawyer stated that this is a sad situation. He added that there continues to be a
homeless issue; the middle class are struggling; and there is a vacation rental dwelling
issue. He noted that this is all encompassing, and the city does not have a single answer.
He expressed concern that, in the original agreement, the LCLT and Proud Ground were
not provided a list of potential usable city properties. He noted that he does not think that
opting out of the MOU is the best course. He stated that the LCLT is going to have to show
results in the next year.

Saelens stated that without Swanson in attendance, this issue could go either way,
and he prefers to resolve the issue. Busby asked whether the MOU would continue if the
motion failed.

MOTION was made by Sawyer, seconded by Saelens, to confirm financial
participation with the Lincoln Community Land Trust for the 2015/2016 Fiscal Year, and
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the 2016/2017 Fiscal Year in accordance with the Memorandum of Understanding, as
amended. Voting aye were Sawyer, Saelens, and Roumagoux. Voting no were Busby,
Engler, and Allen. The motion failed.

Allen noted that when Swanson returns, it would not be a tie vote. He added that he is
trying to find middle ground. He stated that he is willing to make a motion that would make
payment for the 2015/2016 Fiscal Year, and hold any payment for the 2016/2017 Fiscal
Year until better information, and an action plan, is available from Proud Ground. He
added that based on the information from Proud Ground, Council can decide whether to
make payment for the third fiscal year. Busby stated that he would probably support that
motion because it is the lesser of two evils.

Allen asked what kind of performance standards Council would like to see before
making the final payment. He noted that he would like to see an agenda item regarding
performance standards in collaboration with the LCLT.

MOTION was made by Allen, seconded by Saelens, to make payment to LCLT for the
second fiscal year of the MOU, which is the 2015/2016 Fiscal Year, and to withhold
payment for the third fiscal year until further progress reports are received from Proud
Ground, and performance standards are established. The motion carried in a voice vote
with Engler voting no.

Adoption of Priorities for Affordable/Workforce Housing. Hawker introduced the
agenda item. Nebel reported that Council had several work sessions on workforce and
affordable housing strategies. He stated that Council reviewed potential opportunities,
including: establishing a multiple-unit tax exemption program to incentivize construction
of multi-family rental housing; assessing city-owned properties to identify which ones may
be suitable for land banking; supporting with other taxing entities a policy to forego tax
revenue from the sale of foreclosed property if the property is to be used for an affordable
workforce housing purposes; investigating the city’s relationship with the Community
Service Consortium to improve citizen access to the CDBG funds that the agency is
managing on the city’s behalf; exploring opportunities to incentivize the construction of
affordable or workforce housing units with reductions in system development charges;
evaluating the viability of adopting alternative street standards to the Transportation
System Plan and Subdivision Codes to reduce infrastructure costs for new development;
evaluating opportunities to leverage Northside Urban Renewal funds in redevelopment
projects that will create new affordable and workforce housing units; participating in
regional and affordable housing forums with partner agencies and stakeholders;
reviewing opportunities to utilize newly adopted statewide legislation to incentivize
affordable or workforce housing; and continuing to assist Habitat for Humanity in the
development of housing at SE 10" and South Pine Streets. He added that the packet
contains additional information regarding these potential strategies.

Nebel reported that these ten strategies were reviewed by Council, and there was
general consensus to direct staff to work on these priorities to create tools to assist in the
development of affordable and workforce housing in the city. He noted that a work session
was held, on July 12, with elected officials and staff members from Yachats, Waldport,
Toledo, Lincoln City, Depoe Bay, Lincoln County, Siletz Tribe, and the City of Newport to
discuss the possibility of creating general policies to make Lincoln County more attractive
for the development of affordable/workforce housing.
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Nebel reported that while he was in Coos Bay attending the Coast Economic Summit
last week, he met with Kerry Kemp, City Manager of Waldport, and Caroline Bauman,
from the Lincoln County Economic Alliance, to take the next steps regarding the
discussions held by this group last month. He stated that it was suggested that the elected
officials and appointed officials from the various governments work with the Lincoln
County Economic Alliance to move these policy discussions forward on a countywide
basis. He added that as a result of the meeting earlier this week, three working groups
have been identified that could be created to deal with the policy questions regarding
affordable and workforce housing in Lincoln County. He added that this information will
be forwarded to the cities, county, and tribe with a request for representation from those
agencies to refine possible policies and bring recommendations back to the
representatives of the various local governments for a follow-up discussion. He noted that
after follow-up discussion, specific policies can then be considered by the cities, county
and the tribe so that there would be a consistent set of policies on a county-wide basis to
encourage this type of development.

Engler stated that the city needs to determine the needs and look at the whole
community; not just students. She added that the list of strategies should be prioritized,
and suggested the possibility of relocating the skateboard park and utilizing that property
for housing.

Nebel noted that if Council would like a work session to prioritize the strategies, that it
could be arranged. Saelens noted that the strategies were developed as policy guidance
and can be revisited at any time. Engler stated that Council needs to examine the impact
of short-term rentals. She added that unbeknownst to Council, the Don Davis property
was being looked at for affordable housing. She added that housing priorities need to be
determined, and if city-owned property is to be utilized; Council should provide input.

Tokos reported that a full buildable land inventory was prepared in 2012, and the 2014
study on student housing builds on the earlier inventory. He noted that a lot of work has
been performed to identify priorities and needs and to develop strategies for addressing
housing issues. He added that the strategies can be addressed separately and do not
need to be sequential.

Engler stated that interested private developers should be engaged more, including
Willamette Housing in Corvallis. Tokos noted that working with private developers would
fit into several of the identified priorities.

MOTION was made by Saelens, seconded by Allen, to accept the ten policy strategies
outlined in Attachment A, and direct staff to begin working on specific policies relating to
these strategies for future consideration by the City Council. The motion carried
unanimously in a voice vote.

Preliminary Financial Report for the Fiscal Year Ending June 30, 2016. Hawker
introduced the agenda item. Nebel reported that the Finance Department has completed
the preliminary financial reports for the fiscal year that ending June 30, 2016. He noted
that these are pre-audited financial statements and there will be certain adjustments that
will impact the ending of fund balances as additional revenues are collected for bills
issued prior to June 30, and for any audit adjustments that are made as part of the annual
audit.

Nebel reported that this report speaks well for the improvements and processes the
Finance Department has implemented in providing this report to Council within six weeks
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of the close of the fiscal year. He added that the other good news is that all appropriation
costs centers for the operational departments have closed the year under the
appropriated amounts. He noted that this indicates that the departments are managing
their funds within the appropriated amounts. He reported that staff will continue to improve
providing accurate projections for the ending fund balance for the current fiscal year that
is used as a basis for budgeting the upcoming fiscal year.

Busby asked about the draw down in the Transient Room Tax Fund. He also noted
that Council has not received a cost variance report on capital projects since May.
Murzynsky stated that he will bring this report to Council monthly.

LOCAL CONTRACT REVIEW BOARD

The City Council, acting as the Local Contract Review Board, began meeting at 8:45
P.M.

Authorization of Change Order No. 9 - Closing Out the Contract with KSH Construction
for the Ferry Slip Road Improvement Project. Hawker introduced the agenda item. Nebel
reported that three separate contracts were awarded for work on Ferry Slip Road, Safe
Haven Hill, and Abalone Street. He stated that these contracts have all been completed,
and that as part of a new standard practice, staff is including quantity adjustments for
construction contracts in a final change order for review and approval by Council. He
noted that in this project, the quantity overruns amounted to $240,923, while the quantity
underruns amounted to $37,574. He stated that by approving a balancing change order,
the final amount authorized by Council will be the same that was paid to the contractor for
the work. He noted that in addition to the quantities actually used on this project, there
were a number of other changes authorized in the field for the Ferry Slip Road
Improvement Project, bringing the total change order to $272,784.66.

MOTION was made by Sawyer, seconded by Saelens, to authorize the execution of
Change Order No. 9, in the amount of $272,784.66, with KSH Construction in order to
close out the Ferry Slip Road Improvement Project. The motion carried unanimously in a
voice vote. Allen asked whether there was any issue with the Urban Renewal Agency not
being involved, and Nebel noted that money would be returned to the URA.

RETURN TO CITY COUNCIL MEETING

The City Council returned to its regular meeting at 8:50 P.M.

REPORT FROM MAYOR AND COUNCIL

Roumagoux reported that she selected the Mayor’'s Award at the annual quilt show on
August 4.

Roumagoux reported that on August 4, she participated in the City Council welcome
of the student delegation from Mombetsu.

Roumagoux reported that on August 8 and 9, she participated in the Oregon Coast
Economic Summit in North Bend. She noted that there was non-stop information and
many interesting sessions.
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Roumagoux reported that she attended the OCCA annual board meeting on August
10 at which the McConnell’'s were recognized for their work in the city.

Sawyer reported that the Lincoln County Fair will be held this weekend.

Sawyer reported that the Highway 20 closures have begun. He recommended
adjusting travel and checking before using the highway.

Saelens reported that the Parks and Recreation Advisory Committee has not met this
month. He noted that the tickets to the Albacore Cook-Off sold out early.

Busby stated that he is looking forward to the written responses to his questions
related to the contract with the Newport News-Times.

Engler reported that she participated in welcoming, and seeing off, the Mombetsu
student delegation.

Engler reported that the Bicycle/Pedestrian Advisory Committee met last week and
continued reviewing its priorities. She noted that the Committee also discussed existing
plans to use an abandoned railroad right-of-way as a trail to Agate Beach.

Engler reported that she attended the OCCA annual board meeting at which the
McConnell's were recognized.

Allen reported that OSU President Ray had made a decision to locate a facility in a
tsunami inundation zone. He suggested that, rather than OSU having to ask for a height
variance for a vertical evacuation zone, the city consider amending its zoning code to
allow for a greater height limit. There was general agreement of Council to utilize this
approach.

Allen reported that he had a brief discussion on the skate park issue, noting that there
is an on-line petition and a recent letter to the editor on this matter. It was noted that Nebel
will contact the person who is spearheading this effort and have a report for Council next
month. Nebel reported that Rich met with the individual and heard a number of specific
issues after which he sent a message to affected departments. It was noted that the
departmental responses will be a part of the comprehensive report to Council.

Allen reported that the League of Oregon Cities Board of Directors had met on August
3 and established legislative priorities. He stated that the top four priorities are: property
tax reform; restore recreational immunity; comprehensive multimodal transportation
funding and policy package; and PERS reform. He noted that three additional priorities
that may be worked on, time permitting, included: housing assistance programs; water
supply development; and mental health issues.

PUBLIC COMMENT

Eileen Obteshka addressed Council regarding utilizing the parking lot near Don Davis
Park for overflow parking. She stated that her customers often have to circle the block
multiple times in search of a parking place. Tokos noted that the Zoning Code contains
pavement requirements for parking lots. Gross stated that the city has to hold itself to the
highest standards and adhere to the city’s own codes. Engler asked whether there has
been parking enforcement this year, and Nebel reported that there has been aggressive
parking enforcement with many tickets being issued. Allen asked whether there was
anything, procedurally, that would prevent the city from developing a policy that allows
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during high usage times. Tokos reported that it can be done, but would require a
legislative amendment through the zoning ordinance. He added that feedback has been
received and the issues are being worked through by the parking study. Nebel stated that
there will be further discussions on the staff level regarding this issue. Terry Obteshka
asked whether the PAC events could be classified as special events. Gross stated that
using this lot for 20 weekends would decimate it. Tokos reiterated that temporary parking
arrangements are being explored as a part of the parking study.

ADJOURNMENT

Have no further business, the meeting adjourned at 9:19 P.M.

Margaret M. Hawker, City Recorder Sandra N. Roumagoux, Mayor
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August 15, 2016
Noon
Newport, Oregon

The Newport City Council met in a work session at the above time in Conference Room
A of the Newport City Hall. On roll call, Roumagoux, Engler, Saelens, Allen, Sawyer,
Swanson, and Busby were present.

Also in attendance was Lola Jones from Samaritan House.

Staff present was City Manager Nebel, City Recorder Hawker, Community
Development Director Tokos, and City Attorney Rich.

DISCUSSION REGARDING HOUSING RECEIVERSHIP ORDINANCE

Rich reported that the draft receivership ordinance is a combination of that of Portland
and Medford. He reviewed the draft ordinance.

Busby asked whether a lien would take priority over the first mortgage holder. Saelens
noted that this appears to be a method to get properties cleaned up or move them onto
something else. Busby asked whether the city would issue contracts to clean up
properties, and Rich noted that this would be the responsibility of the receiver. Nebel
asked whether the city would typically be the receiver. Sawyer asked whether Portland’s
experiences are similar to those in Newport. Busby asked whether a property owner could
use as a defense the fact that there are worse structures. Nebel reported that in Sault Ste.
Marie, the city had a Blight Committee that dealt with some of these types of issues. Allen
and Sawyer stated that they are not in favor of another layer of bureaucracy. The process
to arrive at the receivership process was discussed. Allen noted that nuisance steps would
be used before the receivership process.

A discussion ensued regarding foreclosed properties. Sawyer stated that he does not like
to see houses sitting vacant when there is so much need in the community. He noted that
when the PUD pulls the meters from houses, they are damaged. He suggested applying
pressure to the bank owners and the PUD to keep the heat on in the vacant and foreclosed
homes to minimize damage to the house.

Allen suggested the Community Service Officer work with his supervisor to develop a
check list to find properties for the nuisance and ultimately receivership process.

Nebel noted that this ordinance should help. Council concurred that it wished to move the
ordinance forward.

DISCUSSION OF MEMORANDUM OF UNDERSTANDING WITH LANDWAVES FOR
ACQUISITION OF SE 50™ STREET AND SE 62N° STREET RIGHTS-OF-WAY

Tokos reviewed the maps and easements associated with the memorandum of
understanding with Landwaves for the acquisition of rights-of-way on SE 50" and SE 62"
Streets. He noted that the easement would be converted to a public road right-of-way. He
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noted that Bonnie Serken is interested in naming the street. He added that the value of
the rights-of-way will be determined by an appraisal.

Allen noted that there are references to agreement and memorandum of understanding
in the document, and agreement references should be changed to memorandum of
understanding for consistency.

Tokos reported that this issue would be presented to the Urban Renewal Agency and the
City Council for consideration.

EXECUTIVE SESSION PURSUANT TO ORS 192.660(2)(e) TO DISCUSS REAL
PROPERTY TRANSACTIONS

MOTION was made by Engler, seconded by Swanson, to enter executive session
pursuant to ORD 192.660(2)(e) to discuss real property transactions. The motion carried
unanimously in a voice vote, and Council entered executive session at 1:04 P.M.

MOTION was made by Engler, seconded by Sawyer, to leave executive session and
return to the work session. The motion carried unanimously, and Council returned to its
work session at 1:35 P.M.

SKATE PARK

Saelens asked about the skate park issue that was brought up by Mr. Getting. Nebel
reported that Rich and Roumagoux both met with Getting, and staff is pulling together
responses to his issues. He added that once those responses are received and compiled,
he will share the information with the Council and Getting.

ADJOURNMENT

Having no further business, the meeting adjourned at 1:54 P.M.
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CITY MANAGER REPORT AND RECOMMENDATIONS

Meeting Date: September 6, 2016

Adenda ltem:
Confirmation of the Mayor's Appointment of John Burgund to the Public Arts
Committee for a term expiring 12/31/18.

Background:
The Public Arts Committee has recommended that the Mayor appoint John Burgund to

serve a term that would expire on 12/31/18.

Recommended Action:
| recommend that the City Council confirm the Mayor’s appointment of John Burgund to
the Public Arts Committee for a term to expire on 12/31/18;

Fiscal Effects:
None.

Alternatives:
Do not confirm the appointment, or as suggested by the City Council.

Respectfully Submitted,

)L

Spencer R. Nebel
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Date: qu,zp F/é

Application
For
City of Newport
Committee Appointment

Which committee are you interested in serving on (list in priority order if you are
interested in multiple committees):

Fvgice  PRTS  Commrree

Name: v;ﬁ’/f’ EUKQU/V_D

Telephone Numbers: Cell.‘gHome: AAO VL

E-Mail Address: _ AL A#E”
Occupation: Sl CAE LT ER
Employer: B el

(1)  Why would you like to serve on a City of Newport committee? =
FurErResred o ARY  PRESERVAT/Z

(2)  Whatis your educational and professional background? 3
o) CARPEVTER, WEPVY COFTRIEZ 2

(3) Have you ever served on a community committee? If so, what kind?

e

Continued on reverse. . .




CITY MANAGER REPORT AND RECOMMENDATIONS

Meeting Date: September 6, 2016

Agenda Item:

Approval of a Recommendation to the OLCC for a Change of Ownership of
a Full On-Premises Sales License for a Commercial Establishment located
at 715 SW Hurbert Street

Background:
The City of Newport has received a request for change of ownership for a full on-premises

sales license for a commercial establishment located at 715 SW Hurbert Street. The
current license is issued to Stone Crest Cellars. The new license is being requested by
Jeremy C. Ho, doing business as a JJ Ho. This request has been reviewed by the Police
Department and there are no objections to the City Council recommending that the license
be granted by the Oregon Liquor Control Commission.

Recommended Action:

| recommend that the City Council recommend approval of a change of ownership for a
full on-premises sales license for a commercial establishment located at 715 SW Hurbert
Street as part of the consent agenda.

Fiscal Effects:
None by recommending the transfer.

Alternatives:
None recommended.

Respectfully Submitted,

)L

Spencer R. Nebel
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Agenda Item #
Meeting Date Sept. 6, 2016

OREGON

Crry COUNCIL AGENDA ITEM SUMMARY
City Of Newport, Oregon

Issue/Agenda Title OLCC License Approval
Prepared By: Lt. Jason Malloy Dept Head Approval: Chief Mark J. Miranda City Mgr Approval:

Issue Before the Council:
Shall the City Council recommend approval of the liquor license application for JJ Ho.

Staff Recommendation:
The Police Department recommends favorable action by the City Council

Proposed Motion:
Handled as a consent calendar item

Key Facts and Information Summary:
J] Ho, 715 SW Hurbert St. #D, has made application to the Oregon Liquor Control Commission for a “Full
On-Premises Sales” license due to a change of ownership. Such a license allows for the applicant to sell ‘by

the drink’ wine, malt beverages, cider and distilled liquor. These beverages must be consumed on the
premises. Partially consumed bottles of wine that had been served with a meal may also be taken from the
premises. The previous OLCC licensee at this location was Stone Crest Cellars Catering

A background check of the applicant revealed no disqualifying information. JJ Ho is located in the City
Center Uptown area, at the intersection of Hwy 101/SW Hurbert St. There have been two police calls to
the business complex, but no calls associated with this address specifically. The calls for service at the
business complex involved one trespass complaints, and one found property report.

ORS 471.166 requires an applicant to obtain a recommendation from the local governing body in the city
where the business is located. The City Council may make a “Favorable Recommendation” or an
“Unfavorable Recommendation” to OLCC. The Commission will then decide if granting a license is
appropriate.

Other Alternatives Considered:
Not applicable.
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City Council Goals:
Public Safety related.

Attachment List:
License Application

Fiscal Notes:
There is no fiscal impact on the City other than time to process the application
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ﬂY‘l lf){

\
%

JATEY OREGON LIQUOF. INTROL COMMISSION
2’ LIQUOR LICENSE APPLICATION

Application is being made for; CITY AND COUNTY USE ONL'
LICENSE TYPES ACTIONS ) Date application received: g 5, /
Full On-Premises Sales ($402.60/yr) Change Ownership
Commercial Establishment New Outlet The ?lty Councjl -
Caterer [ Greater Privilege i, pq 72)
[ Passenger Carrier %Addiﬁw 7~ [fnam of city or county)
E g::\‘lea::gﬁ:i; Location Other racommends that this license be;
[ Limited On-Premises Sales ($202.60/yr) Q Granted Q Denled
[J off-Premises Sales ($100/yr) By:
O with Fuel Pumps {signature) (date)
[ Brewery Public House (3252.60) Name:
[ Winery (3250/yr)
Clother: Title:
90-DAY AUTHORITY
3 Chack here if you are applying for a change of ownership at a business OLCC USE ONLY
that has a current liquor license, or if you are applying for an Off-Premises Application Rec'd by: . )

Sales license and are requesting a 90-Day Temporary Authaority

Date: (K 1.9 -/ 2]

APPLYING AS:
Limited [ Corporation [ Limited Liabili ndividuals .
DPartnership P DCompany v s 90-day authority: O Yes 9@ No

1. Entity or Individuals applying for the license: [See SECTION 1 of the Guide)

®___ “EkEMY <, Mo ®

@ @

2. Trade Name (dba),__J_ J Ho

3. Business Location:_72/.5 . SinJ /-/:.M ST 7D At oot OF FI2LT

{number, streel rural routa) {city) (countyy {state) (2P code)
4. Business Mailing Address;__— M—L o 2 bl
{PO box, number, street, rural route) (city) (state) (ZIP code)

5. Business Numbers: é &/ D E i v ‘([(j
{ } (fax)

6. Is the business at Ihis location cumantly licensed by oLCcC? FlYes [No

Typeoonense_ﬁ:.F[‘M £ (&

7. If yes to whom:

8, Former Business Name: =

9. Will you have a manager? ﬁes

m Narme: j{remq (‘, 4\'0

(m&nager must fill out an Individual History form)

10.What Is the local governing body where your business is located? pla% ( oL
{hame of city or county}
11. Contact person for this application: J E RE/ANY  £fp G2/ - SPE= 4 7
V{ (nam: (phona number(s))
S50 s 3o £ /\/zwafi Lk FIS
{addrass) {fax number) (e-mall address)

| understand that if my answers are not true and complate, the OLCC may deny my license application.
Applicant(s) Signatyre(s) and Date:

_f,':r—-—jé Date 'f‘,gﬂ W ® . Date

Date @ Date

3 1-800-452-0LCC (6522) o www.oregon.goviolce {rov. 08/20117)



CITY MANAGER REPORT AND RECOMMENDATIONS

Meeting Date: September 6, 2016

Agenda Item:

A Public Hearing and Possible Adoption of Ordinance No. 2103, an
Ordinance Amending the Newport Comprehensive Plan, Zoning Maps, and
Approving Proposed Revisions to the Phase |, Wilder Plan Development.

Background:
In 2007, the City of Newport approved the original, preliminary plan for implementing the

“‘South Beach Village, Phase 1. As development has occurred, there have been
subsequent modifications to the preliminary development plan to accommodate various
projects that have been accomplished in the Wilder Subdivision.

Oregon State University, on behalf of property owner, Landwaves, Inc, submitted an
application to amend the Newport Comprehensive Plan Map, the Newport Zoning Map
and Phase 1, Wilder Plan Development. This issue was reviewed by the Planning
Development Commission, at their July 25, 2016, commission meeting, at which time a
public hearing was held. Following the public hearing and considering comments made
the Planning & Development Commission unanimously recommended that the City
Council consider approval of these land use issues.

Please note that the land use changes affect land on both sides of Harborton Street,
located below the single family housing neighborhood and the OCCC campus in the
Wilder Subdivision. In addition, the purpose land use changes will also convert existing
R-3 property to R-2 in order to keep the residential unit count consistent with the original
plan. The multi-family property being converted to R-2 is located on the east side of
Harborton Street closer to the OCCC campus. These changes will facilitate Oregon State
University’s plan to construct a 130 student housing apartments to support their
expanding Newport operations at the Hatfield Marine Science Center. In addition, the
changes recommended by the Planning Commission will enable a 12-unit multi-family
project to be built by Samaritan House on the north side of Harborton Street across from
the proposed OSU housing development.

Although the mix of housing types in Phase 1, Wilder Plan development, is being adjusted
to include additional multi-family units for Phases 4 (OSU) and 6 (Samaritan House), there
will be an off-setting reduction in the number of permitted single family units so that the
maximum number of dwellings for Phase 1 will remain at 345.
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The housing being developed by OSU will accommodate students participating at the
proposed Marine Studies campus, which is to be built on the Hatfield Campus in South
Beach. This location is above the tsunami inundation zone. Samaritan House is
proposing to build 12 units of permanent affordable housing on the property across from
OSU. This housing would be designated for families that successfully complete the
requirements for living in Samaritan House. This will provide monitored housing as the
next step for families to continue their progress of independent living. Finding affordable
housing for families who have successfully graduated from Samaritan House has been
one of the challenges for Samaritan House. | have attached renderings of this proposed
housing for your information. It is important to remember, however that landuse decisions
are not focused on the specific tenants or owners of the property, but the larger issues of
whether multi-family housing, commercial use or other broad categories of use are
appropriate for the land being reviewed.

At the Planning Commission, there were a number of comments both in support and
expressing concerns regarding the Samaritan House proposal. The Planning
Commission meeting minutes are attached for your review.

This action is a bit different from normal, in that the Planning Commission typically has
authority to act on planned development without Council approval. In this case, since
there is an amendment to the Comprehensive Plan Map and the Zoning Map which
requires Council approval, the entire package is being dealt with through one ordinance
amendment which will require City Council review and approval. This is a quasi-judicial
proceeding. As a result, the Council needs to follow a very specific protocol, including
disclosures of any conflicts of interest, bias, ex-parte contacts, or site visits prior to
deliberating the issue. Persons in attendance at the meeting can express an objection to
any of the Council members hearing this application as well. The quasi-judicial
proceedings process is outlined as an attachment to this agenda item for your review.

Finally, please review the proposed ordinance which includes the findings to justify the
modifications to zoning and the Comprehensive Plan for these actions.

Recommended Action:

| recommend that the Mayor conduct a public hearing on Ordinance No. 2103, an
ordinance amending the Newport Comprehensive Plan, and Zoning Maps and approving
the proposed revisions to the Phase 1, Wilder Plan Development. As part of the public
hearing, | would recommend that the Mayor read the City of Newport City Council land
use hearing procedures attached to this item prior to opening the public hearing.

Following the public hearing, | further recommend that the City Council consider the
following motion:

I move Ordinance No. 2103, an ordinance that amends the Newport Comprehensive Plan
and Zoning Maps and approves proposed revisions to Phase 1, Wilder Planned
Development, be read by title only and placed for final adoption.
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The Mayor will then ask for a voice vote on whether or not to read the ordinance by title
only and placed for final passage.

If the motion is approved, the City Recorder will read the title of the ordinance.

A roll call vote on the final passage of the ordinance will then be requested by the Mayor,
and taken by the City Recorder.

Fiscal Effects:

None directly to the city by conducting the changes. These changes; however, will
facilitate the development of housing units for students, and transitional housing for
families within the City of Newport.

Alternatives:

Following the public hearing, the City Council can approve the recommended motion if
standards have been met, defer action on the recommended motion until a following
meeting, or deny the request if the criteria has not been met, and cannot be reasonably
met to the imposition of conditions of approval.

Respectfully Submitted,

) Pl

Spencer R. Nebel
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STAFF REPORT
CITY COUNCIL AGENDA ITEM

OREGON

Title: Ordinance Amending the Newport Comprehensive Plan and Zoning Maps and

approving Proposed Revisions to the Phase 1 Wilder Planned Development

Prepared by: Derrick I. Tokos, AICP, Community Development Director

Recommended Motion: | move for reading by title only of Ordinance No. 2103, an
ordinance that amends the Newport Comprehensive Plan and Zoning Maps and approves
proposed revisions to the Phase 1 Wilder Planned Development, and for adoption by roll
call vote.

Background Information: Oregon State University, on behalf of the property owner
Landwaves, Inc., submitted an application to amend the Newport Comprehensive Plan
Map, Newport Zoning Map, and Phase 1 Wilder Planned Development to allow
construction of 130 student housing apartments to support their expanding Newport
operations at the Hatfield Marine Science Center. The project is designated as Phase 4
of the Planned Development. The proposal also includes a 12-unit multi-family project
for Samaritan House, and several smaller amendments to the Phase 1 development
standards. The Samaritan House project is identified as Phase 6 of the plan.

The property subject to this application is identified by the Lincoln County Assessor’s
Office as Tax Lots 100 and 103 of Assessor’s Map 11-11-20, consisting of 41.24 acres
of the 60 acres included in Phase 1 Wilder.

If approved, 8.1 acres of land on the Newport Comprehensive Plan Map will be changed
from “Low Density Residential” to “High Density Residential.” The Newport Zoning Map
for Phases 4 and 6 would likewise be amended from R-2/“Medium Density Single-
Family Residential” to R-3/“Medium Density Multi-Family Residential.” To partially offset
this increase in density for Phases 4 and 6, approximately 2.2 acres of land in the
Village Center area will be transitioned from a Comprehensive Plan Map designation of
“High Density Residential” to “Low Density Residential” with a corresponding change on
the Newport Zoning Map from R-3/“Medium Density Multi-Family Residential” to R-
2/“Medium Density Single-Family Residential.”

Although the mix of housing types in the Phase 1 Wilder Planned Development is being
adjusted to include additional multi-family units for Phases 4 and 6, there will be a
reduction to the number of permitted single-family units so that the maximum number of
dwellings for Phase 1 is 345, which is the same as what was previously approved.
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At this public hearing, the Newport City Council will take public testimony on the
proposal and may approve the request.

Fiscal Notes: None.

Alternatives: The Council must approve the request if it finds that the approval
standards have been met. Alternatively, it must deny the request if the criteria have not
been met and cannot be reasonably met through the imposition of conditions of
approval.

Attachments:
Draft Ordinance No. 2103

Ordinance Attachments
Minutes from the July 25, 2016 Planning Commission Meeting
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CITY OF NEWPORT
ORDINANCE NO. 2103

AN ORDINANCE AMENDING THE NEWPORT COMPREHENSIVE PLAN AND
ZONING MAPS AND APPROVING PROPOSED REVISIONS TO THE
PHASE 1 WILDER PLANNED DEVELOPMENT
(Newport File No. 2-CP-16/1-2-16/1-SUB-16/1 & 2 PD-16)

WHEREAS, Ronald L. Adams, Oregon State University, on behalf of the owner Landwaves,
Inc. (Elizabeth Decker/JET Planning, authorized representative), submitted an application to the
City of Newport on June 7, 2016 to amend the Newport Comprehensive Plan Map, Newport Zoning
Map and Phase 1 Wilder Planned Development to allow construction of 130 student housing

apartments to support their expanding Newport operations centered around the Hatfield Marine
Science Center; and

WHEREAS, the proposed modifications transfer density and multi-family units already
approved for Phase 1 Wilder from phases near the Village Center area to the northwest corner of
the site (Phase 4), closest to the Hatfield Marine Science Center; and

WHEREAS, the owner, Landwaves, Inc., has applied for additional modifications to facilitate
development of a 12-unit affordable housing project and support services in the northern portion of

the site known as Phase 6, on the opposite side of Harborton Street from the Oregon State
University student housing project; and

WHEREAS, Landwaves, Inc. further amended the application to modify development
standards within the Phase 1 Wilder Planned Development, and

WHEREAS, property subject to this application is identified by the Lincoln County Assessor's
Office as Tax Lots 100 and 103 of Assessor's Map 11-11-20 consisting of 41.24 acres of the 60
acres included in Phase 1 Wilder; and

WHEREAS, to accommodate the amendments the Newport Comprehensive Plan Map must

be revised from “Low Density Residential” to “High Density Residential” for Phases 4 and 6, which
accounts for approximately 8.1 acres of land; and

WHEREAS, the Newport Zoning Map for Phases 4 and 6 must likewise be amended from R-

2/*"Medium Density Single-Family Residential” to R-3/“Medium Density Multi-Family Residential”;
and

WHEREAS, to partially offset this increase in density for Phases 4 and 6, approximately 2.2
acres of land in the Village Center area will be transitioned from a Comprehensive Plan Map
designation of “High Density Residential” to “Low Density Residential” with a corresponding change
on the Newport Zoning Map from R-3/“Medium Density Multi-Family Residential” to R-2/*Medium
Density Single-Family Residential”; and

WHEREAS, the mix of housing types in the Phase 1 Wilder Planned Development has been
adjusted to include additional multi-family units for Phases 4 and 6 with corresponding reductions

to the number of permitted single-family units so that the maximum number of dwellings for Phase
1 is 345, which is the same as what was previously approved; and

WHEREAS, the submitted application, as supplemented by the applicant's authorized
representative and city staff, contains findings of compliance with the policies and standards set
forth in the “Administration of the Plan” element of the Newport Comprehensive Plan and Newport

Page 1 ORDINANCE No. 2103, Amending the Newport Comprehensive Plan and Zoning Maps and Approving Proposed
Revisions to the Phase 1 Wilder Planned Development.
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Municipal Code Chapters 14.35 and 14.36, which set out approval criteria for amending the Newport
Comprehensive Plan Map, Newport Zoning Map and Planned Developments; and

WHEREAS, the Newport Planning Commission held a public hearing on July 25, 2016 for

the purpose of reviewing the application for compliance with applicable approval criteria and to
provide a recommendation to the Newport City Council; and

WHEREAS, the Planning Commission’s public hearing, above, was duly held in accordance
with all applicable state and local law, and, after due deliberation and consideration of the proposed
changes, the Planning Commission did recommend that the application be approved; and

WHEREAS, the Newport City Council held a public hearing on September 6, 2016, to
consider the amendments to the Newport Comprehensive Plan Map proposed in the application
and voted in favor of the changes, after considering the recommendation of the Planning
Commission, public testimony, and evidence and argument in the record; and

WHEREAS, information in the record, including affidavits of mailing and publication,

demonstrate that appropriate public notification was provided for both the Planning Commission and
City Council public hearings.

THE CITY OF NEWPORT ORDAINS AS FOLLOWS:

Section 1. The findings set forth above and in the attached Exhibit “A” are hereby adopted in support

of the amendments to the Newport Comprehensive Plan Map and Newport Zoning Map adopted by
Sections 2, and 3 of this Ordinance.

Section 2. The Comprehensive Plan Map of the City of Newport is hereby amended as depicted
with Exhibit “B”

Section 3. The Zoning Map of the City of Newport is hereby amended as depicted and described
with Exhibits “C” and “D”

Section 4. The findings and conditions set forth in Exhibit “A” are hereby adopted in support of the

amendments requested to the Preliminary Development Plan, Final Development Plan and
Tentative Plat for Wilder Phase 1.

Section 4. This Ordinance shall take effect 30 days after passage.

Date adopted and read by title only:

Signed by the Mayor on , 2016.

Sandra Roumagoux, Mayor

ATTEST: Approved as to form:

Margaret M. Hawker, City Recorder City Attorney

Page 2 ORDINANCE No. 2103, Amending the Newport Comprehensive Plan and Zoning Maps and Approving Proposed
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EXHIBIT "A"
ORD #2103

File No. 1-SUB-16/1 & 2 PD-16/2-CP-16/1-Z-16

FINDINGS OF FACT

I. The applicant, Ronald L. Adams, Oregon State University, on behalf of the owner Landwaves,
Inc. (Elizabeth Decker/JET Planning, authorized representative), submitted an application to
the City of Newport on June 7, 2016 to amend the Newport Comprehensive Plan Map,
Newport Zoning Map and Phase 1 Wilder Planned Development to accomplish the following:

A.

B.

J.

Revises the Newport Comprehensive Plan Map from “Low-Density Residential” to “High
Density Residential” for Phase 4 and Phase 6. This involves approximately 8.1 acres of land.

Revises the Newport Zoning Map for Phase 4 and Phase 6 from R-2/"Medium Density
Single-Family Residential" to R-3/"Medium Density Multi-Family Residential."

Revises the Newport Comprehensive Plan Map from “High Density Residential” to “Low-

Density Residential” in the southerly portion of Phase 5. This involves approximately 2.2
acres of land.

Revises the Newport Zoning Map for the same southerly portion of Phase 5 from R-

3/"Medium Density Multi-Family Residential" to R-2/"Medium Density Single-Family
Residential."

Adjusts the range of development in preliminary and final development plan to reflect
inclusion of additional multifamily units for student housing in Phase 4 and Phase 6 with
corresponding decrease in single-family units. The maximum number of permitted dwelling
units for Phase 1 of Wilder is 345, which is the same as what was previously approved.

Adds “Multi-Family: Clustered” as an additional multifamily residential development type

in the “Kit of Parts” to describe intended building form and design for student housing in
Phase 4.

Allows a variance to the City’s parking standard for clustered multifamily residential uses,
decreasing required spaces by approximately 13% relative to City code standards, to reflect
increased access to multimodal transportation options within Wilder and multimodal
connections to primary destinations, specifically the OSU Hatfield Marine Science Center.

Modifies the preliminary development plan to show revised mix of single-family and
multifamily development in future phases east of Harborton Street.

Introduces ‘Day Care’ and additional supporting Community Service uses as allowed uses in

the R-3 Medium-Density Multifamily zone to facilitate colocation of support services for
affordable housing residents in Phase 6.

Expands Final Development Plan to include Phase 6.

K. Eliminates Accessory Dwelling Units (ADUs) as a development option for Phase 4.

Page 1 of 32 Exhibit “A” FINDINGS OF FACT AND CONCLUSIONS for File No. 1-SUB-16/1 & 2 PD-16/2-CP-16/1-Z-16 (Elizabeth
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IL.

II1.

36

L. Amend Preliminary Development Plan, Final Development Plan and Tentative Plat to divide
Phase 2B, planned for apartment development, into two separate lots.

The subject property includes Tax Lots 100 & 103 of Assessor’s Map 11-11-20 (Parcels 1 and 2,
Partition Plat 2015-01) and the Plat for Wilder Phase 1, Book 18 Page 46. In sum, the application
encompasses approximately 60 acres of land. The property is located in the South Beach

neighborhood directly east and northeast of Mike Miller Park and is accessed from US 101 at SE
40th Street.

Staff reports the following facts in connection with the application:

A.
B.

Plan Designation: Commercial, High Density Residential, and Low Density Residential.

Zone Designation: R-2/"Medium Density Single-Family Residential," R-3/"Medium
Density Multi-Family Residential," and C-1/"Retail and Service Commercial."

Surrounding Land Uses: The South Beach neighborhood contains a mix of public,
commercial, water-dependent and water-related, industrial and residential uses. Land
uses in the area near the subject property include a mix of developed and undeveloped
industrial land, residential zoning that allows for single-family and multi-family uses, a
trailer park, a mix of commercial uses, the Central Lincoln People’s Utility District (PUD)
warehousing and substation facility, and public uses such as the Oregon Coast

Community College (OCCC) Campus, Mike Miller Park and the Newport Waste Water
Treatment facility.

. Topography and Vegetation: The subject property contains a mix of level and moderately

steep sloped property. The site is forested except where land has been cleared for
development.

Existing Structures: The initial subdivision plat of 40 lots is substantially developed with
a range of residential housing types and the public park and playground area included
with that phase has been completed. A retail commercial building has also been
constructed at the intersection of Harborton Street and College Way

Utilities: Infrastructure to serve the 40-unit residential development is complete,
including SE 40" Street/SE Harborton Street (a collector roadway that provides access to
the Wilder planned development) and associated local street, water, and sewer
infrastructure from Highway 101 to the Village Center and the OCCC campus site. Street
lights have also been installed along SE 40" Street/Harborton Street.

Development Constraints: Portions of the property contain moderately steep slopes.
There are also isolated pockets of wetlands, the locations of which have been delineated
by the property owner.

Past Land Use Actions:

File No. 2-PD-15/3-PD-15/1-SUB-15. The preliminary planned development plan was
amended to include a change to the zoning district boundary between R-3 Multi-Family
Residential and C-1 Commercial zones that expanded the commercial area along the full
length of College Way and increased the range of allowed uses in the C-1 zoned Village
Center area to include retail sales and services, offices, lodging, community services like

Page 2 of 32 Exhibit “A” FINDINGS OF FACT AND CONCLUSIONS for File No. 1-SUB-16/1 & 2 PD-16/2-CP-16/1-Z-16 (Elizabeth
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churches, educational institutions, and day care. The revised preliminary planned
development plan also included a variance to the Zoning Ordinance satellite and shared
parking regulations to permit future shared parking arrangements between Village Center
users and the Oregon Coast Community College. The range of development anticipated
in the preliminary and final planned development plans was amended to reflect completed
build-out, current market conditions, and revised predictions and Accessory Dwelling
Units (ADUs) were added as a development option in Phases 2-4 subject to conditions
approved by Newport Planning Commission. The Final Development Plan included a
detailed site design for Phases 2-4, with updated street names and cross-section drawings.
New street cross-sections and a micro-cottage development type were added to the “Kit
of Parts.” Amendments were adopted by final order on June 24, 2015.

File No. 1-PD-14/2-PD-14. A minor amendment to the Preliminary Development Plan
and Final Development Plan for Phase 1 of Wilder. Changes to the Preliminary
Development Plan were limited to the Village Center commercial area, including
authorization for required parking to extend across zoning boundaries when provided on
the same lot or parcel as the proposed use and an allowance that on-street spaces count
against off-street parking requirements provided the spaces are located within 200-feet of
the lot or parcel upon which the use is located. The Final Development Plan included a

layout for three commercial buildings in the Village Center. Amendments were adopted
by final order on February 11, 2015.

File No. 2-PAR-14. Partitioned property identified as Tax Lot 100 of Lincoln County
Assessor’s Tax Map 11-11-20 into two separate parcels. Additional right-of-way was
also dedicated along College Way and adjacent to Harborton Street. The partition was
approved by final order on September 15, 2014.

File No. 1-PD-10/2-PD-10/1-SUB-10. Modified the plans approved in File No. 5-PD-
09/6-PD-09/3-SUB-09 by (1) modifying setbacks, (2) revising lot coverage standards, (3)
adjusting lot size and densities for commercial and residential uses, (4) updating street,
tract and housing category names, and (5) updating the subdivision lot configurations.
The number of multi-family units was increased from a maximum of 120 to 150, bringing
the total for all Phase 1 dwelling units to 383. The maximum commercial square footage

was increased from 25,000 square feet to 36,000 square feet. Amendments were adopted
by final order on June 28, 2010.

File No. 5-PD-09/6-PD-09/3-SUB-09. Modified the preliminary planned development
plan to refine proposed residential areas, local street and pedestrian circulation patterns,
open space and other tracts within sub phases 1A, 1B, and 1C; modified the final planned
development plan illustrating the changes requested in File 5-PD-09; modified the
tentative subdivision plat showing lots for mixed use and single and multi-family
development, as well as various tracts for common open space and other common
elements, and dedication of right-of-way and easements for public streets, pathways, and
utilities. Amendments were adopted by final order on July 27, 2009.

File No. 1-PD-09/2-PD-09/3-PD-09/1-SUB-09. Modified the preliminary planned
development plan to adjust land use designations consistent with Comprehensive Plan
and Zoning Map amendments, revised the preliminary plan due to site conditions, and
removed a portion of property that was being transferred to an abutting residential

Page 3 of 32 Exhibit “A” FINDINGS OF FACT AND CONCLUSIONS for File No. 1-SUB-16/1 & 2 PD-16/2-CP-16/1-Z-16 (Elizabeth
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property owner; modified the final planned development plan to reflect Comprehensive
Plan and Zoning Map amendments and adjusted the boundary and size of the OCCC site;
approved the final planned development plan for a portion of Phase 1; and tentative

subdivision plan for a portion of Phase 1. Amendments were adopted by Final Order on
March 30, 2009.

File No. 4-CP-08/2-Z-08. Modified the zoning designations of the approximate 86 acres

annexed in 2007 to allow more flexibility and to reflect the OCCC parcel by Ordinance
No. 1968 adopted December 1, 2008.

File No. 5-PAR-07. Partitioned the annexed property so that a portion could be conveyed

to OCCC for construction of their central campus by final order adopted September 11,
2007.

File No. 1-AX-07/2-Z-07. Annexed property, which included the subject property, into
the City and established zoning to allow the implementation of the South Beach Plan by

Ordinance No. 1922 adopted June 18, 2007, and amended by Ordinance No. 1931
adopted August 6, 2007.

File No. 2-PD-07. Approved final development plan for OCCC central campus by final
order adopted May 29, 2007.

File No. 1-PD-07. Approved tentative Plan for “South Beach Village” Phase 1 mixed use
development and OCCC central campus by final order adopted May 29, 2007.

File No. 1-CP-06/1-UGB-06/2-CP-06/2-Z-06 (South Beach Neighborhood Plan as
adopted in December 2006 by Newport Ordinance No. 1899) (concurrence with Urban

Growth Boundary adjustment by Lincoln County Ordinance No. 447 adopted April 18,
2007).

Upon submission and acceptance of the application, the Community Development (Planning)
Department mailed notice of the proposed actions on June 15, 2016 to property owners within
200 feet required to receive such notice by the Newport Zoning Ordinance, to various City
departments, and to public/private utilities and agencies within Lincoln County. The notice
referenced the criteria by which the application was to be assessed and invited persons to provide
written comment and/or attend a public hearing before the Newport Planning Commission
scheduled for 7:00 pm, July 25, 2016. The notice of the Planning Commission hearing was also
published in the Newport News-Times on July 15, 2016.

At the July 25, 2016 public hearing, a statement of rights and relevance and applicable criteria
were read. The Planning Commission disclosed any ex parte contact, conflicts of interest, and/or
bias. No objections were made to any of the Planning Commissioners hearing the matter. The
Planning Commission received the staff report and heard testimony in support of the request from
the applicant, and received testimony in support and in opposition to the request from members
of the public. After taking testimony, the Commission deliberated and elected to recommend to
the City Council that the application be approved. The Planning Staff Report with Attachments

is hereby incorporated by reference into the findings. The Planning Staff Report Attachments
included the following:
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Attachment "A" — Applicant’s Narrative, prepared by JET Planning, revised July 20, 2016
with Appendices A through K, summarized as follows:

Appendix A — Application Form

Appendix B — Assessor’s Tax Map

Appendix C — List of Property Owners within Notification Area

Appendix D — Preliminary Title Report

Appendix E — Written Letters from Utility Providers

Appendix F — Preliminary Development Plan

Appendix G — Final Development/Tentative Subdivision Plan (reduced set)
Appendix H — Kit of Parts

: Appendix I - Comprehensive Plan Maps and Legal Descriptions

0.  Appendix J — SE Harborton Street Cross-Section

1. Appendix K — Cross-Section Drawing Through Phases 3 and 4

e B U

Attachment "B" — Wilder Community Master Development Plan Set, prepared by 2G
Associates and JET Planning, revised July 20, 2016 (19 sheets, scaled drawings).

Attachment "C" — Copy of Newport Ordinance No. 2076, Amending the Housing
Element of the Newport Comprehensive Plan

Attachment "D" — Notice of Public Hearing and Map

Attachment "E" — Notice of June 28, 2016 Neighborhood Outreach Meeting, mailed by
Oregon State University and dated June 17, 2016

Attachment "F" — Email Exchange between Community Development Director Derrick
Tokos and Jon Holbrook, dated June 23, 2016

Attachment "G" — Email Exchange between Community Development Director Derrick
Tokos and Valerie Grigg Devis with the Oregon Department of Transportation (ODOT)
dated June 24" to July 5. ODOT has no concerns with the proposal.

Attachment "H" — Staff Completeness Review Letter, dated July 1, 2016

Attachment "I" — Letter from Sara Schreiber, Wilder Resident, dated July 7, 2016,

expressing concerns about noise, traffic congestion, and environmental impacts of the
project.

Attachment "J" — Email from Lola Jones, Executive Director, Samaritan House, Inc.,
dated July 20, 2016 responding to Ms. Schreiber’s correspondence.

Attachment "K" — July 21, 2016 email from Elizabeth Decker responding to the staff
completeness review.

At the July 25, 2016 public hearing, written testimony was provided, in the form of a July 24,
2016 email, from Denise Guild in support of the Oregon State University (OSU) proposal but in
opposition to the 12-unit multi-family project proposed by Samaritan House for transitional
housing (Attachment "L"). A July 24, 2016 letter was submitted by Jim Shaw in support of the
OSU proposal (Attachment "M") and a July 25, 2016 letter was provided by the Fair Housing
Council of Oregon indicating that their organization supports the proposal but desires to see the
City’s decision squarely address its Statewide Planning Goal 10 obligations (Attachment "N").
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For the September 6, 2016 public hearing before the Newport City Council, notice to property
owners within 200 feet of the subject site, to various City departments, and to public/private
utilities and agencies within Lincoln County was provided on August 15, 2016. The notice
referenced the criteria by which the application was to be assessed and invited persons to provide
written comment and/or attend the public hearing. Notice of the City Council hearing was also
published in the Newport News-Times on August 26, 2016 (Attachment "Q").

For amendments to the Newport Comprehensive Plan or Comprehensive Plan Map, the Newport
Comprehensive Plan Section entitled “Administration of the Plan” (p. 287-289), requires findings
describing the nature of the changes to the Comprehensive Plan Map and why they are necessary
to carry-out (a) a public need for the change; or (b) a significant change in community attitudes
or priorities; or (c) a demonstrated conflict with another plan goal or policy that has a higher

priority; or (d) a change in a statute or statewide agency plan; or () applicable statewide planning
goals.

Revisions to Newport Zoning Maps must satisfy the provisions of NMC 14.36.010, which

requires that the change furthers a public necessity and promotes the general welfare of the
community.

Major changes to approved Preliminary and Final Development Plans must satisfy the same
standards that would apply to a new application (NMC 14.35.110(D)). Criteria for approval of
a Preliminary Development Plan are listed in NMC Sections 14.35.020, 14.35.030, and 14.35.070
and criteria for Final Development Plans are listed in Section 14.35.100. Additionally, the
criteria for tentative subdivision plat approval must be satisfied. Those standards are listed in
Chapter 13.05 of the Newport Municipal Code.

CONCLUSIONS

Compliance with Comprehensive Plan Map Amendment Approval Criteria. An amendment to
the Newport Comprehensive Plan Map must comply with the Newport Comprehensive Plan
Section entitled “Administration of the Plan” (p. 287-289), which requires findings describing
the nature of the changes to the Comprehensive Plan Map and why they are necessary to carry-
out, what is in this case a public need for the change.

The applicant points out that this request seeks to modify the location of the Low-Density
Residential and High-Density Residential designations within the Wilder Planned Development
boundaries. In total, the applicant proposes to add 8.1 acres of High-Density Residential in place
of existing Low-Density Residential in the northeast corner of the site, with a corresponding
reduction of 2.2 acres of High-Density Residential to the north and east of the Village Center to
be changed to Low-Density Residential. (See Attachment "A," Appendix I, Proposed
Comprehensive Plan Map.) The proposed amendment will result in a net increase of 4.7 acres

of High-Density Residential and a net decrease of 5.2 acres of Low-Density Residential as shown
in the following table:

Page 6 of 32 Exhibit “A” FINDINGS OF FACT AND CONCLUSIONS for File No. 1-SUB-16/1 & 2 PD-16/2-CP-16/1-Z-16 (Elizabeth
Decker/JET Planning, agent)



41

Existing (acres) | Proposed (acres)
Retail Commercial 53 5051
High-Density Residential 9.5 14.2
Low-Density Residential 45.1 39.9
Total 59.9 59.6

Notes: (1) Minor boundary adjustment approved with Case file #2-PD-15 and #3-PD-15.

(2) Acre discrepancy due to rounding; total area remains the same as proposed.
The applicant notes that the proposed amendment will not result in a net increase to housing
units, traffic generation or infrastructure demand because the subject areas remain bound by the
terms of the Wilder Planned Development. The Planned Development limits the applicant to a
maximum of 345 dwelling units, with associated traffic and infrastructure improvements, across
a 60-acre site. The applicant does not propose any increase to the total dwelling units as a result
of the requested Comprehensive Plan Map Amendment, simply a relocation of multifamily and
single-family units within the development to better site multifamily development serving OSU
students closest to the Hatfield Marine Science Center to the north of the development.

The proposed map amendment is necessary to carry-out a public need for the change, which is
one of the criteria for amending the Comprehensive Plan. The proposed map amendment
accommodates student housing for Oregon State University (OSU), which is expanding its
campus at the Hatfield Marine Science Center (HMSC). The City, Lincoln County and OSU
collaborated in 2014 to complete a housing study. That study resulted in an amendment to the
Housing Element of the Newport Comprehensive Plan that calls for the City to work with the
owners of the Wilder Development and other area partners to adjust zoning to allow student
housing and other multi-family housing in South Beach, given that the Wilder property is located
outside of the tsunami inundation area and is in close proximity to HMSC (Attachment "C,"
Policy 9, Implementation Measure 3). As the applicant notes, providing student housing in the
location identified as Phase 4 will decrease pressure citywide for multifamily or other reasonably
priced rental accommodations, decreasing competition with Newport residents for an already
limited supply of housing. This Comprehensive Plan Map amendment places High-Density
Residential land as close to the OSU facilities as is reasonably possible, and is necessary in order
for zoning to be placed on the property that would allow for multi-family development.

The Housing Element of the Comprehensive Plan also calls for the City to collaborate with its
partners on the provision of government assisted housing (Policy 2) and to locate high-density
development along major transportation corridors (Policy 4). Both of these objectives are
accomplished with respect to the Samaritan House proposal. The 12-unit Samaritan House
project is situated across from the OSU student Housing site in Phase 6. It borders SE Harborton
Street, which is a collector roadway and transit corridor. The applicant notes that accommodating
the Samaritan House proposal in Wilder helps to satisfy urban housing needs, by meeting the
needs of low-income families transitioning from a temporary homeless shelter to more permanent
housing accommodations that are affordable to very low-income households. They note that
there are no similar facilities elsewhere in Newport or Lincoln County to meet these needs, and
additional High-Density Residential designated land is needed to site this development in an area

with ready access to amenities such as parks, multimodal transportation, and commercial services
in the Village Center.

The July 25, 2016 letter from the Fair Housing Council of Oregon (Attachment "N") asks that
the City specifically address Statewide Planning Goal 10 language that states “the availability of
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adequate numbers of needed housing units at price ranges and rent levels which are
commensurate with the financial capabilities of Oregon households and allow for flexibility of
housing location, type, and density” shall be encouraged. This Goal 10 aspirational requirement
is encapsulated in Goals 1 and 2 of the Housing Element of the Newport Comprehensive Plan
and was specifically addressed in the City’s Buildable Lands and Housing Needs Assessment
conducted in 2011 and updated in 2014. That assessment identified a deficiency of affordable,
multi-family units and pointed out that student housing would need to be developed to support
expansion of the Hatfield Marine Science Center Campus to avoid displacing the City’s
workforce and driving up rents in what is already a tight market. These proposals by OSU and

Samaritan House respond to these concerns by increasing the City’s supply of affordable and
student housing multi-family units.

For these reasons, the City Council concludes that sufficient information has been provided to
justify the proposed Comprehensive Plan Map amendment.

Compliance with Newport Zoning Map Approval Criteria: This application seeks to modify the
location of the R-2 Medium-Density Single Family and R-3 Medium-Density Multifamily zones
within the Wilder Planned Development boundaries consistent with the requested
Comprehensive Plan Map Amendment. (See Attachment "A", Exhibit F.) The changes result in
an 8.1-acre increase in R-3 zoning in the northeast corner of the site for Phases 4 and 6 of the
Wilder Planned Development that is partially offset by a 2.2-acre reduction in R-3 zoning to the
north and east of the Village Center, resulting in a net 4.7-acre increase of R-3 zoning. Because
the changes are proposed within a Planned Development, the overall density and housing units
approved through the planned development process will limit the development potential that
would otherwise be allowed in the proposed R-3-zoned areas, ensuring that there will be no net
increase in housing units or traffic impacts resulting from the proposed zoning change.

Revisions to Newport Zoning Maps must satisfy the provisions of NMC 14.36.010, which
requires that the change furthers a public necessity and promotes the general welfare of the
community. The City council accepts the above analysis, along with that contained in the

previous section justifying the Comprehensive Plan Amendment, as sufficient reasons to
conclude that these standards have been met.

Compliance with NMC Section 14.35.020, Permitted Uses. An approved Planned Development

Permit may only include those uses permitted outright or conditionally in the underlying
district...

The applicant proposes uses permitted both outright and conditionally. In the C-1 commercial
zone, the following uses have been approved, as defined by the Newport Municipal Code:

Retail sales and services, excluding bulk retail
Community services, including churches

Hotels

Offices

Educational institutions

Day care facilities

Housing over commercial including live-work units
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The applicant proposes single-family and two-family residential uses in the R-2 zone, and single-
family, two-family and multifamily uses in the R-3 zone. With this application, the applicant also
proposes to allow Day Care Facilities with accessory Community Service uses such as personal
development education, counseling, and distribution of donations to clients as outright permitted
uses; they are permitted conditionally in the R-3 zone.

Parks and trails are proposed in all zones of the Planned Development.

Compliance with NMC 14.35.030, Accessory Uses in Planned Development. In addition to the

accessory uses typical for the primary or conditional uses authorized, accessory uses approved
as part of a planned development may include the following uses:

A. Golf courses.

B. Private parks, lakes or waterways.

C. Recreation areas.

D. Recreation buildings, clubhouses or social halls.

E. Other accessory structures that the Planning Commission finds are designed to serve

primarily the residents of the planned development and are compatible to the design of the
planned development.

Accessory Dwelling Units (ADUs) have previously been approved for Phases 1, 2D, 3 and 4 in
Wilder; however, they are no longer proposed for Phase 4 and are not requested for Phase 6. No

other accessory uses are proposed other than those customary for the primary and conditional
uses.

Compliance with NMC Section 14.35.070, Criteria for Approval of a Preliminary Development

Plan. The criteria for modifying a preliminary development plan have been addressed as
follows:

A. NMC Section 14.35.070(4) Except as set forth in sub-section (4)(2) of this section, a planned
development shall be on a tract of land at least two acres in low-density residential areas.

Wilder Phase 1 is 60 acres in size, exceeding the 2-acre minimum site size for a planned
development.

B. NMC Section 14.35.070(B)(1) The minimum lot area, width, frontage, and yard requirements
otherwise applying to individual buildings in the zone in which a planned development is
proposed do not apply within a planned development.

The applicant previously received approval for modifications to the minimum lot area,
minimum lot widths, and setbacks required for lots within the R-2, R-3, and C-1 zoning
districts for each development type. See pages 13-14 (Attachment "A") for approved
dimensional standards. No further modifications are requested with this application.

C. NMC Section 14.35.070(B)(2) If the spacing between main buildings is not equivalent to the
spacing that would be required between buildings similarly developed under this Code on
separate parcels, other design features shall provide light, ventilation, and other
characteristics equivalent to that obtained from the spacing standards.
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The applicant notes that, as previously proposed, design features will be incorporated into the
development that provide light, ventilation, and other characteristics equivalent to that
obtained from the spacing standards. The design features of the development are identified
in the “Kit of Parts” (Appendix H, Attachment "A") and include such things as buildings with
multi-planed sloped roofs, porches, balconies, variations in materials and colors, use of
natural materials to blend with the surroundings, large shared common green spaces, etc.

D. NMC Section 14.35.070(B)(3) Buildings, off-street parking and loading facilities, open
space, landscaping, and screening shall provide protection outside the boundary lines of the
development comparable to that otherwise required of development in the zone.

The applicant points out in their narrative that buildings, off-street parking and loading
facilities, open space, landscaping, and screening will provide protection outside the

boundary lines of the development comparable to that otherwise required of the development
in the zone.

The proposed residential areas of the site are shielded/buffered from adjacent property to the
north, west, and east by steep ravines and dense existing vegetation. Each lot will be fully

landscaped, and street trees are provided along all streets, which will provide another level
of buffering.

The Village Center area abuts the Oregon Community College (OCCC) campus, a non-
residential use, to the south and west. The proposed buildings, proposed landscaping, and
existing vegetation will provide a level of screening from the OCCC campus.

Furthermore, the surface parking areas within the Village Center area, which will serve
apartments, commercial and mixed-use buildings, are located behind or to the side of
buildings rather than between buildings and adjacent streets and off-site properties. This
greatly limits noise and glare from vehicles and parking lot lighting relative to adjoining
properties. There will not be any bright or noisy loading docks for large trucks, given the
small-scale operation of the retail being proposed.

The off-street parking areas in Phases 4 will be screened with a mixture of topographic
changes, landscaping buffers, and location of facilities primarily to the sides of buildings. In
Phase 6, the parking area will be located in front of the buildings to comply with the terms of
the PUD easement along the parcel, which prohibits any permanent structures within the
easement and allows parking. Landscaping will be provided in Phase 6 between the parking
area and Harborton Street to minimize the visual impacts; consistent with the terms of the
easement, landscaping will consist of grass and shrubs rather than trees that could interfere

with the electric lines. (See Attachment "A," Appendix G, Sheet 19 for landscaping plan for
Phases 4 and 6.)

E. NMC Section 14.35.070(B)(4) The maximum building height shall, in no event, exceed those
building heights prescribed in the zone in which the planned development is proposed, except
that a greater height may be approved if surrounding open space within the planned develop-

ment, building setbacks, and other design features are used to avoid any adverse impact due
to the greater height.
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The applicant has previously received approval for three-story buildings that are up to 45 feet
in height in the R-3 District, which will apply to development in Phases 4 and 6. No other
building height modifications are proposed. The height of multifamily structures in Phase 4
will be visually mitigated from other areas within and adjacent to the development through a

combination of topographical changes and existing tree buffers. (See cross-section in
Appendix K, Attachment "A").

F. NMC Section 14.35.070(B)(5) The building coverage for any planned development shall not

exceed that which is permitted for other construction in the zone exclusive of public and
private streets.

The building coverage in the Preliminary Planned Development shall not exceed the
maximum allowed in the zones, such standards being as follows:

Zone Percentage Building
Coverage Maximum
Allowed

R-2 57%

R-3 60%

C-1 85-90%

G. NMC Section 14.35.070(C)(1) The planned development may result in a density in excess of

the density otherwise permitted within the zone in which the planned development is to be
constructed not to exceed 5%...

In their narrative, the applicant notes that they are not seeking to increase the density above
what is permitted in the R-2 and R-3 base zones. The total units proposed for Phase 1 of
Wilder in the preliminary development plan is 258-345 units on 54.3 gross acres of land
zoned R-2 and R-3, or an average density of 4.7 to 6.3 units per acre. Density of individual
developments in Phases 4 and 6 will also comply with the maximum density for the R-3 zone
of no more than one unit per 1,250 SF. Phase 4 is proposed at 130 units on 5.09 acres, or one
unit per 1,706 SF. Phase 6 is proposed at 12 units on 1.78 acres, or one unit per 6,461 SF due
to development constraints associated with the 75-foot PUD easement. Phase 2B is proposed
at 28 units on a combined 34,369 SF, or one unit per 1,227 SF, which is less than a 2%

increase in density relative to the 1,250 SF per unit standard consistent with the 5% increase
allowed by this section.

H. NMC Section 14.35.070(D)(1) No open areas may be accepted as common open space within
a planned development unless it meets the following requirements: (1) The location, shape,
size, and character of the common open space is suitable for the planned development; (2)
The common open space is for amenity or recreational purposes, and the uses authorized are
appropriate to the scale and character of the planned development, considering its size,
density, expected population, topography, and the number and type of dwellings provided;
(3) Common open space will be suitably improved for its intended use, except that common
open space containing natural features worthy of preservation may be left unimproved. The
buildings, structures, and improvements to be permitted in the common open space are
appropriate to the uses which are authorized for the common open space; (4) The
development schedule that is part of the development plan coordinates the improvement of
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the common open space and the construction of buildings and other structures in the common
open space with the construction of residential dwellings in the planned development; and
(5) If buildings, structures, or other improvements are to be made in the common open space,
the developer shall provide a bond or other adequate assurance that the buildings, structures,
and improvements will be completed. The City Manager shall release the bond or other

assurances when the buildings, structures, and other improvements have been completed
according to the development plan.

The applicant points out that they completed recreation improvements in Tract “A” and Tract
“B” of Wilder Phase 1 to create Wilder Twin Park and trail connections to Mike Miller Park,
both dedicated to the public. With this application, the applicant will create Tract “G” which
is an open space parcel that extends the existing trails from Tract “B” and Wilder Twin Park
north to Harborton Street, to be dedicated with Phase 4.

These tracts are designed and configured to accommodate the trail connections shown on the
plans. The trails create a pedestrian amenity that enhances the development and establish
connectivity between residential areas that would not otherwise exist given the layout of the
residential phases. This criterion calls for construction of the trails to be coordinated with
the residential development that they will serve and the applicant has indicated that they are
prepared to construct the trails at the time Phase 4 is built.

I. NMC Section 14.35.070(E) The planned development is an effective and unified treatment of
the development possibilities on the project site while remaining consistent with the
Comprehensive Plan and making appropriate provisions for the preservation of natural
features such as streams and shorelines, wooded cover, and rough terrain.

The proposed Planned Development Modification is an effective and unified treatment of the
development possibilities on the site and makes appropriate provisions for preservation of
natural features. The proposal also meets the purpose statement of the Planned Development
pursuant to NMC 14.35.010, which is “to encourage variety in the development pattern of
the community and the use of a creative approach to land development.”

The applicant points out that the design intent of the Planned Development is to create a
livable, viable mixed-use community built on the principles of environmental sustainability.
It will feel indigenous to the Oregon Coast in scale, design, and economics. The proposal

achieves the purpose statements of the Planned Development by meeting the following
design objectives:

» Create a vibrant Village Center that will provide commercial, office, and higher density

residential uses to serve the residential population, support the OCCC campus, and create
jobs for local residents.

» Graduate residential density outward from the Village Center to create an appropriate
transition to the lower density areas of the site, with a second node of multifamily density

at the northeast corner of the site buffered from the intervening single-family
development.

» Provide for a variety of housing types to accommodate different needs, incomes, and a
sense of place and community.
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* Design and construct to sustainable standards to lessen the impact to the natural
environment and to reduce long term operational costs.

Develop a transportation system that accommodates multiple-modes of transportation to
encourage walking, bike riding, etc., and reduce energy use.

Provide for an extensive network of open space and parks, including walking and biking
trails, throughout the site.

* Protect and provide for management of significant natural resource areas on site,

including wetlands, streams, and natural vegetation, by clustering development on
buildable portions of the site.

The modifications to Phases 4 and 6 will integrate a dynamic element of student housing
and affordable housing, respectively, into Wilder to better maximize and activate the
multimodal transportation options, mixed-use development in the Village Center, and
open space opportunities throughout Wilder. The lotting changes to Phase 2B will have

no impact on the provision of a mix of residential densities to support a vibrant Village
Center.

J. NMC Section 14.35.070(F) The planned development will be compatible with the area

surrounding the project site and with no greater demand on public facilities and services
than other authorized uses for the land.

The proposed uses within the Master Plan for Phase 1 of Wilder comply with the City’s
Comprehensive Plan and zoning and are consistent with the adopted South Beach
Neighborhood Plan, as well as other approved development applications for the site. The
Phase 1 site is compatible with the surrounding area in that it is consistent with these

previously approved plans and it is reasonable to assume that the surrounding area will
continue to develop according to these plans.

The location and level of public services needed to support this planned development,
including utilities and streets, were also estimated and planned for in the South Beach
Neighborhood Plan and a detailed infrastructure analysis and traffic study was prepared for
the prior Phase 1 Planned Development approvals. The applicant has also obtained service
letters from the various utility providers that serve the site indicating that services are
available and can be further extended to serve the site (Appendix E, Attachment "A").

The major infrastructure necessary to serve the overall Phase 1 site identified in the
previously approved plans has already been constructed. This includes the Collector roadway
facilities, 40th Street and Harborton Street, from Highway 101 to College Way. College Way
has also been constructed between Harborton Street and the College’s main campus building.
Major utility facilities, including water and sewer lines, have also been constructed within
40th Street, Harborton Street, and College Way to serve Phase 1 of Wilder. All streets and
utilities are in place to serve the proposed development in Phases 4 and 6, the subject of this
modification. Additional infrastructure will be developed for Phases 2 and 3 as detailed in
the previous application, #2-PD-15, and no changes are proposed to those phases with the
exception of additional utility connections to serve the two lots now proposed in Phase 2B.
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The Newport Public Works Department provided preliminary feedback on the proposed
utility plans and driveway alignments that was incorporated into the July 1, 2016
completeness review letter (Attachment "H"), but has not had an opportunity to review the
July 20, 2016 revised plan set (Attachment "B") prior to the Planning Commission hearing.
Tim Gross, City Engineer, provided comments on July 26, 2016 asking that the applicant to
revise its utility plans for Phases 2B, 4 and 6 (Attachment "O"). The applicant’s engineer
responded with a memo dated August 18, 2016 and revised utility drawings plan sheets 16
and 17 (Attachment "P". The question before the Planning Commission was whether or not
the planned development modifications will place a greater demand on public facilities and
services than other authorized uses for the land. The applicant has aligned the driveways for
Phases 4 and 6 in response to staff feedback, added sidewalk along the Phase 6 street frontage,
and has put together a program for extending utilities to Phases 2B, 4 and 6 that responds to
the City Engineer’s concerns. While the City Engineer has not yet completed his review of
the August 18" resubmittal, he did indicate that public facilities are adequate to serve the
development. Given the above, and the Commission’s favorable recommendation, the City
Council concludes that this standard has been satisfied even though there may be a need for
minor modifications to the layout of utilities.

. NMC Section 14.35.070(G) Financial assurance or bonding may be required to assure

completion of the streets and utilities in the planned development prior to final approval.

The applicant agrees to either complete construction of streets and utilities or provide the
necessary financial assurances or bonding to ensure completion of the streets and

development within each phase or micro-phase prior to recordation of a final subdivision plat
for such phases.

Compliance with NMC Section 14.35.100, Criteria for Approval of the Final Development

Plan. The criteria for modifying a final development plan have been addressed as follows:

A. NMC Section 14.35.100(A) The Final Development Plan must substantially conform to the

land use and arterial street pattern as approved in the Preliminary Development Plan.

As shown in the attached Final Development Plan/Tentative Subdivision Plan (Attachment
"B"), the Final Development Plan land uses and street pattern match the approved Preliminary
Development Plan for the overall Phase 1 of Wilder, as modified by the accompanying
Preliminary Development Plan Major Modification. (See Appendix G, Attachment "A"). A
change in the R-2 and R-3 zoning districts and related land uses is proposed with this

application, and is reflected in the proposed Final Development Plan. No changes are
proposed to the street pattern.

. NMC Section 14.35.100(B) The proposed uses shall be compatible in terms of density and

demand for public services with uses that would otherwise be allowed by the Comprehensive
Plan.

The Proposed Final Development Plan includes uses that are allowed in the Comprehensive
Plan and is compatible with the adopted South Beach Neighborhood Plan. The proposed
maximum density for the site remains as previously approved, with a maximum of 345
dwelling units in the development and an increase to the minimum density from 172 units to
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258 units. A total of 245 of the allowed 345 units are proposed within the Final Development
Plan. The location and level of public services necessary to serve the site were estimated and
planned for in the South Beach Neighborhood Plan. Therefore, the proposal will not result in
any additional demand on public services beyond what was planned for this site.

C. NMC Section 14.35.100(C) Adequate services normally rendered by the city to its citizens
must be available to the proposed development at the time of approval of the Final

Development Plan. The developer may be required to provide special or oversize facilities
to serve the planned development.

The applicant states that they intend to ensure that adequate services are in place or will be
made available at time of development of Wilder as outlined within the infrastructure report
that was prepared for the original Preliminary Development Plan approval.

The major Collector roadway facilities that serve the development, 40th Street and Harborton
Street, have already been constructed through the site from Highway 101 to College Way.

Harborton Street will be completed with a sidewalk on the north/east side along the Phase 6
frontage with this application.

Major utility facilities, including water and sewer lines, have also already been constructed
within 40th Street, Harborton Street, and College Way to serve Phase 1 of Wilder and the
College campus. The applicant has prepared detailed utility plans that illustrate how these
facilities will be further extended to serve development within the site. (See Attachment "A,"
Appendix G, Sheets 15-18 an Attachment "P"). Storm water facilities will also be constructed

on site to collect and treat run-off from impervious surfaces prior to being discharged to on-
site drainage ways.

As previously noted, the City of Newport Public Works Department requested modifications
to the utility plan sheets and has not yet had an opportunity to review the August 18, 2016
submittal by the applicant that was intended to address their concerns (Attachment "P").
While the applicant has made provisions for extending public services to the proposed lots in
Phases 2B, 4 and 6 that the Council is relying upon to conclude that this standard has been
satisfied, some modifications to the layout of utilities may be required before the City will
accept them as part of the public system.

D. NMC Section 14.35.100(D) Access shall be designed to cause minimum interference with
traffic movement on abutting streets.

The planned access systems have been designed to efficiently and safely access the site while
minimizing impacts on local abutting streets.

Primary traffic access will be provided by two-lane Collector roadways, 40th Street and
Harborton Street, and College Way. The Collector roadways have been constructed from US
101 east and south to College Way pursuant to prior approvals for the Planned Development.
These streets constitute the northern part of a loop road system that will ultimately connect
to 50th Street on the south and then west to US 101. The remaining portion of the loop
connecting to 50th Street will be constructed as the Master Plan builds out, providing
secondary access to the site. In the mean-time, the southern part of the loop system has been
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constructed as a gravel access road for emergency vehicles and construction vehicles only.
The City has been granted an access easement to the southemn part of the loop system.

Phases 4 and 6 will take access from Harborton Street, and provide internal circulation with
private drive aisles. In response to staff feedback, the applicant modified the driveway
approach points for Phases 4 and 6 so that they are aligned across from each other, improving
traffic safety. Phase 2B will front Harborton Street, and take access from the proposed 46th
Street with additional frontage and on-street parking along Ellis Street.

E. NMC Section 14.35.100(E) The plan shall provide for adequate landscaping and effective

screening for off-street parking areas and for areas where nonresidential use or high-density
residential use could be detrimental to residential uses.

The applicant points out in their narrative that a revised landscaping plan has been prepared
for Phases 4 and 6, refining a plan previously approved as part of Case file #2-PD-09. (See
Attachment "A," Appendix G, Sheet 19.) Sustainable native plantings have been used where
appropriate throughout the site to blend with the natural landscape. Street trees and
landscaped curb extensions are provided along all local streets. Landscape curb-extensions

will double as stormwater planter swales that provide for a natural means to collect and treat
run-off from the development.

The surface parking areas for Phases 4 and 6 serving medium-density development will be

screened with a combination of landscaping, topographical changes, and location of parking
areas to the sides of buildings where feasible.

A combination of enhanced entry landscaping and enhanced forest edge planting is proposed
along the east side of Harborton Street, which will be part of the screening for the off-street
parking area in Phase 6. Grass and shrubs will be planted under the power lines and trees
will be planted beyond 75-feet. This will create a transition between the street and the off-

street parking area in Phase 6 and between the street and the adjacent residential areas in
future Phase 5.

The surface parking area in Phase 2B is located interior to the site and will be screened by
proposed apartment buildings and site landscaping.

F. NMC Section 14.35.100(F) The arrangement of buildings, parking areas, signs, and other
facilities shall be designed and oriented to minimize noise and glare relative to adjoining
property.

The applicant points out that the buildings and parking areas in Phases 2B, 4 and 6 will be
located to screen adjacent properties from noise and glare. Phase 4 will be buffered from
Wilder properties to the south and east by significant open space and a ravine, from properties
to the west by open space and landscaping, and from Harborton Street to the north by
landscaping. The majority of the parking in Phase 4 is located internal to the site and screened
by the proposed apartment buildings to minimize the noise and glare that may be associated
with the parking areas. In Phase 6, landscaping will be used to minimize the noise and glare
associated with parking areas and buildings; landscaping along Harborton to screen the
parking areas will be consistent with the restrictions for development in the PUD easement.
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G. NMC Section 14.35.100(G) Artificial lighting, including illuminated signs and parking areas
lights, shall be so arranged and constructed as not to produce direct glare on adjacent
property or otherwise interfere with the use and enjoyment of adjacent property.

Artificial lighting used on site will be arranged and constructed to minimize direct glare on
adjoining property. Low-impact pedestrian scale lighting will be used throughout the
development and will be shielded where necessary. As noted above, surface parking areas

and associated parking lot lighting within Phases 2B, 4 and 6 will be shielded by building
placement and landscaping buffers.

H. NMC Section 14.35.100(H) The area around the development can be developed in substantial
harmony with the proposed plan.

The applicant notes that the areas proposed within the Final Development Plan are designed
to be compatible with the overall Master Plan for the greater Wilder site, which extends
beyond the limits of the current Preliminary Development Plan for Phase 1 of Wilder and the
city limits, and includes off-site properties. The design features a pedestrian-oriented Village
Center adjacent to the College that will be the hub of activity within the site, supplemented
by a node of multifamily development in the northeast corner of the site. The lower density
residential portions of the site are buffered from the Village Center by graduated density and
from the multifamily node by significant open space and topographical changes in Tract “G.”
Enhanced pedestrian connections link all uses within the Final Development Plan area.

L. NMC Section 14.35.100(1) The plan can be completed within a reasonable period of time.

As shown in the proposed development schedule (Page 19, Attachment "A"), the plan can be
completed within a reasonable period with steady development planned over the next 10
years. The major public infrastructure necessary to serve the development, including 40th

Street and Harborton Street to College Way, have already been constructed per the prior
development approvals for the site.

J. NMC Section 14.35.100(J) The streets are adequate to serve the anticipated traffic.

As part of the prior annexation of the site into the City of Newport, the City adopted
Ordinance 1931 to address potential transportation impacts of Phase 1 by adopting a trip cap.
A traffic analysis was prepared in conjunction with the annexation of the Wilder site to

demonstrate how proposed development within Phase 1 can be accommodated within the
limitations of the trip cap.

Subsequently, the City, Lincoln County, and ODOT worked to establish an alternative
mobility standard for US 101 south of the Yaquina Bay Bridge which resulted in the creation
of increased transportation system capacity, replacing the trip cap. The City reserved 403
trips from the Trip Budget for properties in the annexation area, including 257 weekday PM
peak hour trips allocated to Wilder. Under the City’s trip vesting standards, Phase 1 of Wilder
will have tentatively vested 313 trips total for development proposed within this Final
Development Plan, superseding the Trip Budget limit. (See discussion of trips at page 25,
Attachment "A".) The City will confirm the actual number of vested trips by letter should
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these amendments to Phase 1 Wilder be approved, consistent with NMC 14.43.080. The
streets have been shown to be adequate for proposed development in the Final Development

Plan, which is a portion of the full build-out of 345 units analyzed and approved in the
Preliminary Development Plan.

K. NMC Section 14.35.100(K) Proposed utility and drainage facilities are adequate for the
population densities and type of development proposed.

The applicant notes that they believe the planned utilities that will serve the development to
be adequate and appropriate for the land use. Utilities, including water and sewer, have
already been constructed through the Wilder site along 40th Street and Harborton Street from
Highway 101 to the OCCC campus. As shown in the proposed utility plans, water and sewer
will be extended from existing stubs in Harborton to serve development in Phases 4 and 6
and new water and sewer will be constructed in 46th Street to serve Phase 2B (Attachment
"A," Appendix G, Sheets 15-18 and Attachment "P"). Stormwater facilities are also proposed

that will collect and treat run-off from impervious surfaces within the development before
being discharged to on-site drainage ways.

The Council concludes that the applicant has established that it is feasible to construct utility
and drainage facilities adequate to serve the population densities and types of development
envisioned for Phases 2B, 4 and 6. Additional information is needed to confirm that the size
and location of the infrastructure conforms to Public Works Department design guidelines

for acceptance as part of the City system. These details can be worked through as part of the
building permitting process.

L. NMC Section 14.35.100(L) Land shown on the Final Development Plan as common open
space shall be conveyed under one of the following options: 1) To a public agency that agrees
to maintain the common open space and any buildings, structures, or other improvements
that have been placed on it; 2) To an association of owners of tenants, created as a non-profit
corporation under the laws of the State, which shall adopt and impose a declaration of
covenants and restrictions on the common open space that is acceptable to the Planning
Commission as providing for the continuing care of the space. Such an association shall be
formed and continued for the purpose of maintaining the common open space.

The applicant notes that Tracts “G” will be conveyed to the City for trail and open space uses,
which is one of the listed options.

M. NMC Section 14.35.100(M) The Final Development Plan complies with the requirements
and standards of the Preliminary Development Plan.

The Final Development Plan will comply with the provisions of the modified Preliminary
Development Plan proposed concurrently with this application.

N. NMC Section 14.35.100(N) No building shall be erected in a planned development district
except within an area contained in an approved Final Development Plan, and no
construction shall be undertaken in that area except in compliance with the provisions of said
plan. All features required in the Final Development Plan shall be installed and retained
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indefinitely or until approval has been received from the Planning Commission or
Community Development Director for modification.

In their narrative, the applicant acknowledges that no construction will be completed outside
of the area or out of compliance with the approved Final Development Plan.

VII.  Compliance with NMC Chapter 13.05, Criteria for Approval of the Tentative Subdivision
Plat. The criteria for modifying a tentative subdivision plat have been addressed as follows:

A. NMC Section 13.05.015(4), Criteria for Consideration of Modification to Street Design. As
identified throughout the street standard requirements, modifications may be allowed to the
standards by the approving authority. In allowing for modifications, the approving authority
shall consider modifications of location, width, and grade of streets in relation to existing
and planned streets, to topographical or other geological/environmental conditions, to public
convenience and safety, and to the proposed use of land to be served by the streets. The street
system as modified shall assure an adequate traffic circulation system with intersection
angles, grades, tangents, and curves appropriate for the traffic to be carried considering the

terrain. Where location is not shown in the Transportation System Plan, the arrangement of
streets shall either:

(a) Provide for the continuation or appropriate projection of existing principal streets in
surrounding areas; or

(b) Conform to a plan for the neighborhood approved or adopted by the Planning
Commission to meet a particular situation where topographical or other conditions make
continuance or conformance to existing streets impractical.

An updated street circulation plan for Phase 1 of the Wilder Master Plan is provided as part
of the concurrent Preliminary Planned Development Modification application. (See
Attachment "A)" Appendix G.) The proposed circulation plan has been refined to
accommodate grading, utilities, and site layout for Phases 2B, 4 and 6.

No new roads are proposed to serve Phases 2B, 4 and 6. The Phase 2B lots will be served by
the existing SE Harborton Street, and the proposed 46th Street and Ellis Street. The
development in Phases 4 and 6 will take access from SE Harborton Street, an existing
collector constructed with previous phases of development, and will provide onsite
circulation within the phases through private drive aisles.

Natural features, such as steep topography, creeks, and wetlands, prevent any additional local
street connections to surrounding parcels through Phases 4 and 6.

B. NMC Section 13.05.015(B), Minimum Right-of~Way and Roadway Width. Unless otherwise

indicated on the development plan, the street right-of-way and roadway widths shall not be
less than the minimum width in feet shown in the following table:

Type of Street Minimum Minimum
Right-of- Roadway
Way Width Width

Arterial, Commercial and Industrial 80 feet 44 feet

Collector 60 feet 44 feet
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Minor Street 50 feet 36 feet
Radius for turn-around at end of cul-de-sac 50 feet 45 feet
Alleys 25 feet 20 feet

Modifications to this requirement may be made by the approving authority where conditions,
particularly topography, geology, and/or environmental constraints, or the size and shape of
the area of the subdivision or partition, make it impractical to otherwise provide buildable

sites, narrower right-of~way and roadway width may be accepted. If necessary, slope
easements may be required.

The previously approved Planned Development application for the site included a “Kit of
Parts” that identified typical neo-traditional street sections, including roadway and right-of-
way widths, for each unique street type that could be located within the Master Plan site. (See
Attachment "A," Appendix H.) SE Harborton Street, which provides access to both Phases
4 and 6, has already been constructed to approved “Kit of Parts” standards and approved
engineering drawings, with a 75-foot right-of-way and 24-foot roadway width. (See
Attachment "A," Appendix J, Detail 4.) No new streets are planned with Phases 4 and 6;
however, a 5-foot wide sidewalk will be constructed along SE Harborton Street fronting
Phase 6 within the existing right-of-way to provide connectivity to the west.

In Phase 2B, 46th Street and Ellis Street will be built to approved standards for Village Center
Road sections. (See Attachment "A," Appendix H, pages 14-15.) No changes to the
roadways are proposed to accommodate the creation of two lots in place of one lot; the two
lots will continue to have frontage on public streets.

C. NMC Section 13.05.015(C), Reserve Strips. Reserve strips giving a private property owner
control of access to streets are not allowed.

This criterion is not applicable. There are no reserve strips proposed for the subdivision.

D. NMC Section 13.05.015 (D), Alignment. Streets other than minor streets shall be in
alignment with existing streets by continuations of their center lines. Staggered street
alignment resulting in "T" intersections shall leave a minimum distance of 200 feet between
the center lines of streets having approximately the same direction and, in no case, shall be
less than 100 feet. If not practical to do so because of topography or other conditions, this
requirement may be modified by the approving authority.

The applicant notes that this criterion is not applicable; the applicant does not propose any

new streets creating any new alignments in Phases 4 and 6 and 46th and Ellis Street
alignments have already been approved.

E. NMC Section 13.05.015(E), Future Extensions of Streets. Proposed streets within a land
division shall be extended to the boundary of the land division. A turnaround if required by
the Uniform Fire Code will be required to be provided. If the approval authority determines
that it is not necessary to extend the streets to allow the future division of adjoining land in
accordance with this chapter, then this requirement may be modified such that a proposed
street does not have to be extended to the boundary of the land division.
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As described above, the collector roadway that serves the site, identified as Harborton Street,
has already been constructed through Phase 1 of the Wilder Master Plan site south to a point
just beyond the intersection of Harborton Street and College Way. Harborton Street
transitions to 40th Street in the north of the Planned Development, which extends across the
development’s western boundary running east-west to intersect with Highway 101. No new
streets are proposed within Phases 4 and 6 that would require additional extensions. In Phase

2B, 46th and Ellis Streets have been approved, with Ellis Street continuing to the south to
intersect with College Way.

F. NMC Section 13.05.015(F), Intersection Angles.

1. Streets shall be laid out to intersect at right angles.
2. Anarterial intersecting with another street shall have at least 100 feet of tangent adjacent
to the intersection.
3. Other streets, except alleys, shall have at least 50 feet of tangent adjacent to the
intersection.
4. Intersections which contain an acute angle of less than 80 degrees or which include an
arterial street shall have a minimum corner radius sufficient to allow for a roadway
radius of 20 feet and maintain a uniform width between the roadway and the right-of-way
line.
No more than two streets may intersect at any one point.
If it is impractical due to topography or other conditions that require a lesser angle, the
requirements of this section may be modified by the approval authority. In no case shall

the acute angle in Subsection F.1. be less than 80 degrees unless there is a special
intersection design.

S ]

The applicant notes that this criterion is not applicable because no new streets are proposed.

G. NMC Section 13.05.015(G), Half Street. Half streets are not allowed. Modifications to this
requirement may be made by the approving authority to allow half streets only where
essential to the reasonable development of the land division, when in conformity with the
other requirements of these regulations and when the city finds it will be practical to require
the dedication of the other half when the adjoining property is divided. Whenever a half street
is adjacent to a tract property to be divided, the other half of the street shall be provided.

This criterion is not applicable. The proposed subdivision does not include any half-street
improvements.

H. NMC Section 13.05.015(H), Sidewalks. Sidewalks in conformance with the city’s adopted
sidewalk design standards are required on both sides of all streets within the proposed land
division and are required along any street that abuts the land division that does not have
sidewalk abutting the property within the land division. The city may exempt or modify the

requirement for sidewalks only upon the issuance of a variance as defined in the Zoning
Ordinance.

On Harborton Street, a 12-foot wide multiuse path has been constructed on the south/west
side of the street that serves Phase 4. An additional 5-foot wide sidewalk will be constructed
on the north/east side of Harborton along the Phase 6 frontage to provide a direct pedestrian
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connection from the multifamily residential development to an existing sidewalk along the
north side of 40™ Street at its intersection with Chestnut Street. In sum, these improvements
will provide adequate pedestrian circulation for both sides of the street.

Future pedestrian connectivity along the north side of Harborton Street, south and east of
Phase 6, will be developed with plans for Phase 5 and may include alternative connections
such as an off-street trail. Sidewalks will be constructed along 46th and Ellis Streets in Phase
2B consistent with approved Village Center roadway cross-sections. Sidewalks are

supplemented with multiuse pathways and nature trails to enhance pedestrian connectivity
throughout Wilder.

I. NMC Section 13.05.015(1), Cul-de-sac. A cul-de-sac shall have a maximum length of 400 feet
and serve building sites for not more than 18 dwelling units. A cul-de-sac shall terminate
with a circular turn-around meeting minimum Uniform Fire Code requirements.
Modifications to this requirement may be made by the approving authority. A pedestrian or
bicycle way may be required by easement or dedication by the approving authority to connect
from a cul-de-sac to a nearby or abutting street, park, school, or trail system to allow for
efficient pedestrian and bicycle connectivity between areas if a modification is approved and
the requested easement or dedication has a rational nexus to the proposed development and
is roughly proportional to the impacts created by the proposed land division.

This criterion is not applicable as there are no cul-de-sacs proposed in Phases 2B, 4 and 6.

J. NMC Section 13.05.015(J), Street Names. Except for extensions of existing streets, no street
name shall be used which will duplicate or be confused with the name of an existing street.
Street names and numbers shall conform to the established pattern in the city, as evident in

the physical landscape and described in City of Newport Ordinance No. 665, as amended.

The applicant notes that street names in Wilder Phase 1 have been previously approved by
the Planning Commission and no changes are proposed. Ellis, Fleming, Geneva and
Harborton Streets will continue through the development, and numbered streets will be
named consistent with the established pattern in the city. The street names are identified on
the plat. (See Attachment "A," Appendix G, Sheets 7-10).

K. NMC Section 13.05.015(K), Marginal Access Street. Where a land division abuts or contains
an existing or proposed arterial street, the Planning Commission may require marginal
access streets, reverse frontage lots with suitable depth, screen planting constrained in a
non-access reservation along the rear or side property line, or other treatment necessary for
adequate protection of residential properties and to afford separation of through and local

traffic.

This criterion is not applicable. The proposed land division does not abut or contain an
existing or proposed arterial street.

L. NMC Section 13.05.015(L), Alleys. Alleys shall be provided in commercial and industrial
districts. If other permanent provisions for access to off-street parking and loading facilities
are provided, the approving authority is authorized to modify this provision if a
determination is made that the other permanent provisions for access to off-street parking
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and loading facilities are adequate to assure such access. The corners of alley intersections
shall have a radius of not less than 12 feet.

This criterion is not applicable because there are no alleys proposed within Phases 2B, 4 and
6. Off-street parking in Phases 4 and 6 will be accessed directly from Harborton Street and

served with private drive aisles. Off-street parking in Phase 2B will be accessed from 46th
Street.

M. NMC Section 13.05.020(A), Blocks General. The length, width, and shape of blocks for non-
residential subdivisions shall take into account the need for adequate building site size and
street width, and shall recognize the limitations of the topography.

Not applicable because there is no non-residential development proposed with Phases 2B, 4
and 6.

N. NMC Section 13.05.020(B), Block Size. No block shall be more than 1,000 feet in length
between street corners. Modifications to this requirement may be made by the approving
authority if the street is adjacent to an arterial street or the topography or the location of
adjoining streets justifies the modification. A pedestrian or bicycle way may be required by
easement or dedication by the approving authority to allow connectivity to a nearby or
abutting street, park, school, or trail system to allow for efficient pedestrian and bicycle
connectivity between areas if a block of greater than 1,000 feet if a modification is approved
and the requested easement or dedication has a rational nexus to the proposed development
and is roughly proportional to the impacts created by the proposed land division.

Block lengths in excess of 1,000 feet are not proposed.

O. NMC Section 13.05.025(4), Utility lines. Easements for sewers and water mains shall be
dedicated to the city wherever a utility is proposed outside of a public right-of-way. Such
easements must be in a form acceptable to the city. Easements for electrical lines, or other
public utilities outside of the public right-of-way shall be dedicated when requested by the
utility provider. The easements shall be at least 12 feet wide and centered on lot or parcel
lines, except for utility pole tieback easements, which may be reduced to six (6) feet in width.

Easements for sewer and water mains, public utilities and electrical lines outside of the public
right-of-way will be provided within the subdivision plat per the above requirements. Public
sewer, water and drainage easements will be provided in Phases 4 and 6 based on location of
utilities and fire hydrants, as needed, in a form acceptable to the city. A 75-foot-wide
easement for the electrical lines on the northeast side of Harborton Street has already been
recorded, and will be maintained with development of Phase 6. No sewers or water mains
are proposed outside of public right-of-way in Phase 2B and the applicant is prepared to put

in place a drainage easement that will run along the property line running through the Phase
2B parking lot.

P. NMC Section 13.05.025(B), Utility Infrastructure. Utilities may not be placed within one
Jfoot of a survey monument location noted on a subdivision or partition plat.
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The applicant notes that utilities will not be placed within one foot of a survey monument

location. Final utility locations will be provided in future construction plan submittals to the
City.

Q. NMC Section 13.05.025(C), Water Course. If a tract is traversed by a water course such as
a drainage way, channel, or stream, there shall be provided a storm water easement or
drainage right-of-way conforming substantially to the lines of the water course, and such

further width as will be adequate for the purpose. Streets or parkways parallel to the major
water courses may be required.

Stormwater drains through the site in existing stormwater systems, roadside swales, and
natural low spots in undeveloped areas. There are no significant water bodies or water courses
identified within the Wilder site except for two small wetlands. The small wetland in Phase
4 will be filled. The small wetland in Phase 6 will be retained. The applicant proposes to
route Phase 4 stormwater in a public storm drain from Harborton Street to an existing
drainage way to the south of Phase 4. As previously discussed, additional analysis is needed
to determine whether or not a public storm drain system is needed to adequately convey Phase

4 runoff. City staff and the applicant can work through this issue prior to the City Council
hearing.

R. NMC Section 13.05.030(A) The size (including minimum area and width) of lots and

parcels shall be consistent with the applicable lot size provisions of the Zoning Ordinance,
with the following exception:

Where property is zoned and planned for business or industrial use, other widths and areas
may be permitted at the discretion of the Planning Commission. Depth and width of
properties reserved or laid out for commercial and industrial purposes shall be adequate to

provide for the off-street service and parking facilities required by the type of use and
development contemplated.

R-3 zoning is proposed for both Phases 4 and 6, to facilitate multifamily development. Phase
4, Lot 1 will total 5.08 acres and Phase 6, Lot 1 will total 1.78 acres, satisfying the 5,000 SF
minimum requirement for the R-3 zone. Phase 2B is also zoned R-3, and Lot 27 will total
13,623 SF and Lot 28 will total 20,746 SF, meeting the minimum standard.

S. NMC Section 13.05.030(B) Each lot and parcel shall possess at least 25 feet of frontage
along a street other than an alley.

Both lots proposed for Phases 4 and 6 will have in excess of 25 feet of frontage along
Harborton Street. Lot 27 in Phase 2B will have in excess of 25 feet of frontage along

Harborton Street and 46th Street, and Lot 28 will have sufficient frontage along 46th and
Ellis Streets.

T, NMC Section 13.05.030(C) Through lots and parcels are not allowed. Modifications may
be made by the approving authority where they are essential to provide separation of
residential development from major traffic arteries or adjacent nonresidential activities or
to overcome specific disadvantages of topography and orientation. The approving authority
may require a planting screen easement at least 10 feet wide and across which there shall be
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no right of access. Such easement may be required along the line of building sites abutting
such a traffic artery or other incompatible use.

No through lots or parcels are proposed with these phases.

U. NMC Section 13.05.030(D) The side lines of lots and parcels shall run at right angles to the
street upon which they face, except that on curved streets they shall be radial to the curve.
Modifications to this requirement may be made by the approving authority where it is
impractical to do so due to topography or other conditions or when the efficient layout of the
land division has the lines running as close to right angles (or radial) as practical.

The proposed lot lines in Phase 2B run at right angles to Harborton Street on the north and
south edges of the lots. The proposed lot lines in Phases 4 and 6 run at right angles to
Harborton Street on the west edge of the lots. On the eastern edge of the lots in Phases 4 and
6, the lot lines run near to radial while accommodating significant topographical changes.
The eastern side line of Tract “G” in particular is shaped by a steep ravine in between Phases
4 and 3, and sited to accommodate a public nature trail.

V. NMC Section 13.05.030(E), Special Setback Lines. All special building setback lines, such
as those proposed by the applicant or that are required by a geological report, which are to

be established in a land division, shall be shown on the plat, or if temporary in nature, shall
be included in the deed restrictions.

This criterion is not applicable. There are no special setback lines proposed.

W. NMC Section 13.05.030(F), Maximum Lot and Parcel Size. Proposed lots and parcels shall
not contain square footage of more than 175% of the required minimum lot size for the
applicable zone. Modifications to this requirement may be made by the approving authority
to allow greater square footage where topography or other conditions restrict further
development potential or where the layout of the land division is designed and includes
restrictions to provide for extension and opening of streets at intervals which will permit a

subsequent division into lots or parcels of appropriate size for the applicable zone
designation.

The lots in Phases 2B, 4 and 6 are larger than 175% of the required minimum lot size in order
to accommodate multifamily development at densities consistent with the R-3 zone. As this
is a Planned Development, the Council concludes that the lot sizes depicted on the applicant’s
plans are the minimum needed to accommodate the development.

X. NMC Section 13.05.030(G), Development Constraints. No lot of parcel shall be created with
more than 50% of its land area containing wetlands or lands where the city restricts
development to protect significant Statewide Land Use Planning Goal 5 or Goal 17

resources, except that areas designated as open space within a land division may contain up
to 100% of a protected resource.

Lot 1 of Phase 4 contains a small wetland totaling 2,053 SF, or less than 1% of the lot; the
wetland will be filled and mitigated with development. Lot 1 of Phase 6 includes a small
wetland totaling 1,548 SF, or approximately 2% of the lot, and will be protected with
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development. Tract “G” in Phase 4 is designated as open space and includes steep slopes and
ravines. (See Attachment "A," Appendix G, Sheet 16 and Attachment "P"). There are no
wetlands or other resources in the proposed Phase 2B lots.

Y. NMC Section 13.05.030(H), Lots and Parcels within Geological Hazard Areas. Each new
undeveloped lot of parcel shall include a minimum 1,000 square foot building footprint within
which a structure could be constructed and which is located outside of active and high hazard
zones and active landslide areas (See Section 2-4-7 of the Zoning Ordinance for an
explanation of hazard zones). New public infrastructure serving a lot or parcel shall
similarly be located outside of active and high hazard zones and active landslide areas.

All of Phase 1 of Wilder is located outside of Geologic Hazard Areas as mapped by the City
of Newport; this criterion does not apply.

Z. NMC Section 13.05.035(A). Improvement work, including excavation in the excess of 100
cubic yards, shall not be commenced until plans have been checked for adequacy and
approved by the city. To the extent necessary for evaluation of the proposal, the plans shall
be required before approval of the tentative plan of a subdivision or partition.

The applicant acknowledges that engineering plans must be submitted to the city prior to
construction of any public improvements.

AA. NMC Section 13.05.035(B). Improvement work shall not commence until after the city is

notified, and, if work is discontinued for any reason, it shall not be resumed until after the
city is notified.

The applicant agrees to notify the city before commencing improvement work.

BB. NMC Section 13.05.035(C). Public improvements shall be constructed under the inspection
and to the satisfaction of the city engineer. The city may require change in typical sections
and details in the public interest if unusual conditions arise during construction to warrant
the change.

The applicant agrees to construct the improvements under the inspection and to the
satisfaction of the city engineer.

CC. NMC Section 13.05.035(D). Underground utilities, sanitary sewers, and storm drains
installed in streets shall be constructed prior to the surfacing of the streets. Stubs for service
connection for underground utilities and sanitary sewers shall be placed to allow future
connections without disturbing the street improvements.

Utilities in Phases 4 and 6 will connect to stubs already placed in Harborton Street.
Connections to existing utility stubs will be coordinated to minimize re-surfacing of
Harborton Street. Utilities in Phase 2B will be constructed prior to construction of 46th
Street. (See Attachment "A," Appendix G, Sheet 17 and Attachment "P" for Utility Plan.)
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DD. NMC Section 13.05.035(E). A map showing public improvements as built shall be filed with
the city upon completion of the improvements.

The applicant agrees to file as-built plans with the city.

EE. NMC Section 13.05.035(F). Public improvements shall not be commenced until any appeals
of the subdivision approval are resolved.

The applicant has indicated that they will abide by this requirement.

FF. NMC Section 13.05.040(A)(1), Streets. All streets, including alleys, within the land division,
streets adjacent but only partially within the land divisions, and the extension of land division
Streets to the intersecting paving line of existing streets with which the land division streets
intersect, shall be graded for the full right-of-way width. The roadway shall be improved to
a width of 36 feet or other width as approved by the approval authority by excavating to the
street grade, construction of concrete curbs and drainage structures, placing a minimum of
six inches of compacted gravel base, placement of asphaltic pavement 36 feet in width or
other width as approved by the approval authority and approximately two inches in depth,
and doing such other improvements as may be necessary to make an appropriate and
completed improvement. Street width standards may be adjusted as part of the tentative plan

approval to protect natural features and to take into account topographic constraints and
geologic risks.

The streets serving Phases 4 and 6 have already been constructed and extended through the
development, including the minimum width required for the applicable “Kit of Parts” street
sections approved for use in Wilder. SE Harborton Street will be completed with an attached
sidewalk on the north/east side of the street along the Phase 6 frontage. Construction of the
sidewalk will occur concurrent with the development. Harborton Street, where it fronts Phase
2B, has also been completed, and 46th and Ellis Streets fronting the lots in Phase 2B will be
constructed to the approved Village Center cross-sections with development of this phase.

GG. NMC Section 13.05.040(4)(2) Surface Drainage and Storm Sewer System. Drainage
Jacilities shall be provided within the land division and to connect the land division drainage
to drainage ways or storm sewers outside the land division. Design of drainage within the
land division shall take into account the capacity and grade necessary to maintain

unrestricted flow from areas draining through the land division and to allow extension of the
system to serve such areas.

As illustrated in the utility plan, drainage facilities are proposed within the subdivision to
connect the subdivision to drainage ways outside the subdivision in accordance with City
standards. (See Attachment "A," Appendix G, Sheets 15-18 and Attachment "P"). The
applicant originally proposed to route Phase 4 storm water in a public storm drain from
Harborton Street to the existing drainage way south of Phase 4. They have since modified
their plans such that roadway drainage will continue to be managed in the roadside swale.
For Phase 4, on-site storm drainage will be collected into a private system and discharged

into a drainage immediately south of the development. This addressed concerns raised by
the Public Works Department.
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Phase 2B storm water will be collected in a drainage way along the proposed lot line down
the middle of the parking lot shared by both lots through an easement, draining to 46th Street.

HH. NMC Section 13.05.040(A)(3), Sanitary Sewers. Sanitary sewers shall be installed to serve
each lot or parcel in accordance with standards adopted by the City, and sewer mains shall
be installed in streets as necessary to connect each lot or parcel to the city’s sewer system.

A sewer main is already installed in Harborton Street and will provide service to the
development in Phases 4 and 6. A sewer main is planned along 46th Street which will provide
service to the two lots in Phase 2B. As illustrated in the utility plan, sanitary sewers will be
installed to serve each lot in accordance with standards adopted by the City. (See Attachment
"A," Appendix G, Sheets 15-18 and Appendix "P").

1. NMC Section 13.05.040(4)(4), Water. Water mains shall be installed to allow service to each
lot or parcel and to allow for connection to the city system, and service lines or stubs to each
lot shall be provided. Fire hydrants shall be installed as required by the Uniform Fire Code.

The city may require that mains be extended to the boundary of the land division to provide
for future extension or looping.

A water main is already installed in Harborton Street and will provide service to the
development in Phases 4 and 6. A water main is planned along 46th Street which will
provide service to the two lots in Phase 2B. As illustrated in the utility plan, water mains
and fire hydrants will be installed to serve each lot in accordance with standards adopted by
the City. (See Attachment "A," Appendix G, Sheets 15-18 and Attachment "P")

JJ. NMC Section 13.05.040(4)(5), Sidewalks. Required sidewalks shall be constructed in
conjunction with the street improvements except as specified below:

a. Delayed Sidewalk Construction. If sidewalks are designed contiguous with the curb, the
subdivider may delay the placement of concrete for the sidewalks by depositing with the
city a cash bond equal to 115 percent of the estimated cost of the sidewalk. In such areas,
sections of sidewalk shall be constructed by the owner of each lot as building permits are
issued. Upon installation and acceptance by the city engineer, the land owner shall be
reimbursed for the construction of the sidewalk from the bond. The amount of the
reimbursement shall be in proportion to the footage of sidewalks installed compared with
the cash bond deposited and any interest earned on the deposit.

b. Commencing three (3) years after filing of the final plat, or a date otherwise specified by
the city, the city engineer shall cause all remaining sections of sidewalk to be constructed,
using the remaining funds from the aforementioned cash bond. Any surplus funds shall
be deposited in the city’s general fund to cover administrative costs. Any shortfall will be
paid from the general fund.

c. Notwithstanding the above, a developer may guarantee installation of required sidewalks
in an Improvement Agreement as provided in Section 13.05.090(C).

SE Harborton Street has been constructed consistent with approved construction
drawings including a 12-foot-wide multiuse path along the south/west side of Harborton
Street which will serve Phases 2B and 4. A sidewalk will be constructed along the
north/east side of Harborton Street fronting Phase 6 to provide a direct pedestrian
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connection to the west. Sidewalks will be constructed along 46th and Ellis Streets with
Phase 2B. (See Attachment "A," Appendix G, Sheets 4 and 5).

KK. NMC Section 13.05.040(B). All public improvements shall be designed and built to
standards adopted by the city. Until such time as a formal set of public works standards
is adopted, public works shall be built to standards in any existing published set of
standards designated by the city engineer for the type of improvement. The city engineer
may approve designs that differ from the applicable standard if the city engineer
determines that the design is adequate.

Public improvements will be designed and built to city standards or approved standards
in the “Kit of Parts.”

LL. NMC Section 13.05.040(C). Public improvements are subject to inspection and
acceptance by the city. The city may condition building or occupancy within the land
division on completion and acceptance of required public improvements.

The applicant understands that they must abide by this requirement.

MM. NMC Section 13.05.045(4). Tentative plans for land divisions shall be approved only
if public facilities and utilities (electric and phone) can be provided to adequately service
the land division as demonstrated by a written letter from the public facility provider or
utility provider stating the requirements for the provision of public facilities or utilities
(electric and phone) to the proposed land division.

The Pioneer Telephone Cooperative and Central Lincoln PUD have confirmed that they
can provide service for the proposed subdivision. (See Attachment "A," Appendix E.)

NN. NMC Section 13.05.045(B). For public facilities of sewer, water, storm water, and
streets, the letter must identify the:

1. Water main sizes and locations, and pumps needed, if any, to serve the land
division.
2. Sewer mains sizes and locations, and pumping facilities needed, if any, to serve the
land division.
3. Storm drainage facilities needed, if any, to handle any increased flow or
concentration of surface drainage from the land division, or detention or retention
Jacilities that could be used to eliminate need for additional conveyance capacity,
without increasing erosion or flooding.
4. Street improvements outside of the proposed development that may be needed to
adequately handle traffic generated from the proposed development.

The City provided a letter on September 18, 2015, identifying the utilities serving
Wilder in a general manner as it related to the adequacy of services for the Planned
Development proposed in #2-PD-15 and #3-PD-15. (See Attachment "A," Appendix
E.) The modifications proposed with this application do not change the total amount
and intensity of proposed development; however, there are service details that must
still be addressed as it relates to Phases 2B, 4 and 6. Formal confirmation from the

I
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Public Works Department that the services planned for these phases are adequate can
be provided prior to the City Council hearing.

00. NMC Section 13.05.050(4), Underground Utilities and Service Facilities,
Undergrounding. All utility lines within the boundary of the proposed land divisions,
including, but not limited to, those required for electric, telephone, lighting, and cable
television services and related facilities shall be placed underground, except
surface-mounted transformers, surface-mounted connection boxes and meter
cabinets which may be placed above ground, temporary utility service facilities
during construction, high capacity electric and communication feeder lines, and
utility transmission lines operating at 50,000 volts or above. The subdivider shall

make all necessary arrangements with the serving utility to provide the underground
service.

All utility facilities within the subdivision will be designed in accordance with this
standard. The main Central Lincoln PUD transmission lines through South Beach

will be located above ground within a 75-foot right-of-way along the north/east side
of Harborton Street.

PP. NMC Section 13.05.050(B), Underground Ultilities and Service Facilities,
Non-City-Owned Ultilities. As part of the application for tentative land division
approval, the applicant shall submit a copy of the preliminary plat to all
non-city-owned utilities that will serve the proposed subdivision. The subdivider shall
secure from the non-city-owned utilities, including but not limited to electrical,
telephone, cable television, and natural gas utilities, a written statement that will set
forth their extension policy to serve the proposed land division with underground
facilities. The written statements from each utility shall be submitted to the city prior
to the final approval of the plat for recording.

The Pioneer Telephone Cooperative and Central Lincoln PUD have confirmed that

they can provide service for the proposed subdivision. (See Attachment "A,"
Appendix E.)

QQ. NMC Section 13.05.055, Street Lights. Street lights are required in all land divisions
where a street is proposed. The city may adopt street light standards. In the absence
of adopted standards, street lights shall be place in new land divisions to assure
adequate lighting of streets and sidewalks within and adjacent to the land division.

There are already street lights installed along Harborton Street to serve Phases 4 and
6 consistent with approved construction drawings; no new street lights are proposed
with this application. Proposed street light locations along 46th and Ellis Streets were
reviewed and approved with previous applications. (See Attachment "A," Appendix
G, Sheets 15-18 and Attachment "P").

RR. NMC Section 13.05.060, Street Signs. Street name signs, traffic control signs and
parking control signs shall be furnished and installed by the city.
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As required, street signs, traffic control signs and parking control signs will be
furnished and installed by the City Street Department.

SS. NMC Section 13.05.065, Monuments. Upon completion of street improvements,
monuments shall be reestablished and protected in monument boxes at every street
intersection and all points of curvature and points of tangency of street center lines.

The applicant acknowledges that they must reestablish and protect monuments, as
required.

TT. NMC Section 13.05.090(A), Final Plat Requirements for Land Divisions Other than
Minor Replats or Partitions, Submission of Final Plat. Within two years after
tentative plan approval, such other time established at the time of tentative plan
approval, or extensions granted under this chapter, the owner and/or applicant
(collectively referred to as the “developer”) shall cause the land division to be
surveyed and a final plat prepared. If the developer elects to develop the land division
in phases, final plats for each phase shall be completed within the time required (e.g.
Phase I completed within two years, Phase II completed within the next two years,
etc.). The final plat shall be in conformance with the approved tentative plan, this
chapter, ORS Chapter 92, and standards of the Lincoln County Surveyor.

The applicant notes that, as previously conditioned in #1-SUB-09, the developer will
have up to four years to submit the final plat for the initial phase of development and

an additional four years for each subsequent phase of development included in the
tentative subdivision plan.

OVERALL CONCLUSION

Based on the staff report, the application material, and other evidence and testimony in the record, the
City Council concludes that the request as presented in the application materials complies with the
approval criteria set forth herein provided conditions are imposed on the modified preliminary
development plan final development plan; and tentative subdivision plat for Phase 1 Wilder as follows:

1. Conditions from prior City approvals of the Wilder planned development remain in effect, except
as modified herein.

2. Trail improvements on Tract "G" are to be constructed in a manner acceptable to the Newport
Parks and Recreation Department. Installation of the improvements shall occur prior to
certificates of occupancy being issued for Phase 4 development. Trail development for Tract
"H" shall occur prior to a final plat being recorded for that phase of development.

3. A sidewalk with a width of at least 5-feet shall be constructed on the north/east side of Harborton
along the Phase 6 frontage in accordance with applicable City of Newport standards and is subject

to approval and acceptance by the City of Newport Public Works Department prior to certificates
of occupancy being issued for Phase 6 development.

4. Accessory Dwelling Units (ADUs) in the Wilder Planned Development shall be limited to Wilder

Phases 1B, 1C, 2D, and 3. Standards for the approval of ADU units are to remain as previously
approved.
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5. Necessary utilities as applicable (including sewer, water, and/or storm drainage/sewer and over
which the City of Newport has jurisdiction) internal or adjacent to Phases 4 and 6 shall be
designed and constructed in conformance with the applicable City of Newport standards and as

approved by the City of Newport Public Works Department prior to issuance of certificates of
occupancy within said phases.

6. Utility easements proposed within Phases 2B, 4 and 6 shall be dedicated with the final plats for
the respective phases.

7. The applicant shall comply with the applicable improvement procedure requirements of NMC
13.05.035 (Public Improvements) and 13.05.040, except as modified with this approval.

8. As requested by the applicant, and consistent with NMC 13.05.090(A), a final plat for at least
one phase of the proposed development must be submitted within four years of the date of this
approval and a four-year time limit applies to each subsequent phase of development. The final
plats for all phases must conform to the approved tentative subdivision plat and adhere to the
requirements for preparation of a final plat contained in the Newport Municipal Code.
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EXHIBIT “D”
ORD # 2103

AKS ENGINEERING & FORESTRY VANCOUVER
9600 NE 126th Avenue, Suite 2520, Vancouver, WA 98682

P:{360) 882-0419 F:{360) 882-0426

ENGINEERING & FORESTRY  QFFICES IN: TUALATIN, OR - VANCOUVER, WA - SALEM-KEIZER, OR

LEGAL DESCRIPTION
FOR
WILDER ZONING

ZONE R-3 NORTH

Being a portion of the Northeast quarter of Section 20, Township 11 South, Range 11 West,
Willamette Meridian, and Parcel 2 of Partition Plat recorded in Book 2015, Page 1, City of
Newport, Lincoln County, Oregon, more particularly described as follows:

COMMENCING at a brass cap marking the Northeast quarter of Section 20, Township 11 South,
Range 11 West, Willamette Meridian, as shown in Partition Plat recorded in Book 2015, Page 1;

THENCE North 84°40'37” West along the North line of said Section 20, also being the North line
of Parcel 2 of said Partition Plat, for a distance of 571.71 feet to the POINT OF BEGINNING;

THENCE South 36°40°45” East, leaving said North line, for a distance of 60.77 feet;
THENCE South 56°02'46” West, for a distance of 265.91 feet;

THENCE South 26°56'02” West, for a distance of 77.78 feet;

THENCE South 24°24'13” West, for a distance of 156.90 feet;

THENCE South 31°39'42” West, for a distance of 76.90 feet;

THENCE South 40°07'01” West, for a distance of 80.40 feet;

THENCE South 59°22’'16” West, for a distance of 98.11 feet;

THENCE North 30°37°44” West, for a distance of 53.12 feet;

THENCE North 84°53'51” West, for a distance of 126.42 feet;

THENCE North 58°20'19” West, for a distance of 115.76 feet;

THENCE North 85°55'23"” West, for a distance of 101.66 feet to the West Line of Parcel 2 of
Partition Plat Book 2015, Page 1;

THENCE North 04°04'37” East, along the West line of said Parcel 2, for a distance of 535.11 feet
to the most Northwesterly corner of said Parcel 2;

AKS Zoning for Wilder Property (AKS Job #5203) July 18,2016

Legal Description Page 1



70

THENCE South 84°40'37” East along the North line of said Section 20 and the North line of said
Parcel 2, for a distance of 779.14 feet to the POINT OF BEGINNING.

This property contains 7.97 Acres, more or less.

( REGISTERED
PROFESSIONAL
'LAND SURVEYOR

/ 7,

OREGON
JULY 25, 1985
CARL A. BESEDA

\ # 0271218 J
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AKS ENGINEERING & FORESTRY VANCOUVER
9600 NE 126th Avenue, Suite 2520, Vancouver, WA 98682

P: (360) 882-0419 F: (360) 882-0426
OFFICES IN: TUALATIN, OR - VANCOUVER, WA - SALEM-KEIZER, OR

ENGINEERING & FORESTRY

LEGAL DESCRIPTION
For
WILDER ZOING

ZONE R-2

Being a portion of the Northeast quarter of Section 20, and the Northwest quarter of Section
21, Township 11 South, Range 11 West, Willamette Meridian, and Parcel 2 of Partition Plat
recorded in Book 2015, Page 1, and Wilder Phase 1 recorded in Book 18 Page 46, City of
Newport, Lincoln County, Oregon, more particularly described as follows:

BEGINNING at a brass cap marking the Northeast quarter of Section 20, Township 11 South,
Range 11 West, Willamette Meridian, as shown in Partition Plat recorded in Book 2015, Page 1;

THENCE South 03°56’17" West along the East line of said Section 20, also being along a
Easterly line of Parcel 2 of said Partition Plat, for a distance of 46.44 feet;

THENCE South 39°05’17” East, leaving said East line, along the Easterly line of Parcel 2,fora
distance of 215.49 feet;

THENCE South 01°56°14” East, along said Easterly line, for a distance of 458.64 feet;
THENCE South 01°13'22” West, along said Easterly line, for a distance of 474.86 feet;
THENCE South 01°14'34” East, along said Easterly line, for a distance of 314.61 feet;
THENCE North 73°57°52” West, leaving said Easterly line, or a distance of 172.42 feet;
THENCE North 55°05'17” West, for a distance of 100.00 feet to a point on a curve;

THENCE along the arc of a non-tangent 342.00 foot radius curve to the right, the radius point
of which bears South 55°05’17” East, through a central angle of 22°26'37”, for an arc length
of 133.97 feet, the chord of which bears South 46°08'02” West for a distance of 133.11 feet;

THENCE South 57°21'21" West, for a distance of 170.41 feet to the Westerly Right-of-Way
line of Harborton Street (also known as 40t Street);

AKS Zoning for Wilder Property (AKS Job #5203) July 18, 2016
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THENCE North 32°38’39” West, along said Westerly Right-of-Way line, for a distance of
216.90 feet;

THENCE South 57°21’21” West, leaving said Westerly Right-of-Way line, for a distance of
275.00 feet to the Westerly line of Parcel 2 of Partition Plat Book 2015 Page 1;

THENCE North 32°38’46” West, along the Westerly line of said Parcel 2, for a distance of
79.27 feet to an angle paint in the Westerly line Parcel 2;

THENCE North 86°16'43” West, along the Southwesterly line of Parcel 2, also being the

Southerly line of Wilder Phase 1 as recorded in Book 18 Page 46, Lincoln County plat records,
for a distance of 279.32 feet;

THENCE North 36°52’23” West, along the Westerly line of Wilder Phase 1, for a distance of
294.78 feet to an angle point in the Westerly line of Wilder Phase 1;

THENCE North 03°34’25” East, along said Westerly line, for a distance of 60.07 feet to
another angle point in said Westerly line;

THENCE North 86°24'59” West, along said Westerly line, for a distance of 88.01 feet to
another angle point in said Westerly line;

THENCE North 41°46’00” East, along said Westerly line, for a distance of 332.07 feet to the

most Northerly Northwest corner of Wilder Phase 1, also being a Westerly corner of Parcel 2
of Partition Plat per Book 2015, Page 1;

THENCE North 04°04’00” East, along the Westerly line of said Parcel 2, for a distance of
309.00 feet;

THENCE South 74°48'56” West, along the most Northerly-South line of Parcel 2, for a
distance of 249.11 feet to the West line of Parcel 2;

THENCE North 04°04'37"” East, along the West line of said Parcel 2, for a distance of 216.53
feet;

THENCE South 85°55’23" East, leaving said West line of said Parcel 2, for a distance of 101.66
feet;

THENCE South 58°20'19” East, for a distance of 115.76 feet;
THENCE South 84°53'51” East, for distance of 126.42 feet;

THENCE South 30°37’44” East, for a distance of 53.12 feet;
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THENCE North 59°22’16” East, for a distance of 98.11 feet;
THENCE North 40°07°01” East, for a distance of 80.40 feet;
THENCE North 31°39'42" East, for a distance of 76.90 feet;
THENCE North 24°24’31” East, for a distance of 156.90 feet;
THENCE North 26°56'02" East, for a distance of 77.78 feet;
THENCE North 56°02'46" East, for a distance of 265.91 feet;

THENCE North 36°40°45” West, for a distance of 60.77 feet to the North line of said Section
20, also being the North line of said Parcel 2;

THENCE South 84°40'37" East, along said North line, for a distance of 571.71feet to the
POINT OF BEGINNING.

This property contains 39.85 Acres, more or less.

4 REGISTERED
PROFESSIONAL
LAND SURVEYOR

{
OREGON
JuLy 2s. 1968
CARL A. BESEDA

\ # 02712LS

AKS Zoning for Wilder Property (AKS Job #5203) July 18, 2016

Legal Description Page3



74

AKS ENGINEERING & FORESTRY VANCOUVER
9600 NE 126th Avenue, Suite 2520, Vancouver, WA 98682

P:(360) 882-0419 F: (360) 882-0426
OFFICES IN: TUALATIN, OR - VANCOUVER, WA - SALEM-KEIZER, OR

ENGINEERING & FORESTRY

LEGAL DESCRIPTION
For
WILDER ZOING

ZONE R-3 SOUTH

Being a portion of the Northeast quarter of Section 20, Township 11 South, Range 11 West,
Willamette Meridian, and Parcel 2 of Partition Plat recorded in Book 2015, Page 1, City of
Newport, Lincoln County, Oregon, more particularly described as follows:

COMMENCING at a brass cap marking the Northeast quarter of Section 20, Township 11 South,
Range 11 West, Willamette Meridian, as shown in Partition Plat recorded in Book 2015, Page 1;

THENCE South 03°56’17” West along the East line of said Section 20, also being along a
Easterly line of Parcel 2 of said Partition Plat, for a distance of 46.44 feet;

THENCE South 39°05’17” East, leaving said East line, along the Easterly line of Parcel 2, for a
distance of 215.49 feet;

THENCE South 01°56’14” East, along said Easterly line, for a distance of 458.64 feet;
THENCE South 01°13'22” West, along said Easterly line, for a distance of 474.86 feet;

THENCE South 01°14’34” East, along said Easterly line, for a distance of 314.61 feet to the
POINT OF BEGINNING;

THENCE South 18°55’03” West, along said Easterly line, for a distance of 545.03 feet:

THENCE North 85°19'10” West, for a distance of 149.39 feet to the centerline of Harborton
Street (also known as 40t Street);

THENCE North 04°40°50” East, along the centerline of said Harborton Street, for a distance of
132.57 feet to a point of curvature;

AKS Zoning for Wilder Property (AKS Job #5203) july 18,2016
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THENCE continuing along the centerline of said Harborton Street, along the arc of 319.00
foot radius curve to the left, through a central angle of 30°15'32", for an arc length of 168.47
feet; the long chord of which bears North 10°26’56” West for a distance of 166.52 feet;

THENCE leaving said centerline, South 57°21'14” West, along the North line of Parcel 1 of
Partition Plat per Book 2015 Page 1, for a distance of 271.17 feet;

THENCE South 67°00°47” West, continuing along the North line of said Parcel 2, fora

distance of 55.18 feet to the Northwest corner of Parcel 1, also being an angle point in the
West line of Parcel 2 of said Partition Plat;

THENCE North 32°38'46” West, along the West line of said Parcel 2, for a distance of 392.30
feet;

THENCE North 57°21°21" East leaving the West line of said Parcel 2, for a distance of 275.00
feet to the Westerly Right-of-Way line of Harborton Street (also known as 40" Street);

THENCE South 32°32'39” East, along said Westerly Right-of-Way line, for a distance of 216.90
feet;

THENCE North 57°21'21" East, leaving said Westerly Right-of-Way line, for a distance of
170.41 feet to a point of curvature;

THENCE along the arc of a 342.00 foot radius curve to the left, through a central angle of
22°26'37”, for an arc length of 133.97 feet, the fong chord of which bears North 46°08'02”
East for a distance of 133.11 feet;

THENCE South 55°05’17” East, for a distance of 100.00 feet;

THENCE South 73°57°52" East, for a distance of 172.42 feet to the POINT OF BEGINNING.

This property contains 6.20 Acres, more or less.

PROFESSIONAL
__|AND SURVEYOR

Cl 2Bl
OREGON
JULY 25, 1988

CARL A. BESEDA
\ # 0271213

4 REGISTERED 1
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AKS ENGINEERING & FORESTRY VANCOUVER
9600 NE 126th Avenue, Suite 2520, Vancouver, WA 98682

P: (360) 882-0419 F: (360) 882-0426
OFFICES IN: TUALATIN, OR - VANCOUVER, WA - SALEM-KEIZER, OR

ENGINEERING & FORESTRY

LEGAL DESCRIPTION
For
WILDER ZOING

ZONE C-1

Being a portion of the Northeast quarter of Section 20 and the Northwest quarter of Section 21,
Township 11 South, Range 11 West, Willamette Meridian, and Parcel 2 of Partition Plat

recorded in Book 2015, Page 1, City of Newport, Lincoln County, Oregon, more particularly
described as follows:

COMMENCING at a brass cap marking the Northeast quarter of Section 20, Township 11 South,
Range 11 West, Willamette Meridian, as shown in Partition Plat recorded in Book 2015, Page 1;

THENCE South 03°56'17” West along the East line of said Section 20, also being along a
Easterly line of Parcel 2 of said Partition Plat, for a distance of 46.44 feet;

THENCE South 39°05'17” East, leaving said East line, along the Easterly line of Parcel 2, for a
distance of 215.49 feet;

THENCE South 01°56'14” East, along said Easterly line, for a distance of 458.64 feet;
THENCE South 01°13'22” West, along said Easterly line, for a distance of 474.86 feet;
THENCE South 01°14’34” East, along said Easterly line, for a distance of 314.61 feet;

THENCE South 18°55'03” West, along said Easterly line, for a distance of 545.03 feet to the
POINT OF BEGINNING;

THENCE South 18°55’'03” West, for a distance of 108.21 feet to the East line of said Section
20;

THECNE South 03°56’17” West, along the East line of said Section 20, for a distance of 118.34
feet to a brass cap marking the East quarter corner of said Section 20;

THENCE North 85°19'10” West, along the most Southerly line of Parcel 2 of Partition Plat
recorded in Book 2015 Page 1, for a distance of 59.05 feet;

AKS Zoning for Wilder Property (AKS Job #5203) July 18,2016
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THENCE North 37°29'37” West, along a Westerly line of said Parcel 2, for a distance of
482.65 feet to an angle point in said Westerly line;

THENCE North 85°18'44” West, along a Southwesterly line of said Parcel 2, for a distance of
53.84 feet to an angle point in the Westerly line of Parcel 2;

THENCE North 04°40°51” East, along said Westerly line, for a distance of 176.02 feet to the
Northwest corner of Parcel 1 of said Partition Plat;

THENCE North 67°00°47" East, along the North line of said Parcel 1, for a distance of 55.18
feet to an angle point in said North line;

THENCE North 57°21'14" East, along said North line, for a distance of 271.17 feet to a point
on a curve at the centerline of Harborton Street (also known as 40t Street);

THENCE along said centerline, along the arc of a non-tangent 319.00 foot radius curve to the
right, the radius point of which bears South 64°25'18” West, through a central angle of

30°15’32”, for an arc length of 168.47 feet, the long chord of which bears South 10°26'56"
East for a distance of 166.52 feet;

THENCE continuing along said centerline, South 04°40’50” West, for a distance of 132.57
feet;

THENCE South 85°19'10” East, leaving said centerline, for a distance of 149.39 feet to the
POINT OF BEGINNING.

This property contains 5.47 Acres, more or less.

2 REGISTERED Y
PROFESSIONAL
_LAND SURVEYOR

(Ll 4 Gucd?
OREGON
JULY 25, 188§

CARL A BESEDA
\ # 02712LS
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I GENERAL INFORMATION

Applicant:

Property Owner :

Preparer:

Request:

Previous Case Files:

General Location:
Assessor’'s Number:

Map & Tax Lot:

Legal Description:

Zoning Designations:

Comprehensive Plan
Designations:

Oregon State University

Leasing & Strategic Real Property Management
3015 SW Western Bivd

Corvallis, OR 97333

Landwaves, Inc.
2712 SE 20™ Ave
Portland, OR 97202

JET Planning, LLC
215 W 4™ St Ste 209
Vancouver, WA 98660

2G Associates
400 Columbia St Ste 160
Vancouver, WA 98660

Tentative Subdivision Plan, Preliminary Development Plan Major
Modification for Phase 1 of Wilder, Final Development Plan Major
Modification for Phase 1 of Wilder, Comprehensive Plan Map
Amendment, Zoning Ordinance Map Amendment

1-SUB-15, Tentative Subdivision Plan; 2-PD-15, Preliminary
Development Plan Major Modification for Phase 1 of Wilder; 3-PD-
15, Final Development Plan Major Modification for Phase 1 of
Wilder; approved in combined Final Order dated June 24, 2015

South Beach-Wilder Master Plan Area
R364534, R529961
11-11-20-00-00100-00
11-11-21-00-00700-00
11-11-21-00-01300-00

Parcels 1 and 2, Partition Plat No. 2015-01
R-2 (Medium-Density Single Family)

R-3 (Medium-Density Multifamily)
C-1 (Retail & Service Commercial)

Low-Density Residential
High-Density Residential
Retail Commercial

Wilder Community Masf_ér Plan Development Applications
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11.

OVERVIEW
Background

The owner, Landwaves, Inc., received multiple previous approvals for Phase 1 of Wilder,
a Planned Development in the South Beach neighborhood designed to be a sustainable,
vibrant, mixed-use development.

The applicant, Oregon State University (OSU),! is applying for modifications to allow
development of student housing to support their expanding Newport operations
centered around the Hatfield Marine Science Center. The proposed modifications would
transfer density and multifamily units already approved in Wilder from phases near the
Village Center to the northwest corner of the site, closest to the OSU campus on the
south shore of the Yaquina Bay. OSU is applying for a Comprehensive Plan Map
Amendment and Zoning Ordinance Map Amendment to allow multifamily development in
the northwest corner of the site known as Phase 4, and a related Tentative Subdivision

Plan, Preliminary Planned Development Major Modification and Final Planned
Development Major Modification.

The owner, Landwaves, is also applying for additional modifications to facilitate
development of a 12-unit affordable housing project and support services in the
northern portion of the site known as Phase 6. The project will require changes to the
Comprehensive Plan Map, Zoning Ordinance Map, Tentative Subdivision Plan,
Preliminary Planned Development and Final Planned Development. Phase 4 and Phase 6
modifications are bundled in this application for streamlined review.

This application also includes minor changes proposed to Phase 2B, planned for

apartment development, to split an existing lot to better facilitate development financing
and timelines.

The total site for Phase 1 of Wilder is approximately 60 acres in size, including lots that
have already been final platted, dedicated parks and open space, and right-of-way. This
application affects Tax Lots 100 and 103 of Assessor’s Tax Map 11-11-20 consisting of
approximately 41.24 acres. The site is located in the South Beach neighborhood directly
east of Mike Miller Park and south of 40" Street on land zoned R-2, R-3 and C-1. Full
build-out of Phase 1 of Wilder will include four different sizes of single-family lots,
cottage clusters, flex lots suitable for row houses, duplexes and micro-cottages,
multifamily units, and commercial development.

As previously approved, Phase 1 of Wilder will be constructed in several phases and

micro-phases to allow phasing of needed improvements to each portion of the Master
Plan site as it develops.

Previous Land Use Approvals

The City of Newport has granted multiple land use approvals for Phase 1 of Wilder, and
this application seeks to modify previous planned development approvals, obtain

1 OsuU is listed as the applicant for this set of applications, however, the project is truly a collaboration
between OSU and Landwaves, who is the property owner and has been the applicant for all previous

Wilder applications. OSU is considered the applicant for Phase 4, and Landwaves is the applicant for
Phase 6 and all other phases.

Wilder Community Master Plan Deveibbment Applications Pagé‘i
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approval for a new tentative subdivision plan, and amend the Comprehensive Plan and
Zoning Ordinance maps focused on changes to Phase 4 to accommodate the proposed
student housing. The original Preliminary Development Plan for “South Beach Village
Phase I,” which included the area now known as Phase 1 of Wilder, was approved on
May 29, 2007. (Case file #1-PD-07) Subsequent modifications to the Preliminary
Development Plan for Phase 1 of Wilder’ were approved as case file #1-PD-09, #5-PD-
09, #1-PD-10, #3-PD-10, #1-PD-14, and #2-PD-15. The Final Development Plan for
portions of Phase 1 of Wilder was initially approved March 30, 2009 (Case file #2-PD-09)
and subsequently modified in case file #6-PD-09, #2-PD-10, #2-PD-14, and #3-PD-15.
The Tentative Subdivision Plat for Phase 1 of Wilder was approved as case file #1-SUB-
09 and modified through case file #3-SUB-09, #1-SUB-10 and #1-SUB-15, and Final
Subdivision Plat for Wilder Phase 1, which includes a portion of Phase 1 of Wilder, was
recorded in April 2010. The parent lot for Phase 1 of Wilder was initially partitioned in
2007 as two parcels, Map & Tax Lot 11-11-20-AD-03100-00 and 11-11-20-00-00100-00.
(Case file #5-PAR-07, recorded November 29, 2007.) A second partition in 2014 divided
Map & Tax Lot 11-11-20-00-00100-00 into two parcels, creating Map & Tax Lot 11-11-

20-00103-00 of approximately 0.89 acres. (Case file #2-PAR-14, recorded in December
2014.)

Goals of Modifications Achieved through the 2009 Approvals:

* Minimized grading in Tract “"A” Park associated with street improvements.
* Responded to market conditions.

» Eliminated need for a Variance for street length.
* Maximize usable park area in Tract "A".
* Improved access to Lots 38 thru 40 of Wilder Phase 1.

* Increased number of homes that are alley-loaded with fewer garage doors facing
on to local streets.

* Provided a continuous pedestrian connection through all phases.

* Created repeating patterns of decorative pavement throughout the site, including
a “woonerf” and auto courts.

* Modified phasing plan to address construction practicalities.
* Created orderly self-orienting blocks.
* Incorporated flexibility into the plan to accommodate market conditions.
Goals of Modifications Achieved through the 2010 Approvals:
* Reflected changes that have occurred through the Final Plat for Wilder Phase 1.

2 As used throughout this document, “Phase 1 of Wilder” or simply “Phase 1" refers to the entire 62-acre
site. Phase 1 of Wilder will include multiple sub-phases which are referred to throughout the
development plan as “Wilder Phases 1, 2, 3", etc. Wilder Phase 1 (a sub-phase of Phase 1 of Wilder) has

been final platted, and is referred to here as “Wilder Phase 1,” the designation assigned by the Lincoln
County Surveyor.

Wilder Cor'r'\.r-n_u}ﬁty Master Plan Development Applicati;r;s_m Page 3




Modified setbacks to provide flexibility to accommodate homes as proposed by
builders.

Updated street and tract names.

Revised lot coverage standards to be consistent with Codes, Covenants and
Restrictions.

Revised housing category names to be consistent with marketing names.
Prepared updated exhibit depicting platting of Phase 1B in conjunction with 1C.
Allowed Accessory Dwelling Units (ADUs) in Phase 1B and 1C.

Goals of Modifications Achieved through the 2014 Approvals:

Partitioned Tax Lot 100 of Assessor’s Tax Map 11-11-20 into two parcels,
including one parcel to be developed for commercial use in the Village Center.

Revised parking plan to include on-street and off-street parking to serve the
Village Center area, modifying circulation plan.

Goals of Modifications Achieved through the 2015 Approvals:

Adjusted zoning district border between R-3 Multifamily Residential and C-1

Commercial zones to expand commercial area along the full length of College
Way.

Expanded range of allowed uses in the C-1 zoned Village Center area to include

retail sales and services, offices, lodging, community services like churches,
educational institutions, and day care.

Allowed variance to satellite and shared parking regulations to allow future

shared parking arrangements between Village Center users and the Oregon
Coast Community College.

Adjusted range of development anticipated in the preliminary and final

development plans to reflect completed build-out, current market conditions, and
revised predictions.

Allowed for ADUs beyond Wilder Phase 1 in Phases 2-4 subject to conditions
approved by Newport Planning Commission.

Expanded Final Development Plan to include Phases 2-4.

Updated street names and cross-sections to serve proposed development in

Phases 2-4, including modifications to street widths in response to conditions of
approval.

Adopted variations of existing cross-sections to amend the “Kit of Parts,”
including modifications to street widths shown in “Kit of Parts” to match street
cross-sections to be constructed.

Adopted new residential development type, micro-cottages, as part of the “Kit of
Parts.”

Goals of Current Modifications:

Wilder Community Master Plan Development Applications

Page 4
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* Revise zoning and comprehensive plan designation for Phase 4 and Phase 6 to R-
3 Medium-Density Multifamily zoning and High-Density Residential designation
from R-2 Medium-Density Single Family zoning and Low-Density Residential
designation, with corresponding change to single family zoning and designation
from multifamily zoning and designation on the east side of Harborton Street
north of the Village Center, with no net impacts to maximum allowed dwelling
units and related traffic or utility needs.

* Adjust range of development in preliminary and final development plan to reflect
inclusion of additional multifamily units for student housing in Phase 4 and Phase
6 with corresponding decrease in single-family units, consistent with total
maximum dwelling units previously approved for Phase 1 of Wilder.

* Add “Multi-Family: Clustered” as an additional muitifamily residential

development type in the “Kit of Parts” to describe intended building form and
design for student housing in Phase 4.

* Allow variance to parking standard for clustered multifamily residential uses to
decrease required spaces by approximately 13% relative to City code standard,
to reflect increased access to multimodal transportation options within Wilder

and multimodal connections to primary destinations, specifically the OSU Hatfield
Marine Science Center.

* Modify preliminary development plan to show revised mix of single-family and
multifamily development in future phases east of Harborton Street.

* Introduce 'Day Care’ and additional supporting Community Service uses as
allowed uses in the R-3 Medium-Density Multifamily zone to facilitate colocation
of support services for affordable housing residents in Phase 6.

» Expand Final Development Plan to include Phase 6.

* Amend Preliminary Development Plan, Final Development Plan and Tentative Plat
to divide Phase 2B, planned for apartment development, into two separate lots.

Summary of Requested Applications

1. Comprehensive Plan Map Amendment:
The applicant proposes to change the comprehensive plan designation for Phase 4
and Phase 6 to High-Density Residential designation from Low-Density Residential
designation, with a corresponding change to Low-Density Residential from High-
Density on the east side of Harborton Street north of the Village Center to minimize
the net change to High-Density Residential acres. As part of the planned
development, there are no changes to the total number of dwelling units proposed
within Phase 1 of Wilder as a result of this amendment, simply a relocation of
density within the development.

2. Zoning Map Ordinance Amendment:
The applicant proposes to change the zoning for Phase 4 and Phase 6 to R-3
Medium-Density Multifamily zoning from R-2 Medium-Density Single Family to
accommodate student and affordable housing. The zoning on the east side of
Harborton Street north of the Village Center will be changed correspondingly from R-

Wilder Community M-a_st_e_li-PIan Development Applications



3 Medium-Density Multifamily zoning to R-2 Medium-Density Single Family to
partially offset the additional R-3 acres in Phases 4 and 6.

3. Tentative Subdivision Plan Modification:
The applicant proposes to modify the tentative subdivision plan for portions of Phase
1 of Wilder specific to proposed Wilder Phases 4 and 2B and to include a new parcel
for Phase 6 in the tentative plan. The plan was previously approved as case file #1-
SUB-09 and modified through case file #3-SUB-09, #1-SUB-10 and #1-SUB-15. The
proposed modifications provide for a single lot in Phase 4 intended for multifamily
development in place of individual single-family lots and cottage lots previously
proposed, divide the existing single multifamily lot in Phase 2B into two separate lots
for multifamily development, and create a single parcel for multifamily development

in Phase 6. As previously conditioned, the proposed phased tentative plat will be
valid for a period of at least 10 years.

4. Preliminary Development Plan Major Maodification for Phase 1 of Wilder:
The applicant proposes to modify the approved Preliminary Development Plan for
Phase 1 of Wilder (most recently modified in case file #2-PD-15) through a major
modification. This application proposes to add multifamily development to the
northwest corner of the site, shown as Phase 4, in place of single-family
development, to accommodate student housing for OSU; add multifamily
development to north of the site, shown as Phase 6, in place of single-family
development, to accommodate an affordable housing project; replace multifamily
development in the southeast corner of the site with single-family development to
balance the proposed development for Phases 4 and 6; introduce a new multifamily
residential development type to the “Kit of Parts” called Multi-Family: Clustered for
the proposed student housing development; allow a variance to the multifamily
clustered residential parking standard to decrease required spaces in recognition of
available multimodal transportation alternatives; allow ‘Day Care’ and supporting
Community Services uses as permitted uses in the R-3 Medium-Density Multifamily
zone; create two multifamily lots in Phase 2B with no change to the number of units
or necessary infrastructure; adjust range of development for various residential
types with no net increase in maximum allowed units; and adjust multifamily and

single-family lot configurations for future phases of development east of Harborton
St.

The essential tenets of Wilder remain the same: the Village Center continues to be
the heart of activity serving a spectrum of residential development types that
gradually reduce in density farther from the Village Center, with the addition of a
node of student housing, located closest to the OSU Hatfield Marine Science Center,
and affordable housing strategically located near the entrance to Wilder. The new
multifamily node of student and affordable housing will be buffered from
surrounding single-family uses by open space and changes in topography. A revised
Preliminary Development Plan is included which depicts the proposed changes. (See

Appendix F.) All other aspects of the Planned Development remain as previously
approved.

5. Final Development Plan Major Modification for Portions of Phase 1 of Wilder:

Wilder Community Master Plan Development Applications Page 6
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The applicant proposes to modify the approved Final Development Plan for Phase 1
of Wilder. (Case file #2-PD-09, #6-PD-09, #2-PD-10, #2-PD-14, #3-PD-15). The
Final Development Plan proposes detailed development, including streets, buildings,
landscaping, open space etc., within the portion of Phase 1 of Wilder on the west
side of Harborton Street. This application expands the Final Development Plan to
encompass Phase 6 as well. (See Appendix G.)

The major modifications to the Final Development Plan incorporate changes in Phase
4 to facilitate student housing, in Phase 2B to create two lots in place of a single lot,
and in Phase 6 to facilitate affordable housing consistent with the changes to the

Preliminary Development Plan. All other aspects of the Final Development Plan
remain the same.

Wilder Community Master Plan Development Applications :
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II1.

PRELIMINARY AND FINAL DEVELOPMENT PLAN PROVISIONS

Note: This section combines approvals from all previous preliminary and final
development plans, with new provisions underlined and changes struek-ott. The goal is
to provide a single, central reference point for the continued build-out of Wilder. Where
standards are not specified in the Development Plan, the Newport Municipal Code
provisions for zoning and subdivision apply.

Geographic Extent:

Phase 1 of Wilder is located in the South Beach neighborhood and is bounded by
Mike Miller Park and the Oregon Coast Community College (OCCC) on the west, 40"
Street along the north, the City limits on the east and the south. The site is
approximately 62 acres in size, including infrastructure and lots that have already
been final platted. The Preliminary Development Plan has been approved for the full
Phase 1 of Wilder, and the Final Development Plan has been approved for the
portion of Phase 1 of Wilder on the west side of Harborton Street, which includes
Wilder Phases 1 (already constructed), 2A (partially completed), 2B, 2C, 2D, 2E, 2F,
3, and 4. This application expands the Final Development Plan to include Phase 6
on the northeast side of Harborton.

See Appendices F and G, showing the full extent of Phase 1 of Wilder in the

Preliminary Development Plan, and the portions included in the Final Development
Plan.

Design Intent:

The design intent of the Planned Development is to create a livable, viable mixed-
use community built on the principles of environmental sustainability. It will feel
indigenous to the Oregon Coast in scale, design, and economics. The proposal
achieves the following design objectives:

* Create a vibrant Village Center that will provide commercial, office,
community service, lodging, day care, and higher density residential uses to

serve the residential population, support the OCCC campus, and create jobs
for local residents.

The proposed plan concentrates commercial services and residential density
around a pedestrian-scale Village Center that is adjacent to the OCCC
campus. This enables residents of the community and students to obtain
services, attend school, and work within walking distance of where they live.
This design accommodates increasing population density, while promoting a
reduction in energy use. The objective is to create a convenient and livable
environment for residents and visitors of the community.

* Graduate residential density outward from the Village Center to create an
appropriate transition to the lower density areas of the site.

The proposed graduated density design ensures that development will be
compatible and in harmony with the area. The location of the various

Wilder Com}ﬁunity Master Plan Development Applications Page 8
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proposed uses and development intensity is appropriate to site-specific
conditions, such as adjacent uses and topography.

The Village Center is the heart of activity within the development located
next to the college campus. It features housing over commercial such as
live-work arrangements, offices, cafes, small retail shops, services, and
entertainment uses, community services, educational institutions, day care,
lodging, and apartments. To the north, micro-cottages, row houses, garden
apartments and urban flats will provide a transition to the lower density
development areas within the site outside of the Village Center. The central
portion of the site features single-family detached homes, inciuding cottage
cluster housing, and homes on Village, Classic, Grand, and Edge lots. Fhe-far

The proposed plan also includes a node of multifamily residential units in the
northwest corner of the site to accommodate student housing for OSU and
affordable housing. The student housing node will be buffered from the
single-family development in Phase 3 by open space and vegetation, and its
location on Harborton Street near 40™ Street will provide convenient access
to multimodal connections to the OSU Hatfield Marine Science Center to the
north. The affordable housing cluster on the northeast side of Harborton
Street will transition to medium-density residential in Phase 7, and be
buffered from single-family development in Phase 5 to the east by open
space, changes in topography, and vegetation.

* Provide for a variety of housing types to accommodate different needs,
incomes, and a sense of place and community.

The design of buildings within the proposed development is outlined in the
“Kit of Parts.” It includes a variety of housing types and sizes at varying
densities that cannot be achieved within the strict limits of the underlying
zoning such as, multifamily apartments, multifamily clustered apartments,
cottage cluster housing, micro-cottages, and single family homes on four
different general lot sizes. This design will accommodate different needs and
incomes resulting in a more diverse, attractive, and sustainable community,
including affordable housing. Some of the housing types are suitable for the
use of high quality pre-fabricated materials, such as panelized construction,

which will reduce construction costs and result in a more affordable product
for the community.

The buildings also accommodate design features that help create a unique
sense of place and community. This includes such things as classic front
porches, cottage cluster housing centered on a green space that allows
sharing of resources between neighbors, and locating parking areas and
garages/carports behind buildings accessible through alleys.

Wilder Community Master Plan Development Applications - Page'é



Design and construct to sustainable standards to lessen the impact to the
natural environment and to reduce long-term operational costs.

As outlined in the previously approved “Kit of Parts,” this objective of
promoting energy efficiency is incorporated into all aspects of site design.
This includes such things as, designing buildings to achieve green building
certification; designing streets to incorporate sustainable design features
such as stormwater bio-swales, incorporating native vegetation for landscape

plantings throughout the development; and generally using energy efficient
and recycled materials whenever possible.

Develop a transportation system that accommodates multiple modes of

transportation to encourage walking, bike riding, etc., and reduce energy
use,

As outlined in the previously approved “Kit of Parts,” the proposed
development includes neo-traditional street designs to accommodate multiple
modes of transportation and create a sense of place and promote traffic
calming. These streets include such features as curb extensions, wider
sidewalks within the Village Center, and on-street parking. The multimodal
transportation network within Wilder will also connect to the City’s broader

connections for OSU students to access Hatfield Marine Science Center.

Provide for an extensive network of open space and parks, including walking
and biking trails, throughout the site.

Preserved natural areas, trails, and parks are fully integrated into the site
design. Neighborhood parks are planned that will provide active and passive
recreational uses such as, playgrounds, sport courts, lawn areas, and trails.
Parks will be centrally located within or near the single-family residential
neighborhoods on both sides of Harborton Street. Wilder Twin Park has
been built adjacent to Wilder Phase 1 and dedicated to the City for public
use, and Wilder has provided a temporary dog park and disc golf course for
the past five years. Trails have been constructed to connect Wilder Twin
Park to Mike Miller Park, and additional open space dedications and trail
connections will connect to other areas within the development and the
planned regional trail system off-site. A public trail will be constructed and
dedicated with Phase 4 to extend the trail north from Mike Miller Park, and
the applicant will explore options to create a local connection to serve
development in Phase 4. Private open space will also be provided within
multifamily developments in Phases 4 and 6 to serve residents.

Protect and provide for management of significant natural resource areas on
site, including wetlands, streams, and natural vegetation.

The proposed development is clustered on the site, to enable the
preservation of natural resources. Much of the site is currently forested and

Wilder Community Master Plan Development Applications ” Page 10
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has been managed as a sustainable forest. The site contains steep ravines,
streams, and wetlands. These areas have been incorporated into parks and
open space tracts to allow for preservation and to create site amenities for
the residents, with the exception of one small wetland in Wilder Phase 4 that
will be filled and mitigated. Soft surface, low-impact trails will be developed
in these areas to allow for both active and passive uses. Trees and other
natural vegetation will be preserved when possible and landscaping will be
planted to enhance the environment and provide habitat for wildlife.

Compatibility with Surrounding Development:

The proposed uses within the Master Plan for Phase 1 of Wilder complies with the
City’s Comprehensive Plan and zoning, or will comply with proposed plan and zoning
changes if approved, and is consistent with the adopted South Beach Plan
Neighborhood Plan, as well as other approved development applications for the site.
The Phase 1 site is compatible with the surrounding area in that it is consistent with

these previously approved plans and is it reasonable to assume that the surrounding
area will continue to develop according to these plans.

The location and level of public services necessary to serve the site, including utilities
and streets, were also estimated and planned for in the South Beach Neighborhood
Plan and a detailed infrastructure analysis and traffic study was prepared for the
initial Phase 1 Development Plan approval.

Types of Development:
Approved types of residential development include:
* Village Lots (<4,600 square feet) for single-family homes.
» Classic Lots (4,601- 6,200 square feet) for single-family homes.
» Grand Lots (6,201-9,999 square feet) for single-family homes.
* Edge Lots (10,000+ square feet) for single-family homes.
» Cottage units.
* Flex Lots for row houses, duplexes, and micro-cottage units.
* Multifamily units including muitifamily clustered apartments.

As previously approved, the project includes a housing product known as cottage
cluster housing (see “Kit of Parts,” Appendix H). Ten cottage units have been built
in Wilder Phase 1 and an additional cluster may be included in future Phase 5 an

ster-of-18-cottage eted ase-4. This
s the following special characteristics:

* Homes are smaller, typically 1,300 square feet or less.

* Common access to homes provided from either a shared pedestrian
way/green (within a tract or an access easement) or a street.

* Open space provides front door access and commons.
* Parking is typically clustered in one area at periphery.

is a unique type of development that include

Wilder Community Master Plan Development Applications ' Page 11

91



As previously approved, the project also includes micro-cottages, functionally similar
to row house, townhouse, and duplex housing types. See page 42 of the amended
“Kit of Parts” for further discussion of this housing type. (Appendix H.) Six micro-
cottages have built in Wilder Phase 1 and 20 micro-cottages will be constructed in
Phase 2C. Characteristics include:

* Homes are smaller in the 450 to 1,000-square-foot range, typically 800
square feet or less.

» Parking is accessed from rear alley.
* Homes open onto main street, providing a “front porch” feel.

The project will also include clustered apartments as an additional type of

multifamily units, intended primarily for student housing. (See Appendix H, page
47.) Characteristics include:

* Units are smaller, in the 300 to 800-square foot range to include studios
through two or three-bedroom units.

e Density is similar to multifamily apartments at 12 to 34 units per acre, to
allow a functional concentration of student housing.

balconies, and patios.

Site Design:

Village Center Area (C-1 and R-3 Zoning) (Phases 2A, 2B, 2E, 2F)

o Village Center Retail, Services, Entertainment, Offices, Lodging, Educational
Institutions, Community Services, Day Care

o Housing over Commercial, including live-work units

o Multifamily Residential

The Village Center is located at the heart of the development site adjacent to College
Way and Harborton Street. This area will include mixed-use development at the
corner of Harborton Street and College Way, as well as several apartment buildings.

Transition Area (R-2 and R-3 Zoning) (Phase 2C)
o Flex Lots for Row Houses, Duplexes or Micro-Cottages

The transition area located adjacent to Harborton Street between 46" and 44™

Streets will feature medium-density residential options including row houses,
duplexes or micro-cottages.

Detached Single-Family Housing Area (R-2 Zoning) (Phases 1, 2D, 3-4)
o Cottage Cluster Housing

o Village, Classic, Grand or Edge Lot Homes
o Flex Lots for Row Houses, Duplexes or Micro-Cottages
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The detached single-family housing area within the site is primarily located along
and north of 44" Street, extending farther north to include homes along 42™ Place

At the western terminus of 44™ Street a small, walk-in cottage cluster housing area
is nearly completed. Each single-family cottage takes access from a shared
pedestrian way located within a common tract rather than a traditional street. A

Village, Classic, Grand and Edge lots are proposed in the lower density residential
portion of the site, which accommodate a variety of housing sizes. Many of these

homes take access from alleys allowing front doors, rather than garages/carports, to
be oriented toward the adjacent public streets.

Student Housing Area (R-3 Zoning) (Phase 4)
o Multifamily Residential
o Multifamily Clustered Apartments

The student housing area is located south of Harborton Street in the northwest

corner of the site, and will feature multifamily residential development including
clustered apartments.

Graduated Single and Multifamily Area (R-2 and R-3 Zoning) (Phase 5)
o Multifamily Residential

Cottage Cluster Housing

Village, Classic, Grand or Edge Lot Homes

Flex Lots for Row Houses, Duplexes or Micro-Cottages

o O O

The east side of Harborton Street will include a mix of housing types gradually
decreasing in density as they transition from the Village Center to the northern limits
of the project. Multifamily housing is envisioned to the northeast of College Way,
with a mix of single-family housing types to the north transitioning to larger lots on
hillier topography at the northern edge. The topography will help define the limits of
this phase and provide a buffer between Phase 5 and Phase 6.

Community Housing Area (R-3 Zoning) (Phase 6)
o Multifamily Residential
o Community Services, Day Care

The community housing area is located northeast of Harborton Street along the
northern edge of the site, and will feature multifamily residential development
developed to meet affordability goals, and supporting community service uses such
as education and day care, primarily aimed at residents.

Dimensional and Bulk Standards:
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Approved development standards for each development type within any of the zones
that permit the use have been established as follows.

Setbacks:
Single Family Residential:

* Front*: 5 feet (Village and Classic Lots)
Front*: 10 feet (Grand and Edge Lots)
2" Front*: 5 feet (Village and Classic Lots)
2" Front*: 10 feet (Grand and Edge Lots)
Side: 0 feet (Village Lots)
Side: 5 feet (Classic, Grand and Edge Lots)
Rear: 5 feet
Rear Abutting Alley: 5 feet
Garage/carport: 0-5 feet or 20 feet

Garage/carport (alley served): 0 feet
*Front setback applies to a public street only.

Residential Cottage Cluster Housing:
* Front*: 5 feet
« 2" Front*: 5 feet
* Side: 0 feet
e Rear: 5 feet
» Garage/carports: 0 feet
*Front setback applies to a public street only.

Flex Lots for Residential Row Houses, Duplexes, and Micro-Cottages:
Front*: O feet

2" Front*: 3 feet

Side (interior): O feet

Rear: 5 feet

Rear Abutting Alley: 0 feet

Garage/carport: 0-5 feet or 20 feet

Garage/carport (alley served): 0 feet

*Front setback applies to a public street only.

Multifamily Residential, including Clustered Apartments:
* Front: O feet
2" Front: 0 feet
Side: 0 feet
Rear: 5 feet
Rear: 10 feet (when abutting single-family residential)

Commercial or Mixed-Use:
* Front: O feet same as standard
* Side: 0 feet same as standard
* Rear: 0 feet same as standard

Minimum Lot Area:
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Single-Family Residential: 3,500 square feet.
Residential Cottage Cluster Housing: 1,000 square feet.
Flex Lots: 1,000 square feet.

Multifamily Units: 5,000 square feet. same as standard
Commercial or Mixed-Use: No minimum lot area.

Maximum Lot Coverage:

* Single-family and flex lots in any zone over 10,000 square feet shall not have
building coverage over 3,500 square feet.

* Single-family and flex lots in any zone between 5,000 and 9,999 square feet
shall not have building coverage over 3,000 square feet.

* Single-family and flex lots in any zone under 5,000 square feet shall not have
building coverage over 2,600 square feet.

* Cottage Cluster Housing on individual lots: 80%

* ADUs on Village, Classic, Grand and Edge lots will be exempt from the
maximum square foot standards listed above, however, in no case will the
total combined lot coverage for the primary and accessory dwelling unit
exceed the city standard of 57% in the R-2 zone and 60% in the R-3 zone.

* Muitifamily residential and clustered apartment lots of any size in the R-3
zone shall not have building coverage over 60%. same as standard

* Commercial development in C-1 zone: 85% to 90% same as standard

Minimum Lot Width (Residential): 15 feet
Minimum Lot Width (Commercial/Mixed-Use): 0 feet same as standard

Minimum Lot Frontage

Modifications have been approved for the requirement contained in NMC Section
13.05.030.B that “each lot or parcel shall possess at least 25 feet of frontage along a
street other than an alley” in order to accommodate cottage cluster development.
The subject Planned Development includes walk-in cluster cottage homes, which are
modeled after the Cluster Development type identified in the previously approved
“Kit of Parts”. In order to accommodate this unique type of development, these lots
will front onto and take access from a pedestrian access tract, rather than a
traditional street right-of-way. Parking for these units is clustered within common
tracts and garages rather than being located on the individual lots.

Height:

The applicant has previously received approval for 3-story buildings that are up to 45
feet in height in the R-3 District. The proposed 3-story buildings will be located in
the Village Center area, which is internal to the Master Plan site and will not have
any adverse impacts on neighboring properties both within and outside of Wilder,

and in Phase 4, where they will be screened by vegetation and natural topographic
changes from surrounding phases and adjacent properties outside of Wilder. (See

Appendix K, illustrating the cross-section across Phases 3 and 4.) Al-ef-the-propesed
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Density:

The applicant is not proposing to increase the density above what is permitted in
each zone. Allowed density in the R-2 zone is 5,000 SF per unit for houses, 3,750
SF per unit for duplexes on interior lots, and 2,500 SF per unit for duplexes on
corner lots, and 1,250 SF per unit in the R-3 zone, averaged across the site.

Uses:
The Village Center is a mixed-use area with C-1 and R-3 zoning, accommodating
Village Center retail, restaurants, offices, housing over commercial including live-

work units, and multifamily residential at the heart of Wilder adjacent to SE College
Way and Harborton Street.

Additional uses for the Village Center area with C-1 zoning include retail sales and
services, excluding bulk retail; community service, including churches; lodging such

as hotels; educational institutions; and daycare facilities, as defined in the Newport
Municipal Code.

The primary use in R-2 and R-3 is residential, as well as parks. Additional uses in
the R-3 zone include community services, including day care and family-focused

support services like personal development education, counseling, and distribution of
donations to clients.

Zoning:
The site is zoned a mix of R-2 Medium-Density Single-Family Residential, R-3
Medium-Density Multifamily Residential, and C-1 Retail and Service Commercial.

Comprehensive Plan:

The site is designated a mix of Low-Density Residential, High-Density Residential,
and Retail Commercial.

Estimated Range of Development:

The following table shows the estimated range of development anticipated for the
different types of residential and commercial development planned for Phase 1 as
part of the Preliminary Development Plan for the full extent of Phase 1. The range is

intended to provide flexibility with development of the full build-out of the site to
accommodate changing market conditions.

Estimated Range of Development Phase 1 (Prelim. Dev. Plan, Existing)

Village Lots (<4,600 sq. ft.) 17-25 units

Classic Lots (4,601-6,200 sq. ft.) 27-40 units

Grand Lots (6,201-9,999 sq. ft.) 22-42 units

Edge Lots (10,000+ sq. ft.) 14-28 units

Cottage Units 10-20 units

Flex Lots 26-40 units

Multifamily Units 56-150 units

Commercial Floor Area 25,000-36,000 square feet
Total Dwelling Units 172 -345 units
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Estimated Range of Development Phase 1 (Prelim. Dev. Plan, Proposed)

Village Lots (<4,600 sqg. ft.)

18-25 units, minimal change

Classic Lots (4,601-6,200 sg. ft.)

10-34 units, decrease

Grand Lots (6,201-9,999 sg. ft.)

4-10 units, decrease

Edge Lots (10,000+ sq. ft.)

18-26 units, minimal change

Cottage Units

10-20 units, same

Flex Lots

28-40 units, minimal change

Multifamily Units

170-190 units, increase

Commercial Floor Area

25,000-36,000 square feet, same

Total Dwelling Units

258-345 units, increase to
minimum, same for maximum

The Final Development Plan will include Phases 1 through 4 encompassing all area
west of Harborton Street, and Phase 6 to the northeast of Harborton Street near 40™

Street. The portion of the Final Development Plan in Wilder Phase 1 has been

completed, as reflected in the following table.

Estimated Range of Development (Final Dev. Plan, Existing)

Village Lots (<4,600 sqg. ft.)

16 units (12 complete)

Classic Lots (4,601-6,200 sq. ft.)

6 units (2 complete)

Grand Lots (6,201-9,999 sq. ft.)

10 units (3 complete)

Edge (10,000+ sq. ft.)

17 units (5 complete)

Cottage Units

20 units (10 complete)

Flex Lots

28 units (8 complete)

Multifamily Units

28 units

Commercial Floor Area

36,000 square feet (5,000 square
feet under construction)

Total Dwelling Units

125 units

Estimated Range of Development (Final Dev. Plan, Proposed)

Village Lots (<4,600 sq. ft.)

16 units (12 complete), same

Classic Lots (4,601-6,200 sq. ft.)

4 units (2 complete), decrease

Grand Lots (6,201-9,999 sq. ft.)

4 units (3 complete), decrease

Edge (10,000+ sq. ft.)

13 units (5 complete), decrease

Cottage Units

10 units (10 complete), decrease

Flex Lots

28 units (8 complete), same

Multifamily Units

170 units, increase

Commercial Floor Area

36,000 square feet (5,000 square
feet under construction), same

Total Dwelling Units

245 units, increase within app-
roved Prelim Dev. Plan range

Accessory Structures and Uses:

Accessory Dwelling Units (ADUs) are dwellings that will be permitted to accompany or
share lots and utilities with primary homes and can be a portion of the primary house; a
separate free-standing unit; or as a unit over a free-standing or attached garage.

Wilder Cgarﬁt;ﬁity -Master-PIan Development Applications Page 17

97



The addition of ADUs provides for more versatile living choices. ADUs are included in
the "Kit of Parts” (see Attachment H, page 47) and will provide a broader mix of housing
options to accommodate extended families, care givers, and smaller family sizes. They
may also create intergenerational living opportunities by providing a means for seniors,

relatives, or post-college children to live with their families in separate living quarters on
the same lot.

ADUs have been approved for all Village, Classic, Grand and Estate lots in Wilder Phase
1 (final platted as lots 1-7, 18-29, and 38-47) and Phases 2D and 3 ard-4. Approval
criteria were established per the City Planning Commission’s File #3-PD-10 Final Order
for Accessory Dwelling Units (ADUs) in Phase 1 of Wilder and Final Order for File #2-PD-
15 / 3-PD-15 / 1-SUB-15 for Phases 2D and 3 and-4:

» Phases: ADUs are limited to Wilder Phase 1, 2D and 3 ard4, and no more than
one ADU is permitted per lot.

* Three types of ADUs are to be permitted: as a portion of the primary house, as a
separate free-standing unit, or as a unit over a free-standing or attached garage.

* Size: ADUs are not to exceed 600 square feet or 50% of the area of the primary
house, whichever is less.

* Building Height: The height standards and limitations for ADUs will be that of the
zoning district in which they are located.

* Architecture: ADUs will be constructed with architecture that is compatible with
that of the primary structure.

* Density: ADUs do not count against the density limitations of the planned
development.

» Utility hook-ups: ADUs will share utility hook-ups with primary homes.

* Parking: An additional off-street parking space will be provided for each ADU
located on Edge lots. Not more than 10 ADUs are permitted for all other lots
within Wilder Phase 1 based upon the number of on-street parking spaces
currently available. In all future phases, additional ADUs will be permitted at a
rate of one unit for every two on-street parking spaces the applicant provides

within or immediately adjacent to the phase of development in which the ADU is
to be constructed.

ADUs are allowed as accessory uses throughout the Final Development Plan for Phases
1, 2D and 3 ard4 on all Village, Classic, Grand and Edge lots, at a ratio of no more than
one ADU for every two on-street parking spaces provided within or immediately adjacent
to the phase of development in which the ADU is constructed. The proposed maximum
ADUs per phase based on the available on-street parking spaces is as follows:

On-Street Parking | Maximum ADUs
Spaces Available* Allowed
Phase 1 n/a 10
Phase 2D 11 6
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Phase 3 15 8
Phase4 36 16
*See Sheets 3-5 of Appendix G for location of parking spaces.

Development Schedule and Phasing:

Phase 1 of Wilder has previously been approved as a multiphase development. The
applicant proposes four phases of development, broken into micro-phases, to complete
build-out of the portion of Phase 1 of Wilder west of Harborton, with three additional
phases for the portion of Phase 1 of Wilder north and east of Harborton.> Necessary

infrastructure will be completed with each phase. (See Phasing Plan, Sheet 2 of
Appendix G.)

* Phase 1: 40 lots, combination of single-family, flex lots, and cottage cluster
residential development. (Work begun 2009, and build-out substantially
complete. Remaining lots anticipated to be completed in 2016.)

» Phase 2A: Village Center commercial north. (Work begun 2015, anticipated
completion in 2018.)

* Phase 2B: Village Center apartments to be completed on two lots. The only off-
site infrastructure necessary for this phase is stormwater drainage through
Phases 2C and 2D to 44" Street, and easements for that purpose will be
recorded by the applicant prior to installation. Any necessary easements for
future utility connections for the benefit of Phase 2C will be recorded by the
applicant. 46" Street and Ellis Streets will provide access to Phase 2B; Harborton
Street, College Way, and a portion of Ellis Street are already completed. (Work to
begin 2016, anticipated completion 2018.)

* Phase 2C: Medium-density residential transition, 20 flex lots for row houses,
duplexes or micro-cottages. Rhase2E-wilHikely-follow-construction-of-Phase2B;

Extensions of Fleming and Geneva Streets will be constructed with this phase,
and will connect to 45™ and 46" Streets constructed with Phase 2D. Utilities will
be extended from Phases 2B and 2D. Any necessary easements will be recorded
with this phase. (Work to begin 2016, anticipated completion 2018.)

» Phase 2D: Six lots, single-family residential development on Village Lots. Phase
2D will follow similar timing to Phase 2C to provide moderately priced single-
family homes in Wilder. Access to the homes and garages will be via existing 44
Street, 45" Street and the section of Fleming Street connecting the two streets.
Utilities will connect to the existing lines in 44" Street. The phase will not be
dependent on any utility or roads proposed for Phases 2B or 2C. Any necessary
easements for utility connections for the benefit of Phase 2C will be put of record
by the appilicant. (Work to begin 2016, anticipated completion 2018.)

* Phases 2E and 2F: Village Center commercial south. Work will include extension
of Harborton Street to the edge of Phase 1 of Wilder. (Work to begin 2017,
anticipated completion 2025.)

3 Phases in Wilder are generally numbered based on geographic location rather than anticipated order of
construction. Final phase numbering will be determined at the time of final plat for each phase
consistent with the Lincoln County Assessor’s requirements.
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* Phase 3: Nine lots, single-family residential development. The pedestrian
connection in Tract “H" will be constructed and dedicated to the City with this
phase, as well as construction of 43™ Street and utility extensions to serve lots in
this phase. (Work to begin 2017, anticipated completion 2018.)

o Phase 4 2leb—slaglefarilresldertal developrersardsetngecuster
develepment. Multifamily clustered apartment development of 130 units on a
single parcel. The pedestrian path in Tract "G” will be constructed and dedicated
to the City with this phase. (Work to begin 2016, anticipated completion 2018.)

* Phase 5: A mix of single-family and multifamily development will be developed in
this phase, to be further detailed and broken into micro-phases in future
applications. (Phase 5 is not included in the final development plan with this
application; timing is not yet determined.)

* Phase 6: Multifamily development of 12 units on a single parcel. The phase will
be served by existing utilities in Harborton Street. (Work to begin 2017,
anticipated completion 2018.)

Parking:

Required parking is authorized to extend across zoning boundaries when provided on
the same lot or parcel as the proposed use. On-street spaces are allowed to count
against off-street parking requirements provided the spaces provided are within 200 feet
of the lot of parcel upon which the use is located. Parking ratios for all residential and
commercial uses will foliow those established in the Newport Municipal Code, with the
exception of a requested variance to the apartment parking ratio for multifamily

clustered apartments. The applicant proposes a 1.3 space per unit ratio for clustered
apartments in place of the NMC standard 1 space for the first four units and 1.5 spaces
for additional units, based on available access to multimodal transportation options in

Wilder. (See Appendix G, Sheet 3 for count of off-street and on-street parking spaces
by phase.)

Parking needs for student housing projects are generally lower than those for traditional
muiltifamily, as supported by parking data for other OSU projects. A full census survey
of OSU Corvallis students in 2013 determined that 30% of students had cars on campus
and 70% did not. Students at the Newport will be upperclassmen in the marine
sciences program, and data on those groups also describes a relatively low parking
demand. A 2014 Corvallis study that oversampled upperclassmen determined that 32%
of students had cars and 68% did not. The parking lot to serve 100 residential units at
OSU's Hatfield Marine Sciences Center provides 35 spaces, and faculty report that it is
on average two-thirds full. The relatively low demand for parking supports the request
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for a modest reduction to the parking requirement for multifamily clustered apartments.

As part of the Village Center commercial development, the applicant wilt has constructed
a private parking lot served by a private drive along the northern edge of the
commercial lots in Phase 2A whieh-will to provide shared parking to serve the
commercial development, supplementing on-street parking provided along SE Harborton
Street and College Way. The private parking lot is willbe located in prepesed Tract “1”
and managed by adjacent commercial property owners. The private drive will provide
two-way, east-west circulation with primary access from SE Harborton Street to access
90-degree perpendicular parking on both sides. The private drive will connect to a two-
way public street (Ellis Street) that provides secondary access to SE College Way and
extends north to provide access to multifamily units in Phase 2B.

Future Village Center commercial development in Phases 2E and 2F south of College
Way will also be served by private off-street parking lots combined with on-street
parking. Tract “J” will be a shared private parking lot to be managed by adjacent
commercial property owners in Phase 2E.

Parking for the Village Center apartments will be a mix of off-street and on-street
parking. Parking facilities will include a private off-street parking area accessible from a
public road looping around the north and west sides of the apartment lot. The parking
area will be divided down the middle to provide off-street parking to the two individual
apartment lots, with reciprocal access easements. The public road will be built to
modified Village Center roadway cross-sections added to the “Kit of Parts,” which
includes two-way circulation with angled parking on the apartment side of the street.
(See pages 14-15 of Appendix H.)

Parking for the Phase 4 clustered apartments will be provided in a private off-street
parking area accessible from Harborton Street. Similarly, a private off-street parking

area accessible from the opposite side of Harborton Street will provide parking for the
multifamily residential in Phase 6.

Shared parking for the cottage cluster in Phase 1 is provided on Tracts "D” and “F.” A

The applicant may use the Oregon Coast Community College (OCCC) parking areas as
shared, satellite parking for uses in the Village Center in Phases 2A, 2E and 2F,
particularly uses with concentrated use patterns outside of peak hours, such as a church
with a large Sunday morning parking demand. The OCCC parking lots are vacant at
certain times and days, particularly weekends. This arrangement will allow future uses in
the Village Center area to provide adequate parking for visitors, minimize construction of
new parking lots while maximizing use of existing lots, and take advantage of the unique
colocation of the Village Center and OCCC. Individual users will comply with the
requirements of NMC 14.14.080 and 14.14.090.E.3 to provide written permission from
the property owner (OCCC) and all other parking standards in NMC 14.14.

Parking lot design in all phases will follow the standards in NMC 14.14, with
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consideration of additional low-impact development techniques such as pervious
pavement and stormwater planter swales.

Landscaping:

A landscape plan has been previously approved that demonstrates how the site will be
landscaped in accordance with City standards, and an updated plan for Phases 4 and 6
is provided with this application showing how landscaping will buffer and enhance the
multifamily development. (See Appendix G, Sheet 19.) Sustainable native plantings
have been used where appropriate throughout the site to blend with the natural
landscape. Street trees and landscaped curb extensions are provided along all local
streets. Landscape curb-extensions will double as stormwater planter swales that
provide for a natural means to collect and treat run-off from the development.

Enhanced entry landscaping is proposed along both sides of Harborton at the northwest

corner of the site to screen parking areas in Phases 4 and 6 and to create a gateway to
Wilder.

An enhanced forest edge planting is also proposed along the east side of Harborton
Street. Grass and shrubs will be planted under the power lines and trees will be planted
beyond 75 feet. This will create a forested buffer or transition between the street and
the single-family residential areas to the east.

Lighting:

Artificial lighting used on site will be arranged and constructed to minimize direct glare
on adjoining property. Low-impact pedestrian scale lighting will be used throughout the
development and will be shielded where necessary. Street lighting is shown on Sheets
17-19 of Appendix G. Surface parking areas and associated parking lot lighting within
the Village Center area is oriented behind and to the side of buildings. This minimizes
the amount of artificial lighting that will glare onto adjoining properties. Retail and
monument sngns W|II be pedestrlan scale W|th I|m|ted Ilghtlng iFhe-Iew-dens’ey-neFEhem

: i : d ets; Parkmg
lot and bunldlnq I|ght|nq in Phase 4 assouated Wlth student housmq development will be

screened by vegetation buffers to prevent glare on Harborton, adjacent single-family
development to the south in Phase 3, or the adjacent property to the west.

Parks, Trails and Open Space:

Open space and recreation facilities include a neighborhood park, natural areas, and
nature and access trails.

A neighborhood park has been built within Tract “*A” north of 43" Street, and dedicated
to the City of Newport as Wilder Twin Park. The specific improvements within the park
have been finalized, approved through the City’s Park Department, and built. A
pedestrian connection through this park will link 42" Piace and 43™ Street, using Tract
“"H.” The connection will be built to neighborhood sidewalk standards with a 6-foot

paved width. The pedestrian connection will be constructed and dedicated to the City
with Phase 3 of the development.
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An open green space with a trail connecting to Mike Miller Park has been created on
Tract "B”. An open green space designated Tract “G,” adjacent to Tract “B,” will
accommodate an extension of the trail north from Tract “B” to Harborton Street. The
trail within Tract “G"” will be constructed and dedicated to the City with Phase 4 of the
development. The trail will continue the 5-foot-wide, soft-surface cross-section used for
natural trails in Tract "B."” (See “Kit of Parts,” page 29.) The applicant will explore

options to develop a connector trail from Phase 4 to connect to the trail across Tract
\\GII.

Tract *C" in Phase 1 has been built as a common open space owned in common by
cottage owners and provides a common “front lawn” for the cottage cluster. A-pew

Multifamily development in Phase 4 and 6 will incorporate open space such as patios,

balconies, play areas, green spaces, and potential trail connections for the enjoyment of
their respective residents.

Wilder has also created a temporary dog park and disc golf course for public use.

Street Design & Names:

Traffic will access the site via several proposed local streets and driveways connecting
from 40" Street and Harborton Street (two-lane Collector roadways) and College Way.
The Collector roadways, 40™ Street and Harborton Street, have been constructed from
US 101 east and south to College Way pursuant to prior approvals for the Planned
Development site. These streets constitute the northern part of a loop road system that
will ultimately connect to 50™ Street on the south and then west to US 101. The
remaining portion of the loop connecting to 50% Street will be constructed at full build-
out of the Master Plan providing secondary access to the site. In the mean time, the
southern part of the loop system has been constructed as a gravel access road for
emergency vehicles and construction vehicles only. The City has been granted access
easements to the southern part of the loop system.

The proposed development includes neo-traditional street designs that accommodate
multiple modes of transportation and create a “sense of place.” The streets are
generally narrower than streets found in conventional suburban neighborhoods and
feature integrated stormwater management systems, such as water quality swales
within planter areas, though they accommodate a 24-foot clear travel space in Phases
2C, 2D and 4 in compliance with recent City requirements. (See Decision for #2-PD-15
and #3-PD-15.) A variety of street types that have been approved include:

* Harborton Street will be extended south to the southeast boundary of Phase 1 of
Wilder with development of Phases 2E and 2F using the Main Street cross-
section from the “Kit of Parts,” identical to the cross-section used along
Harborton for one block north of College Way.

» Two modified Village Center Road types will be used along 46™ Street,
transitioning to Ellis Street to connect with College Way, which will provide two-
way travel, angle-in parking and sidewalks within the cross-section to connect
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between the commercial, high-density residential, and medium-density
residential uses in the community core. (See pages 14 and 15 of Appendix H.)

« The City-Mandated Neighborhood Local Road type with a travel width of 24 feet

will be used for 42™ Place, terminating in an Auto Court. (See page 67 of
Appendix H.)

o e Mandsted Ml 5 s e et SR
Appendix-:)

» A woonerf — which integrates the pedestrian environment, urban-scale storm
water planters, and vehicular parking — has been constructed within Fleming
Street between 43™ Street and 44™ Street, and will be extended south to 46™
Street. The “Kit of Parts” section allows flexible width for the woonerf section
along Fleming Street from 18 to 30 feet wide to accommodate on-street parking
and bio-swale plantings without compromising fire access. The section of
Fleming between 44" and 46™ Streets will be 24 feet wide with no on-street
parking. (See page 69 of Appendix H.)

* Dead-end streets terminate in Auto Courts featuring decorative pavement.

* Residential alleys are used along Geneva Street and Ellis Street in Phase 1;
Geneva Street is proposed to extend south to 46™ Street with Phase 2C. An alley
is also proposed along 45% Street. The Geneva Street and 45" Street alleys in
Phase 2C and 2D will be constructed to the Utility Alley standard added to the

“Kit of Parts,” which features hard surfacing and a 24-foot clear width. (See
page 68 of Appendix H.)

The previously approved “Kit of Parts” essentially creates an alternate set of street and
utility standards that replace the standards in NMC Chapter 13. As noted in NMC
13.05.105.A, the subdivision standards may be modified for a planned development.
The first version of the “Kit of Parts,” which illustrates these street components used
throughout the development, was introduced and approved as a concept for the
development throughout Wilder with #1-PD-07, including streets with narrower widths.
There have been several revisions to the Kit with subsequent approvals.

Several of the major streets identified on the plan have already been constructed. 40
Street, Harborton Street, and College Way have been constructed through the Phase 1
site per the previous approvals. The current design of 40% Street, Harborton Street, and
College Way, are consistent with previous approvals. 43™ Street, 44 Street, Ellis

Street, Fleming Street and Geneva Street have been constructed through Wilder Phase 1
per approvals.

Changes to the “Kit of Parts” including additional street sections with a minimum 24-foot

clear width were approved with #2-PD-15 and #3-PD-15 and required in Phases 2B, 2C,
2D and 3.

Street names within the development have been previously approved. Harborton Street
is the existing street that is part of the loop road system to the east of Hwy 101 that
begins with 40™ Street on the north and ends with 50%" Street on the south (and
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eventually 62™). Harborton Street is the longest stretch of the loop, running generally

north-south through the Village. Harborton Street is for the former name of South
Beach.

The streets that run perpendicular to Harborton Street are in numerical order, keeping
with the general system of street names in South Beach. Streets included in Phase 1
(completed) and Phases 2-3 4 (to be constructed):
42" place as necessary to accommodate the City’s Street Grid. It will terminate
in an auto court, and provide pedestrian access through the park to 43" Street.

* 43" Street as necessary to accommodate the City’s Street Grid. It terminates in
an auto court,

* 44" Street as necessary to accommodate the City’s Street Grid. It terminates at
the cottage cluster, where it intersects with Ellis Street.

« 45" Street as necessary to accommodate the City’s Street Grid. It provides a
connection between Fleming and Geneva Street.

* 46" Street as necessary to accommodate the City’s Street Grid. It terminates
where it intersects with a continuation of Ellis Street.

No public streets are proposed in Phases 4 and 6, which is already served by Harborton
Street.

The following streets do not intersect with Harborton Street: Ellis Street, Fleming Street,
and Geneva Street.

 Ellis Street is for Ellis Island and for Ellis Bell, the pen name of Emily Bronte,
author of Wuthering Heights.

» Fleming Street is for Alexander Fleming who discovered penicillin, and
epidemiologist Dr. David Fleming who served as State Epidemiologist of Oregon
as part of a regional and international career.

* Geneva Street is for Lake Geneva, Wisconsin and its namesake Geneva,

Switzerland, as well as the old telephone exchange in the Dorchester area of
Boston.

Traffic:

As part of the prior annexation of the site to the City, the City adopted Ordinance 1931
to address potential transportation impacts of Phase 1. Ordinance 1931 states that the
City will not issue building permits for land uses in the annexation territory, which
includes both the subject site and property abutting 40" Street owned by GVR
Investments, if they generate more than 180 peak hour trips (based on Saturday mid-
day peak hour in August). This “trip cap” limits the number of dwellings or commercial
floor area that can be constructed within Phase 1 of Wilder and the GVR Investment
Property based on the transportation improvements that are currently in place. When
additional traffic improvements are made pursuant to the Transportation Systems Plan
that is currently being updated, including the paving of Ash Street and the construction
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of a traffic signal at 40™ Street and Highway 101, the trip cap may be lifted allowing the
full range of development to occur within the site consistent with the Traffic Study
Transportation Planning Rule.

A traffic analysis was prepared in conjunction with the annexation of the Wilder site in
2007 demonstrates how the proposed development within Phase 1 can be
accommodated within the limitations of the trip cap.

Subsequently, the City, Lincoln County, and ODOT worked to establish an alternative
mobility standard for US 101 south of the Yaquina Bay Bridge which resulted in the
creation of increased transportation system capacity. The City reserved 403 trips from
the Trip Budget for properties in the annexation area, including 257 weekday PM peak
hour trips allocated to Wilder. The applicant will apply these reserved trips to
development in Phase 1 of Wilder covered by the Preliminary Development Plan, less
trips that have been used by approved development in Wilder Phase 1 and the coffee
shop in the Village Center. The total trip budget is 1,237 weekday PM peak hour trips
for the TAZ A in which Wilder is located; Wilder may use some of these trips for future
development, including Phase 1 of Wilder, in addition to the reserved trips.

Separate from the trips reserved for Wilder through the Trip Budget, Wilder has vested
232 weekday PM peak hour trips for forecasted development with previous approvals
based on the trip vesting standards in NMC 14.43.090(D). A portion of the vested trips
have already been allocated to development completed in Wilder Phase 1. When vested
trips are used, they are also counted against the Trip Budget reserved for Wilder. With
approval of this application, Wilder will tentatively have vested 313 weekday PM peak
hour trips for development within the Final Development Plan. Tentative weekday PM
peak hour vested trips break down by phase as follows:

Phase 1 40 (40 SFD)

Phase 2A 49 (33 for retail/restaurant bldg, 16 for 6,025
SF specialty retail on 2 pads)

Phase 2B 17 (28 apartments)

Phase 2C 20 (20 SFD)

Phase 2D 6 (SFD)

Phase 2E 28 (assumes 10,150 SF specialty retail on 4
pads)

Phase 2F 41 (assumes 15,000 SF specialty retail)

| Phase 3 9 (9 SFD)

Phase 4 22 (22 SFD) vested, to be increased to 81
(130 apartments) (proposed)

Phase 6 22 (7 for 12 apartments, 15 for 1,200 SF
daycare center) (proposed

Total 232 existing, 313 proposed

The vesting term previously approved for Wilder is 10 years, meaning these trips will be
vested through 2026. Additional trips for future phases of Wilder development will be
vested through amended planned development plans and tentative subdivision plan;
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additional PM peak hour trip capacity within TAZ Area “A” in which Wilder is located
(prior to approval of these modifications) is available first come, first served.

Utilities:
Adequate services are in place or will be made available at time of development of
Wilder as outlined within the infrastructure report that was prepared for the original

Preliminary Development Plan approval. Updated utility plans are included on Sheets
15-18 of Appendix G.

The major Collector roadway facilities that serve the development, 40" Street and
Harborton Street, have already been constructed through the site from Highway 101 to
College Way. A sidewalk on the north/east side of Harborton will be completed to serve
Phase 6. As shown in the updated Final Development Plan, various new public local
streets will be extended from the Collector to serve the neighborhoods within the site
consistent with the proposed circulation plan. (See Appendix F.)

Major utility facilities, including water and sewer lines, have also already been
constructed within 40" Street, Harborton Street, and College Way to serve Phase 1 of
Wilder and the Oregon Coast Community College campus. Utility plans illustrate how
these facilities will be further extended to serve development within the site, including
additional connections in Phase 2B to serve the two proposed lots, (See Sheets 15-18 of
Appendix G.) Stormwater facilities will also be constructed on site to collect and treat
run-off from impervious surfaces prior to being discharged to on-site drainage ways.
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IV. TENTATIVE SUBDIVISION PLAN

The applicant seeks to modify the tentative subdivision plan for Phase 1 of Wilder approved in
#1-SUB-15 and other previous approvals by adding a single lot each for Phases 4 and 6, and
creating two lots in Phase 2B from the single lot currently approved. (See Appendix G, Sheets
7-10.) All other provisions of the tentative subdivision plan for other phases remain unchanged,
and are not addressed in this application. The subject application for Phases 4 and 6 complies
with the procedures and submittal requirements for Tentative Subdivision Plan established in
Chapter 13.05 of the Newport Municipal Code as follows:

13.05.015 Streets.

13.05.015.A. Criteria for Consideration of Modifications to Street Design. As
identified throughout the street standard requirements, modifications may be allowed to the
standards by the approving authority. In allowing for modifications, the approving authority
shall consider modifications of location, width, and grade of streets in relation to existing and
planned streets, to topographical or other geological/environmental conditions, to public
convenience and safety, and to the proposed use of land to be served by the streets. The street
system as modified shall assure an adequate traffic circulation system with intersection angles,
grades, tangents, and curves appropriate for the traffic to be carried considering the terrain.

Where location is not shown in the Transportation System Plan, the arrangement of streets
shall either:

(a) Provide for the continuation or appropriate projection of existing principal streets in
surrounding areas; or

(b) Conform to a plan for the neighborhood approved or adopted by the Planning
Commission to meet a particular situation where topographical or other conditions make
continuance or conformance to existing streets impractical.

RESPONSE: An updated street circulation plan for Phase 1 of the Wilder Master Plan is
provided as part of the concurrent Preliminary Planned Development Modification application.

(See Appendix G.) The proposed circulation plan has been refined to accommodate grading,
utilities, and site layout for Phases 2B, 4 and 6.

No new roads are proposed to serve Phases 2B, 4 and 6. The Phase 2B lots will be served by
the existing SE Harborton Street, and the proposed 46" Street and Ellis Street. The
development in Phases 4 and 6 will take access from SE Harborton Street, an existing collector

constructed with previous phases of development, and will provide onsite circulation within the
phases through private drive aisles.

Natural features, such as steep topography, creeks, and wetlands, prevent any additional local
street connections to surrounding parcels through Phases 4 and 6.

13.05.015.B. Minimum Right-of-Way and Roadway Width. Unless otherwise
indicated on the development plan, the street right-of-way and roadway widths shall not be less
than the minimum width in feet shown in the following table:

| Tvpe of Street | Minimum Right-of-Way | Minimum Roadway Width |
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Width

Arterial, Commercial and 80 feet 44 feet
Industrial

Collector 60 feet 44 feet
Minor Street 50 feet 36 feet
Radius for turn-around at | 50 feet 45 feet
end of cul-de-sac

Alleys 25 feet 20 feet

Modifications to this requirement may be made by the approving authority where
conditions, particularly topography, geology, and/or environmental constraints, or the size and
shape of the area of the subdivision or partition, make it impractical to otherwise provide

buildable sites, narrower right-of-way and roadway width may be accepted. If necessary, slope
easements may be required.

RESPONSE: The previously approved Planned Development application for the site included a
“Kit of Parts” that identified typical neo-traditional street sections, including roadway and right-
of-way widths, for each unique street type that could be located within the Master Plan site.
(See Appendix H.) SE Harborton Street, which provides access to both Phases 4 and 6, has
already been constructed to approved “Kit of Parts” standards and approved engineering
drawings, with a 75-foot right-of-way and 24-foot roadway width. (See Appendix J, Detail 4.)
No new streets are planned with Phases 4 and 6, however, a 4-foot wide sidewalk will be

constructed along SE Harborton Street fronting Phase 6 within the existing right-of-way to
provide connectivity to the west.

In Phase 2B, 46" Street and Ellis Street will be built to approved standards for Village Center
Road sections. (See Appendix H, pages 14-15.) No changes to the roadways are proposed to

accommodate the creation of two lots in place of one lot; the two lots will continue to have
frontage on public streets.

13.05.015.C. Reserve Strips. Reserve strips giving a private property owner control
of access to streets are not allowed.

RESPONSE: This criterion is not applicable. There are no reserve strips proposed for the
subdivision.

13.05.015.D. Alignment. Streets other than minor streets shall be in alignment with
existing streets by continuations of their center lines. Staggered street alignment resulting in
"T" intersections shall leave a minimum distance of 200 feet between the center lines of streets
having approximately the same direction and, in no case, shall be less than 100 feet. If not

practical to do so because of topography or other conditions, this requirement may be modified
by the approving authority.

RESPONSE: This criterion is not applicable; the applicant does not propose any new streets

creating any new alignments in Phases 4 and 6 and 46™ and Ellis Street alignments have
already been approved.

13.05.015.E. Future Extensions of Streets. Proposed streets within a land division
shall be extended to the boundary of the land division. A turnaround if required by the Uniform
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Fire Code will be required to be provided. If the approval authority determines that it is not
necessary to extend the streets to allow the future division of adjoining land in accordance with
this chapter, then this requirement may be modified such that a proposed street does not have

to be extended to the boundary of the land division.

RESPONSE: As described above, the collector roadway that serves the site, identified
as Harborton Street, has already been constructed through Phase 1 of the Wiider Master Plan
site south to College Way and will be extended south to the boundary of the Planned
Development. Harborton Street transitions to 40™ Street in the north of the Planned
Development, which extends across the development’s western boundary running east-west to
intersect with Highway 101. No new streets are proposed within Phases 4 and 6 that would
require additional extensions. In Phase 2B, 46™ and Eliis Streets have been approved, with Ellis
Street continuing to the south to comment with College Way.

3-2-2.030. Intersection Angles.
1. Streets shall be laid out to intersect at right angles.

2. An arterial intersecting with another street shall have at least 100 feet of tangent
adjacent to the intersection.

3. Other streets, except alleys, shall have at least 50 feet of tangent adjacent to the
intersection.

4. Intersections which contain an acute angle of less than 80 degrees or which include an
arterial street shall have a minimum corner radius sufficient to allow for a roadway
radius of 20 feet and maintain a uniform width between the roadway and the
right-of-way line.

5. No more than two streets may intersect at any one point.

6. Ifitis impractical due to topography or other conditions that require a lesser angle, the
requirements of this section may be modified by the approval authority. In no case shall

the acute angle in Subsection F.1. be less than 80 degrees unless there is a special
intersection design.

RESPONSE: This criterion is not applicable; no new streets are proposed.

13.05.015.G. Half Street. Half streets are not allowed. Modifications to this
requirement may be made by the approving authority to allow half streets only where essential
to the reasonable development of the land division, when in conformity with the other
requirements of these regulations and when the city finds it will be practical to require the
dedication of the other half when the adjoining property is divided. Whenever a half street is
adjacent to a tract property to be divided, the other half of the street shall be provided.

RESPONSE: This criterion is not applicable. The proposed subdivision does not include any
half-street improvements.

13.05.015.H Sidewalks. Sidewalks in conformance with the city’s adopted sidewalk
design standards are required on both sides of all streets within the proposed land division and
are required along any street that abuts the land division that does not have sidewalk abutting
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the property within the land division. The city may exempt or modify the requirement for
sidewalks only upon the issuance of a variance as defined in the Zoning Ordinance.

RESPONSE: On Harborton Street, a 12-foot wide multiuse path has been constructed on the
south/west side of the street that serves Phase 4 and provides adequate pedestrian circulation
for both sides of the street. An additional sidewalk will be constructed on the north/east side of
Harborton along the Phase 6 frontage to provide a direct pedestrian connection from the
multifamily residential development to connect with an existing sidewalk along the north side of
40" Street to the west at Chestnut Street. Future pedestrian connectivity to the south will be
developed with plans for Phase 5 and may include alternative connections such as an off-street
trail. Sidewalks will be constructed along 46™ and Ellis Streets in Phase 2B consistent with
approved Village Center roadway cross-sections. Sidewalks are supplemented with muitiuse
pathways and nature trails to enhance pedestrian connectivity throughout Wilder.

13.05.015.1. Cul-de-Sac. A cul-de-sac shall have a maximum length of 400 feet and
serve building sites for not more than 18 dwelling units. A cul-de-sac shall terminate with a
circular turn-around meeting minimum Uniform Fire Code requirements. Modifications to this
requirement may be made by the approving authority. A pedestrian or bicycle way may be
required by easement or dedication by the approving authority to connect from a cul-de-sac to
a nearby or abutting street, park, school, or trail system to allow for efficient pedestrian and
bicycle connectivity between areas if a modification is approved and the requested easement or
dedication has a rational nexus to the proposed development and is roughly proportional to the
impacts created by the proposed land division.

RESPONSE: This criterion is not applicable; no cul-de-sacs are proposed in Phases 2B, 4 and 6.

13.05.015.]. Street Names. Except for extensions of existing streets, no street name
shall be used which will duplicate or be confused with the name of an existing street. Street
names and numbers shall conform to the established pattern in the city, as evident in the
physical landscape and described in City of Newport Ordinance No. 665, as amended.

RESPONSE: Street names in Wilder Phase 1 have been previously approved by the Planning
Commission and no changes are proposed. Ellis, Fleming, Geneva and Harborton Streets will
continue through the development, and numbered streets will be named consistent with the

established pattern in the city. The street names are identified on the plat. (See Appendix G,
Sheets 7-10.)

13.05.015.K. Marginal Access Streets. Where a land division abuts or contains an
existing or proposed arterial street, the Planning Commission may require marginal access
streets, reverse frontage lots with suitable depth, screen planting constrained in a nonaccess
reservation along the rear or side property line, or other treatment necessary for adequate
protection of residential properties and to afford separation of through and local traffic.

RESPONSE: This criterion is not applicable. The proposed land division does not abut or
contain an existing or proposed arterial street.

3-2-2.060. Alleys. Alleys shall be provided in commercial and industrial districts. If
other permanent provisions for access to off-street parking and loading facilities are provided,
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the approving authority is authorized to modify this provision if a determination is made that
the other permanent provisions for access to off-street parking and loading facilities are

adequate to assure such access. The corners of alley intersections shall have a radius of not
less than 12 feet.

RESPONSE: This criterion is not applicable; no alleys are proposed within Phases 2B, 4 and 6,
which are proposed for residential use. Off-street parking in Phases 4 and 6 will be accessed
directly from Harborton Street and served with private drive aisles. Off-street parking in Phase
2B will be accessed from 46™ Street.

13.05.020 Blocks.

13.05.020.A. General. The length, width, and shape of blocks for non-residential
subdivisions shall take into account the need for adequate building site size and street width,
and shall recognize the limitations of the topography.

RESPONSE: Not applicable; no non-residential development is proposed with Phases 2B, 4
and 6.

13.05.020.B. Size. No block shall be more than 1,000 feet in length between street
corners. Modifications to this requirement may be made by the approving authority if the street
is adjacent to an arterial street or the topography or the location of adjoining streets justifies
the modification. A pedestrian or bicycle way may be required by easement or dedication by the
approving authority to allow connectivity to a nearby or abutting street, park, school, or trail
system to allow for efficient pedestrian and bicycle connectivity between areas if a block of
greater than 1,000 feet if a modification is approved and the requested easement or dedication
has a rational nexus to the proposed development and is roughly proportional to the impacts
created by the proposed land division.

RESPONSE: Block lengths in excess of 1,000 feet are not proposed.

13.05.025 Easements.

13.05.025.A. Utility Lines. Easements for sewers and water mains shall be dedicated
to the city wherever a utility is proposed outside of a public right-of-way. Such easements must
be in a form acceptable to the city. Easements for electrical lines, or other public utilities outside
of the public right-of-way shall be dedicated when requested by the utility provider. The
easements shall be at least 12 feet wide and centered on lot or parcel lines, except for utility
pole tieback easements, which may be reduced to six (6) feet in width.

Wilder Community Master Plan Development Applications Page 32

112



RESPONSE: Easements for sewer and water mains, public utilities and electrical lines outside
of the public right-of-way will be provided within the subdivision plat per the above
requirements. Public sewer, water and drainage easements will be provided in Phases 4 and 6
based on location of utilities and fire hydrants as needed; easements will be in a form
acceptable to the city. A 75-foot-wide easement for the electrical lines on the northeast side of
Harborton Street has already been recorded, and will be maintained with development of Phase
6. No sewers or water mains are proposed outside of public right-of-way in Phase 2B; a
drainage easement along the property line running through the parking lot will be recorded.

13.05.025.8B. Utility Infrastructure. Utilities may not be placed within one foot of a
survey monument location noted on a subdivision or partition plat.

RESPONSE: Utilities will not be placed within one foot of a survey monument location. Final
utility locations will be provided in future construction plan submittals to the City.

13.05.025.C. Water Course. If a tract is traversed by a water course such as a
drainage way, channel, or stream, there shall be provided a storm water easement or drainage
right-of-way conforming substantially to the lines of the water course, and such further width as

will be adequate for the purpose. Streets or parkways parallel to the major water courses may
be required.

RESPONSE: Stormwater drains through the site in existing stormwater systems, roadside
swales, and natural low spots in undeveloped areas. There are no significant water bodies or
water courses identified within the Wilder site except for two small wetlands. The small
wetland in Phase 4 will be filled. The small wetland in Phase 6 will be retained. Phase 4
stormwater will be routed in a public storm drain from Harborton Street to an existing drainage
way to the south of Phase 4; the storm drain system will be located within a public easement,

either a stand-along storm water easement of combined with water and sewer easements in
Phase 4.

13.05.030 Lots and Parcels.

13.05.030.A. Size. The size (including minimum area and width) of lots and parcels
shall be consistent with the applicable lot size provisions of the Zoning Ordinance, with the
following exception:

(a) Where property is zoned and planned for business and industrial use, other
widths and areas may be permitted at the discretion of the Planning Commission. Depth and
width of properties reserved or laid out for commercial and industrial purposes shall be

adequate to provided for the off-street service and parking facilities required by the type of use
and development contemplated.
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RESPONSE: R-3 zoning is proposed for both Phases 4 and 6, to facilitate multifamily
development. Phase 4, Lot 1 will total 5.08 acres and Phase 6, Lot 1 will total 1.78 acres,
satisfying the 5,000 SF minimum requirement for the R-3 zone. Phase 2B is also zoned R-3,
and Lot 27 will total 13,623 SF and Lot 28 will total 20,746 SF, meeting the minimum standard.

13.05.030.B. Street Frontage. Each lot and parcel shall possess at least 25 feet of
frontage along a street other than an alley.

RESPONSE: Both lots proposed for Phases 4 and 6 will have in excess of 25 feet of frontage
along Harborton Street. Lot 27 in Phase 2B will have in excess of 25 feet of frontage along

Harbroton Street and 46™ Street, and Lot 28 will have sufficient frontage along 46" and Ellis
Streets.

13.05.030.C. Through Lots and Parcels. Through lots and parcels are not allowed.
Modifications may be made by the approving authority where they are essential to provide
separation of residential development from major traffic arteries or adjacent nonresidential
activities or to overcome specific disadvantages of topography and orientation. The approving
authority may require a planting screen easement at least 10 feet wide and across which there
shall be no right of access. Such easement may be required along the line of building sites
abutting a traffic artery or other incompatible use.

RESPONSE: No through lots or parcels are proposed with these phases.

13.05.030.D. Lot and Parcel Side Lines. The side lines of lots and parcels shall run
at right angles to the street upon which they face, except that on curved streets they shall be
radial to the curve. Modifications to this requirement may be made by the approving authority
where it is impractical to do so due to topography or other conditions or when the efficient
layout of the land division has the lines running as close to right angles (or radial) as practical.

RESPONSE: The proposed lot lines in Phase 2B run at right angles to Harborton Street on the
north and south edges of the lots. The proposed lot lines in Phases 4 and 6 run at right angles
to Harborton Street on the west edge of the lots. On the eastern edge of the lots in Phases 4
and 6, the lot lines run near to radial while accommodating significant topographical changes.

The eastern side line of Tract “G" in particular is shaped by a steep ravine in between Phases 4
and 3, and sited to accommodate a public nature trail.

13.05.030.E. Special Setback Lines. All special building setback lines, such as those
proposed by the applicant or that are required by a geological report, which are to be
established in a land division, shall be shown on the plat, or if temporary in nature, shall be
included in the deed restrictions.

RESPONSE: This criterion is not applicable. There are no special setback lines proposed.

13.05.030.F. Maximum Lot and Parcel Size. Proposed lots and parcels shall not
contain square footage of more than 175% of the required minimum lot size for the applicable
zone. Modifications to this requirement may be made by the approving authority to allow
greater square footage where topography or other conditions restrict further development
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potential or where the layout of the land division is designed and includes restrictions to provide
for extension and opening of streets at intervals which will permit a subsequent division into
lots or parcels of appropriate size for the applicable zone designation.

RESPONSE: The lots in Phases 2B, 4 and 6 are larger than 175% of the required minimum lot

size in order to accommodate multifamily development at densities consistent with the R-3
zone.

The area to the east of Harborton is proposed as an oversized remainder lot. This lot will
ultimately be re-platted as part of full build-out of Phase 1 of Wilder. As part of the Preliminary
Planned Development application, the applicant has prepared a land use concept plan that
demonstrates how these lots could be re-platted in the future consistent with City standards as
permitted through a Planned Development. (See Appendix F.)

13.05.030.G. Development Constraints. No lot or parcel shall be created with more
than 50% of its land area containing wetlands or lands where the city restricts development to
protect significant Statewide Land Use Planning Goal 5 or Goal 17 resources, except that areas

designated as open space within a land division may contain up to 100% of a protected
resource. (...)

RESPONSE: Lot 1 of Phase 4 contains a small wetland totaling 2,053 SF, or less than 1% of
the lot; the wetland will be filled and mitigated with development. Lot 1 of Phase 6 includes a
small wetland totaling 1,548 SF, or approximately 2% of the lot, and will be protected with
development. Tract “G" in Phase 4 is designated as open space and includes steep slopes and

ravines. (See Sheet 16 of Appendix G.) There are no wetlands or other resources in the
proposed Phase 2B lots.

13.05.030.H. Lots and Parcels within Geological Hazard Areas. Each new
undeveloped lot of parcel shall include a minimum 1,000 square foot building footprint within
which a structure could be constructed and which is located outside of active and high hazard
zones and active landslide areas (See Section 2-4-7 of the Zoning Ordinance for an explanation
of hazard zones). New public infrastructure serving a lot or parcel shall similarly be located
outside of active and high hazard zones and active landslide areas.

RESPONSE: All of Phase 1 of Wilder is located outside of Geologic Hazard Areas as mapped by

the City of Newport (see Map C2 of City’s Geologic Hazards Map prepared June 17, 2011); this
criterion does not apply.

13.05.035 Public Improvements.

Public Improvement Procedures. In addition to other requirements, public improvements
installed by a developer that is dividing land, whether required or voluntarily provided, shall

comply with this chapter, and with any public improvement standards or specifications adopted
by the city. The following procedure shall be followed:

13.05.035.A. Improvement work, including excavation in the excess of 100 cubic
yards, shall not be commenced until plans have been checked for adequacy and approved by
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the city. To the extent necessary for evaluation of the proposal, the plans shall be required
before approval of the tentative plan of a subdivision or partition.

RESPONSE: Engineering plans will be submitted to the city prior to construction of any public
improvements.

13.05.035.B. Improvement work shall not commence until after the city is notified,

and, if work is discontinued for any reason, it shall not be resumed until after the city is
notified.

RESPONSE: The applicant will notify the city before commencing improvement work.

13.05.035.C. Public improvements shall be constructed under the inspection and to the
satisfaction of the city engineer. The city may require change in typical sections and details in
the public interest if unusual conditions arise during construction to warrant the change.

RESPONSE: The applicant will construct the improvements under the inspection and to the
satisfaction of the city engineer.

13.05.035.D. Underground utilities, sanitary sewers, and storm drains installed in
streets shall be constructed prior to the surfacing of the streets. Stubs for service connection for

underground utilities and sanitary sewers shall be placed to allow future connections without
disturbing the street improvements.

RESPONSE: Utilities in Phases 4 and 6 will connect to stubs already placed in Harborton
Street. Connections to existing utility stubs will be coordinated to minimize re-surfacing of

Harborton Street. Utilities in Phase 2B will be constructed prior to construction of 46™ Street.
(See Appendix G, Sheet 17 for Utility Plan.)

13.05.035.E. A map showing public improvements as built shall be filed with the city
upon completion of the improvements.

RESPONSE: The applicant will file as-built plans with the city.

13.05.035.F. Public improvements shall not be commenced until any appeals of the
subdivision approval are resolved.

RESPONSE: The applicant will abide by this requirement.

13.05.040 Public Improvement Requirements.

13.05.040.A. The following public improvements are required for all land divisions,
except where a subdivision plat is reconfiguring or establishing rights-of-way for future public
streets:

1. Streets. All streets, including alleys, within the land division, streets adjacent but
only partially within the land divisions, and the extension of land division streets to the
intersecting paving line of existing streets with which the land division streets intersect, shall be
graded for the full right-of-way width. The roadway shall be improved to a width of 36 feet or
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other width as approved by the approval authority by excavating to the street grade,
construction of concrete curbs and drainage structures, placing a minimum of six inches of
compacted gravel base, placement of asphaltic pavement 36 feet in width or other width as
approved by the approval authority and approximately two inches in depth, and doing such
other improvements as may be necessary to make an appropriate and completed improvement.
Street width standards may be adjusted as part of the tentative plan approval to protect natural
features and to take into account topographic constraints and geologic risks.

RESPONSE: The streets serving Phases 4 and 6 have already been constructed and extended
through the development, including the minimum width required for the applicable “Kit of Parts”
street sections approved for use in Wilder. SE Harborton Street will be completed with a 4-foot
wide sidewalk on the north/east side of the street along the Phase 6 frontage with this
development. Harborton Street fronting Phase 2B has also been completed, and 46" and Ellis

Streets fronting the lots in Phase 2B will be constructed to the approved Village Center cross-
sections with development of this phase.

2. Surface Drainage and Storm Sewer System. Drainage facilities shall be provided
within the land division and to connect the land division drainage to drainage ways or storm
sewers outside the land division. Design of drainage within the land division shall take into
account the capacity and grade necessary to maintain unrestricted flow from areas draining
through the land division and to allow extension of the system to serve such areas.

RESPONSE: As illustrated in the utility plan, drainage facilities are proposed within the
subdivision to connect the subdivision to drainage ways outside the subdivision in accordance
with City standards. (See Appendix G, Sheets 15-18.) Phase 4 storm water will be routed in a
public storm drain from Harborton Street to the existing drainage way south of Phase 4. Phase
2B storm water will be collected in a drainage way along the proposed lot line down the middle
of the parking lot shared by both lots through an easement, draining to 46™ Street.

3. Sanitary Sewers. Sanitary sewers shall be installed to serve each lot or parcel in
accordance with standards adopted by the City, and sewer mains shall be installed in streets as
necessary to connect each lot or parcel to the city’s sewer system.

RESPONSE: A sewer main is already installed in Harborton Street and will provide service to
the development in Phases 4 and 6. A sewer main is planned along 46 Street which will
provide service to the two lots in Phase 2B. As illustrated in the utility plan, sanitary sewers will

be installed to serve each lot in accordance with standards adopted by the City. (See Appendix
G, Sheets 15-18.)

4. Water. Water mains shall be installed to allow service to each lot or parcel and to
allow for connection to the city system, and service lines or stubs to each lot shall be provided.
Fire hydrants shall be installed as required by the Uniform Fire Code. The city may require that

mains be extended to the boundary of the land division to provide for future extension or
looping.

RESPONSE: A water main is already installed in Harborton Street and will provide service to
the development in Phases 4 and 6. A water main is planned along 46™ Street which will
provide service to the two lots in Phase 2B. As illustrated in the utility plan, water mains and
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fire hydrants will be installed to serve each lot in accordance with standards adopted by the
City. (See Appendix G, Sheets 15-18.)

5. Sidewalks. Required sidewalks shall be constructed in conjunction with the street
improvements except as specified below:

a. Delayed Sidewalk Construction. If sidewalks are designed contiguous with the
curb, the subdivider may delay the placement of concrete for the sidewalks by
depositing with the city a cash bond equal to 115 percent of the estimated cost of the
sidewalk. In such areas, sections of sidewalk shall be constructed by the owner of each
lot as building permits are issued. Upon installation and acceptance by the city engineer,
the land owner shall be reimbursed for the construction of the sidewalk from the bond.
The amount of the reimbursement shall be in proportion to the footage of sidewalks
installed compared with the cash bond deposited and any interest earned on the
deposit.

b. Commencing three (3) years after filing of the final plat, or a date otherwise
specified by the city, the city engineer shall cause all remaining sections of sidewalk to
be constructed, using the remaining funds from the aforementioned cash bond. Any
surplus funds shall be deposited in the city’s general fund to cover administrative costs.
Any shortfall will be paid from the general fund.

c¢. Notwithstanding the above, a developer may guarantee installation of required
sidewalks in an Improvement Agreement as provided in Section 13.05.090(C).

RESPONSE: SE Harborton Street has been constructed consistent with approved construction
drawings including a 12-foot-wide multiuse path along the south/west side of Harborton Street
which will serve Phases 2B and 4. A sidewalk will be constructed along the north/east side of
Harborton Street fronting Phase 6 to provide a direct pedestrian connection to the west.

Sidewalks will be constructed along 46™ and Ellis Streets with Phase 2B. (See Appendix G,
Sheets 4 and 5.)

13.05.040.B. All public improvements shall be designed and built to standards adopted
by the city. Until such time as a formal set of public works standards is adopted, public works
shall be built to standards in any existing published set of standards designated by the city
engineer for the type of improvement. The city engineer may approve designs that differ from
the applicable standard if the city engineer determines that the design is adequate.

RESPONSE: Public improvements will be designed and built to city standards or approved
standards in the “Kit of Parts.”

13.05.040.C. Public improvements are subject to inspection and acceptance by the
city. The city may condition building or occupancy within the land division on completion and
acceptance of required public improvements.
RESPONSE: The applicant will abide by this requirement.

13.05.045 Adequacy of Public Facilities and Utilities (Electric and Phone)

13.05.045.A. Tentative plans for land divisions shall be approved only if public facilities
and utilities (electric and phone) can be provided to adequately service the land division as
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demonstrated by a written letter from the public facility provider or utility provider stating the

requirements for the provision of public facilities or utilities (electric and phone) to the proposed
land division.

RESPONSE: The Pioneer Telephone Cooperative and Central Lincoln PUD have confirmed
that they can provide service for the proposed subdivision. (See Appendix E.)

13.04.045.B. For public facilities of sewer, water, storm water, and streets, the letter
must identify the:

1. Water main sizes and locations, and pumps needed, if any, to serve the land
division.

2. Sewer mains sizes and locations, and pumping facilities needed, if any, to serve
the land division.

3. Storm drainage facilities needed, if any, to handle any increased flow or
concentration of surface drainage from the land division, or detention or retention
facilities that could be used to eliminate need for additional conveyance capacity,
without increasing erosion or flooding.

4. Street improvements outside of the proposed development that may be needed to
adequately handle traffic generated from the proposed development.

RESPONSE: The City provided a letter on September 18, 2015, identifying the utilities serving
Wilder generally and their adequacy for the Planned Development as proposed in #2-PD-15 and
#3-PD-15. (See Appendix E.) The modifications proposed with this application do not change
the total amount and intensity of proposed development, which remains consistent with the

previously approved Planned Development, and can be served by public facilities as verified in
the 2015 letter.

13.05.050 Underground Utilities and Service Facilities.

13.05.050.A. Undergrounding. All utility lines within the boundary of the proposed
land divisions, including, but not limited to, those required for electric, telephone, lighting, and
cable television services and related facilities shall be placed underground, except
surface-mounted transformers, surface-mounted connection boxes and meter cabinets which
may be placed above ground, temporary utility service facilities during construction, high
capacity electric and communication feeder lines, and utility transmission lines operating at
50,000 volts or above. The subdivider shall make all necessary arrangements with the serving
utility to provide the underground service.

RESPONSE: All utility facilities within the subdivision will be designed in accordance with this
standard. The main Central Lincoln PUD transmission lines through South Beach will be located
above ground within a 75-foot right-of-way along the north/east side of Harborton Street.

13.05.050.B. Non-City-Owned Utilities. As part of the application for tentative land
division approval, the applicant shall submit a copy of the preliminary plat to all non-city-owned
utilities that will serve the proposed subdivision. The subdivider shall secure from the
non-city-owned utilities, including but not limited to electrical, telephone, cable television, and
natural gas utilities, a written statement that will set forth their extension policy to serve the
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proposed land division with underground facilities. The written statements from each utility shall
be submitted to the city prior to the final approval of the plat for recording.

RESPONSE: The Pioneer Telephone Cooperative and Central Lincoln PUD have confirmed
that they can provide service for the proposed subdivision. (See Appendix E.)

13.05.055 Street Lights.

Street lights are required in all land divisions where a street is proposed. The city may
adopt street light standards. In the absence of adopted standards, street lights shall be place in

new land divisions to assure adequate lighting of streets and sidewalks within and adjacent to
the land division.

RESPONSE: There are already street lights installed along Harborton Street to serve Phases 4
and 6 consistent with approved construction drawings; no new street lights are proposed with
this application. Proposed street light locations along 46™ and Ellis Streets were reviewed and
approved with previous applications. (See Sheets 15-18, Appendix G and Appendix J.)

13.05.060 Street Signs

Street name signs, traffic control signs and parking control signs shall be furnished and
installed by the city.

RESPONSE: As required, street signs, traffic control signs and parking control signs will be
furnished and installed by the City Street Department.

13.05.065 Monuments

Upon completion of street improvements, monuments shall be reestablished and
protected in monument boxes at every street intersection and all points of curvature and points
of tangency of street center lines.

RESPONSE: The applicant shall reestablish and protect monuments as required.

13.05.090 Final Plat Requirements for Land Divisions Other than Minor Replats or
Partitions.

13.05.090.A. Submission of Final Plat. Within two years after tentative plan
approval, such other time established at the time of tentative plan approval, or extensions
granted under this chapter, the owner and/or applicant (collectively referred to as the
“developer”) shall cause the land division to be surveyed and a final plat prepared. If the
developer elects to develop the land division in phases, final plats for each phase shall be
completed within the time required (e.g. Phase I completed within two years, Phase II
completed within the next two years, etc.). The final plat shall be in conformance with the

approved tentative plan, this chapter, ORS Chapter 92, and standards of the Lincoln County
Surveyor.

RESPONSE: As previously conditioned in #1-SUB-09, the developer shall have up to four
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years to submit the final plat for the initial phase of development and an additional four years
for each subsequent phase of development included in the tentative subdivision plan.
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V. PRELIMINARY DEVELOPMENT PLAN MAJOR MODIFICATION FOR PHASE 1
(NMC 14.35)

This application addresses only modifications to the Preliminary Development Plan for Phase 1

of Wilder proposed for Phases 2B, 4 and 6. All other aspects of the plan were approved in #2-
PD-15 and previous applications.

14.35.020. Permitted Uses. An approved planned development permit may only
include those uses permitted outright or conditionally in the underlying district. (...)

RESPONSE: The applicant proposes uses permitted both outright and conditionally. In the C-

1 commercial zone, the following uses have been approved, as defined by the Newport
Municipal Code:
* Retail sales and services, excluding bulk retail
e Community services, including churches
* Hotels
* Offices
* Educational institutions
* Day care facilities
* Housing over commercial including live-work units

The applicant proposes single-family and two-family residential uses in the R-2 zone, and
single-family, two-family and muitifamily uses in the R-3 zone. With this application, the
applicant also proposes to allow Day Care Facilities with accessory Community Service uses
such as personal development education, counseling, and distribution of donations to clients as
outright permitted uses; they are permitted conditionally in the R-3 zone.

Parks and trails are proposed in all zones of the Planned Development.

14.35.030. Accessory Uses in Planned Development. In addition to the accessory
uses typical for the primary or conditional uses authorized, accessory uses approved as part of
a planned development may include the following uses:

A. Golf courses.

B. Private parks, lakes or waterways.

C. Recreation areas.

D. Recreation buildings, clubhouses or social halls.

E. Other accessory structures that the Planning Commission finds are designed to serve

primarily the residents of the planned development and are compatible to the design of the
planned development,

RESPONSE: Accessory dwelling units have previously been approved for Phases 1, 2D and 3
in Wilder, but are not proposed for Phases 4 and 6. No other accessory uses are proposed
other than those customary for the primary and conditional uses.

14.35.070. Criteria for Approval of a Preliminary Development Plan. The
approval authority may approve an application for a Preliminary Development Plan when it finds
that the application complies with the following criteria:
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14.35.070.A. Size of the Planned Development Site.

1. A planned development shall be on a tract of land of at least two acres in low density
residential areas, or;

RESPONSE: The total area for Phase 1 of Wilder is approximately 60 acres, including
rights-of-way and areas that have been previously developed. The planned
development includes a mix of low density, high density and commercial areas; the low-
density area exceeds the two-acre minimum.

2. A planned development may be allowed on any size tract of land in high density
residential areas if:

a. An unusual physical or topographic feature of importance to the people of the
area or the community as a whole exists on the site or in the neighborhood,
which can be conserved and still leave the land owner equivalent use to the land
by the use of a planned development,

b. The property or its neighborhood has a historical character of importance to the
community that will be protected by the use of a planned development,

C. The property is adjacent to or across a street from property that has been
developed or redeveloped under a planned development, and a planned

development will contribute to the maintenance of the amenities and values of
the neighboring development.

RESPONSE: The planned development includes a mix of low density, high density and
commercial areas. The South Beach Neighborhood Plan requires that the subject site be

developed through a Master Plan process, such as that provided through the Planned
Development process.

14.35.070.B. Dimensional and Bulk Standards.

1. The minimum lot area, width, frontage, and yard requirements otherwise applying to
individual buildings in the zone in which a planned development is proposed do not
apply within a planned development,

RESPONSE: The applicant previously received approval for modifications to the
minimum lot area, minimum lot widths, and setbacks required for lots within the R-2, R-
3, and C-1 zoning districts for each development type. See pages 13-14 for approved
dimensional standards. No further modifications are requested with this application.

2. If the spacing between main buildings is not equivalent to the spacing, which would
be required between buildings similarly developed under this Ordinance on separate
parcels, other design features shall provide light, ventilation, and other characteristics
equivalent to that obtained from the spacing standards.

RESPONSE: As previously proposed, design features will be incorporated into the
development that provide light, ventilation, and other characteristics equivalent to that
obtained from the spacing standards. The design features of the development are
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identified in the attached “Kit of Parts” and include such things as buildings with multi-
planed sloped roofs, porches, balconies, variations in materials and colors, use of natural
materials to blend with the surroundings, large shared common green spaces, etc.

3. Buildings, off-street parking and loading facilities, open space, landscaping, and
screening shall provide protection outside the boundary lines of the development
comparable to that otherwise required of the development in the zone.

RESPONSE: Buildings, off-street parking and loading facilities, open space,
landscaping, and screening will provide protection outside the boundary lines of the
development comparable to that otherwise required of the development in the zone.

The proposed residential areas of the site are shielded/buffered from adjacent property
to the north, west, and east by steep ravines and dense existing vegetation. Each lot
will be fully landscaped, and street trees are provided along all streets, which will
provide another level of buffering.

The Village Center area abuts the Oregon Community College (OCCC) campus, a non-
residential use, to the south and west. The proposed buildings, proposed landscaping,
and existing vegetation will provide a level of screening from the OCCC campus.

Furthermore, the surface parking areas within the Village Center area, which will serve
apartments, commercial and mixed-use buildings, are located behind or to the side of
buildings rather than between buildings and adjacent streets and off-site properties.
This greatly limits noise and glare from vehicles and parking lot lighting relative to
adjoining properties. There will not be any bright or noisy loading docks for large
trucks, given the small-scale operation of the retail being proposed.

The off-street parking areas in Phases 4 will be screened with a mixture of topographic
changes, landscaping buffers, and location of facilities primarily to the sides of buildings.
In Phase 6, the parking area will be located in front of the buildings to comply with the
terms of the PUD easement along the parcel, which prohibits any permanent structures
within the easement and allows parking. Landscaping will be provided in Phase 6
between the parking area and Harborton Street to minimize the visual impacts;
consistent with the terms of the easement, landscaping will consist of grass and shrubs
rather than trees that could interfere with the electric lines. (See Appendix G, Sheet 19
for landscaping plan for Phases 4 and 6.)

4. The maximum building height shall, in no event, exceed those building heights
prescribed in the zone in which the planned development is proposed, except that a
greater height may be approved if surrounding open space within the planned
development, building setbacks, and other design features are used to avoid any
adverse impact due to the greater height.

RESPONSE: The applicant has previously received approval for three-story buildings
that are up to 45 feet in height in the R-3 District, which will apply to development in
Phases 4 and 6. No other building height modifications are proposed. The height of
multifamily structures in Phase 4 will be visually mitigated from other areas within and

Wilder Community Master Plan Development Applications " Page 44

124



adjacent to the development through a combination of topographical changes and
existing tree buffers. (See cross-section in Appendix K.)

5. The building coverage for any planned development shall not exceed that which is
permitted for other construction in the zone exclusive of public and private streets.

RESPONSE: The building coverage in the Preliminary Planned Development shall not
exceed the maximum allowed in the zones.

14.35.070.C. Project Density.

1. The planned development may result in a density in excess of the density otherwise
permitted within the zone in which the planned development is to be constructed not to
exceed 5%. An increase in density of over 5% but less than 10% can be permitted by
the Planning Commission if the arrangement of yards and common open space is found
to provide superior protection to existing or future development on adjacent property.

2. If the Planning Commission finds that any of the following conditions would be
created by an increase in density permitted by the Section, it may either prohibit any

increase in density or limit the increase in density by an amount which is sufficient to
avoid creation of any of these conditions:

a. Inconvenient or unsafe access to the planned development.
b. Traffic congestion in the streets that adjoin the planned development.

¢. An excessive burden on sewerage, water supply, parks, recreational areas,

schools, or other public facilities which serve or are proposed to serve the
planned development.

RESPONSE: The applicant is not proposing to increase the density above what is
permitted in the R-2 and R-3 base zones. The total units proposed for Phase 1 of Wilder
in the preliminary development plan is 258-345 units on 54.3 gross acres of land zoned
R-2 and R-3, or an average density of 4.7 to 6.3 units per acre. Density of individual
developments in Phases 4 and 6 will also comply with the maximum density for the R-3
zone of no more than one unit per 1,250 SF. Phase 4 is proposed at 130 units on 5.09
acres, or one unit per 1,706 SF. Phase 6 is proposed at 12 units on 1.78 acres, or one
unit per 6,461 SF due to development constraints associated with the 75-foot PUD
easement. Phase 2B is proposed at 28 units on a combined 34,369 SF, or one unit per
1,227 SF, which is less than a 2% increase in density relative to the 1,250 SF per unit
standard consistent with the 5% increase allowed by this section.

14.35.070.D. Common Open Space.

1. No open space area may be accepted as common open space within a planned
development unless it meets the following requirements:

a. The location, shape, size and character of the common open space is suitable
for the planned development.
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b. The common open space is for amenity or recreational purposes, and the uses
authorized are appropriate to the scale and character of the planned
development, considering its size, density, expected population, topography, and
the number and type of dwellings provided.

¢. Common open space will be suitably improved for its intended use, except that
common open space containing natural features worthy of preservation may be
left unimproved. The buildings, structures, and improvements to be permitted in
the common open space are appropriate to the uses, which are authorized for
the common open space.

d. The development schedule which is part of the development plan coordinates
the improvement of the common open space and the construction of buildings
and other structures in the common open space with the construction of
residential dwellings in the planned development.

e. If buildings, structures, or other improvements are to be made in the common
open space, the developer shall provide a bond or other adequate assurance that
the buildings, structures, and improvements will be completed. The City
Manager shall release the bond or other assurances when the buildings,
structures, and other improvements have been completed according to the
development plan.

RESPONSE: The applicant has completed recreation improvements in Tract "A” and
Tract “B” of Wilder Phase 1 to create Wilder Twin Park and trail connections to Mike
Miller Park, both dedicated to the public. With this application, the applicant will create
Tract “G"” which is an open space parcel that extends the existing trails from Tract “B"
and Wilder Twin Park north to Harborton Street, to be dedicated with Phase 4.

2. No common open space area may be put to a use not specified in the Final
Development Plan unless the Final Development Plan is first amended to permit the use.
However, no change of use may be considered as a waiver of any of the covenants
limiting the use of common open space areas, and all rights to enforce these covenants
against any use permitted are expressly reserved.

RESPONSE: The proposed common open space within the site will be used for parks
and trails in a manner consistent with the approved Final Development Plan. No
changes to the use of common open space areas are proposed with this application.

Tract “*G" will be used for open space and trail use.

3. If the common open space is not conveyed to a public agency, the covenants
governing the use, improvement, and maintenance of the common open space shall
authorize the city to enforce their provisions.

RESPONSE: Tract "G" will be dedicated to the City and no covenants will be needed.

14.35.070.E. The planned development is an effective and unified treatment of the

development possibilities on the project site while remaining consistent with the Comprehensive

Plan and making appropriate provisions for the preservation of natural features such as streams
and shorelines, wooded cover, and rough terrain.
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RESPONSE: The proposed Planned Development Modification is an effective and unified
treatment of the development possibilities on the site and makes appropriate provisions for
preservation of natural features. The proposal also meets the purpose statement of the Planned
Development pursuant to NMC 14.35.010, which is “to encourage variety in the development
pattern of the community and the use of a creative approach to land development.”

The design intent of the Planned Development is to create a livable, viable mixed-use
community built on the principles of environmental sustainability. It will feel indigenous to the
Oregon Coast in scale, design, and economics. The proposal achieves the purpose statements
of the Planned Development by meeting the following design objectives:

* Create a vibrant Village Center that will provide commercial, office, and higher
density residential uses to serve the residential population, support the OCCC
campus, and create jobs for local residents.

» Graduate residential density outward from the Village Center to create an
appropriate transition to the lower density areas of the site, with a second node of

muitifamily density at the northeast corner of the site buffered from the intervening
single-family development.

» Provide for a variety of housing types to accommodate different needs, incomes, and
a sense of place and community.

 Design and construct to sustainable standards to lessen the impact to the natural
environment and to reduce long term operational costs.

* Develop a transportation system that accommodates multiple-modes of
transportation to encourage walking, bike riding, etc., and reduce energy use.

* Provide for an extensive network of open space and parks, including walking and
biking trails, throughout the site.

* Protect and provide for management of significant natural resource areas on site,

including wetlands, streams, and natural vegetation, by clustering development on
buildable portions of the site.

The modifications to Phases 4 and 6 will integrate a dynamic element of student housing and
affordable housing, respectively, into Wilder to better maximize and activate the multimodal
transportation options, mixed-use development in the Village Center, and open space
opportunities throughout Wilder. The lotting changes to Phase 2B will have no impact on the
provision of a mix of residential densities to support a vibrant Village Center.

14.35.070.F. The planned development will be compatible with the areas surrounding

the project site and with no greater demand on public facilities and services than other
authorized uses for the land.

RESPONSE: The proposed uses within the Master Plan for Phase 1 of Wilder complies with the
City’s Comprehensive Plan and zoning and is consistent with the adopted South Beach Plan
Neighborhood Plan, as well as other approved development applications for the site. The Phase
1 site is compatible with the surrounding area in that it is consistent with these previously
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approved plans and it is reasonable to assume that the surrounding area will continue to
develop according to these plans.

The location and level of public services necessary to serve the site, including utilities and
streets, were also estimated and planned for in the South Beach Neighborhood Plan and a
detailed infrastructure analysis and traffic study was prepared for the prior Phase 1 Planned
Development approvals. The applicant has also obtained service letters from the various utility

providers that serve the site indicating that services are available and can be further extended
to serve the site.

The major infrastructure necessary to serve the overall Phase 1 site identified in the previously
approved plans has already been constructed. This includes the Collector roadway facilities,
40™ Street and Harborton Street, from Highway 101 to College Way. College Way has also
been constructed between Harborton Street and the College’s main campus building. Major
utility facilities, including water and sewer lines, have also been constructed within 40 Street,
Harborton Street, and College Way to serve Phase 1 of Wilder. All streets and utilities are in
place to serve the proposed development in Phases 4 and 6, the subject of this modification.
Additional infrastructure will be developed for Phases 2 and 3 as detailed in the previous
application, #2-PD-15, and no changes are proposed to those phases with the exception of
additional utility connections to serve the two lots now proposed in Phase 2B.

14.35.070.G. Financial assurance or bonding may be required to assure completion of
the streets and utilities in the planned development prior to final approval as for a subdivision
(see the Newport Subdivision Ordinance, NMC Chapter 13.05).

RESPONSE: The applicant will either complete construction of streets and utilities or provide
the necessary financial assurances or bonding to ensure completion of the streets and
development within each phase or micro-phase prior to final subdivision filing for that phase.

14.35.110 Procedure for Modification of a Planned Development.

C. A major change in a Preliminary or Final Development Plan that includes any change
in the character of the development or any increase in the intensity or density of the land use
or in the location or amount of land devoted to specific land uses or any change in the location,
width, or size of a collector or major thoroughfare street, or that substantially changes the
location or specification for utilities but will not materially affect future street or utility plans of
the City may be approved by the Commission after public hearing.

D. In considering any request for a change in a Preliminary or Final Development Plan,
the Planning Commission shall apply the same standards as are provided in this Article for the
approval of Preliminary or Final Development Plans. The Planning Commission may approve,
reject, modify, or attach special conditions to a request for modification of a Preliminary or Final
Development Plan. The Community Development Director in his reasonable discretion shall
determine whether each request for modification of a Preliminary or Final Development Plan is a

minor or major change within the remaining of subparts of A, B, or C of this Section and shall
determine or refer each request appropriately.
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RESPONSE: The subject proposal meets the criteria for a Major Modification with review and
approval by the Planning Commission. The proposal seeks to modify the previously approved
Preliminary Development Plan by adjusting the boundaries of the zoning districts to swap R-3
areas near the Village Center with R-2 areas in the northwest corner of the site to facilitate
development of Phases 4 and 6. The modification will adjust the location of density within the
development but not increase the overall intensity of the development beyond that previously
approved and allowed in the base zoning. The proposal will not substantially alter the location
of a major collector or thoroughfare street, or utilities. The lot changes proposed to Phase 2B
will have no impact on the character of the development, as the development on the lots and
supporting infrastructure remain the same.

The applicant has responded to the standards for approval of a Preliminary Development Plan
as applies to this modification throughout this section.

129
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VI. FINAL DEVELOPMENT PLAN MAJOR MODIFICATION FOR PHASE 1 (NMC
14.35)

This application addresses only modifications to the Final Development Plan for Phase 1 of
Wilder proposed for Phases 2B, 4 and 6. All other aspects of the plan were approved in #3-PD-
15 and previous applications.

14.35.100 Criteria for Approval of a Final Development Plan. The approval
authority may approve an application for a Final Development Plan when it finds that the
application complies with the following criteria:

A. The Final Development Plan must substantially conform to the land use and arterial
street pattern as approved in the Preliminary Development Plan.

RESPONSE: As shown in the attached Final Development Plan/Tentative Subdivision Plan, the
Final Development Plan land uses and street pattern match the approved Preliminary
Development Plan for the overall Phase 1 of Wilder as modified by the accompanying
Preliminary Development Plan Major Modification. (See Appendix G.) A change in the R-3
multifamily and R-2 single-family zoning districts and related land uses is proposed with this

application, and is reflected in the proposed Final Development Plan. No changes are proposed
to the street pattern.

B. The proposed uses shall be compatible in terms of density and demand for public
services with uses that would otherwise be allowed by the Comprehensive Plan.

RESPONSE: The Proposed Final Development Plan includes uses that are allowed in the
Comprehensive Plan and is compatible with the adopted South Beach Neighborhood Plan. The
proposed maximum density for the site remains as previously approved, with a maximum of
345 dwelling units in the development and an increase to the minimum density from 172 units
to 258 units. 245 of the allowed 345 units are proposed within the Final Development Pian.
The location and level of public services necessary to serve the site were estimated and planned
for in the South Beach Neighborhood Plan. Therefore, the proposal will not result in any
additional demand on public services beyond what was planned for this site.

C. Adequate services normally rendered by the city to its citizens must be available to
the proposed development at the time of approval of the Final Development Plan. The

developer may be required to provide special or oversize facilities to serve the planned
development,

RESPONSE: Adequate services are in place or will be made available at time of development
of Wilder as outlined within the infrastructure report that was prepared for the original
Preliminary Development Plan approval.

The major Collector roadway facilities that serve the development, 40* Street and Harborton
Street, have already been constructed through the site from Highway 101 to College Way.

Harborton Street will be completed with a sidewalk on the north/east side along the Phase 6
frontage with this application.
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Major utility facilities, including water and sewer lines, have also already been constructed
within 40" Street, Harborton Street, and College Way to serve Phase 1 of Wilder and the
College campus. The applicant has prepared detailed utility plans that illustrate how these
facilities will be further extended to serve development within the site. (See Appendix G,
Sheets 15-18.) Storm water facilities will also be constructed on site to collect and treat run-off
from impervious surfaces prior to being discharged to on-site drainage ways.

D. Access shall be designed to cause minimum interference with traffic movement on
abutting streets.

RESPONSE: The planned access systems have been designed to efficiently and safely access
the site while minimizing impacts on local abutting streets.

Primary traffic access will be provided by two-lane Collector roadways, 40* Street and
Harborton Street, and College Way. The Collector roadways have been constructed from US
101 east and south to College Way pursuant to prior approvals for the Planned Development.
These streets constitute the northern part of a loop road system that will ultimately connect to
50™ Street on the south and then west to US 101. The remaining portion of the loop
connecting to 50 Street will be constructed at full build-out of the Master Plan providing
secondary access to the site. In the mean time, the southern part of the loop system has been
constructed as a gravel access road for emergency vehicles and construction vehicles only. The
City has been granted an access easement to the southern part of the loop system.

Phases 4 and 6 will take access from Harborton Street, and provide internal circulation with
private drive aisles. Phase 2B will front Harborton Street, and take access from the proposed
46™ Street with additional frontage and on-street parking along Ellis Street.

E. The plan shall provide for adequate landscaping and effective screening for off-street

parking areas and for areas where nonresidential use or high-density residential use could be
detrimental to residential areas.

RESPONSE: A revised landscaping plan has been prepared for Phases 4 and 6, refining a plan
previously approved as part of Case file #2-PD-09. (See Appendix G, Sheet 19.) Sustainable
native plantings have been used where appropriate throughout the site to blend with the
natural landscape. Street trees and landscaped curb extensions are provided along all local
streets. Landscape curb-extensions will double as stormwater planter swales that provide for a
natural means to collect and treat run-off from the development.

The surface parking areas for Phases 4 and 6 serving medium-density development will be

screened with a combination of landscaping, topographical changes, and location of parking
areas to the sides of buildings where feasible.

A combination of enhanced entry landscaping and enhanced forest edge planting is proposed
along the east side of Harborton Street, which will be part of the screening for the off-street
parking area in Phase 6. Grass and shrubs will be planted under the power lines and trees will
be planted beyond 75-feet. This will create a transition between the street and the off-street

parking area in Phase 6 and between the street and the adjacent residential areas in future
Phase 5.
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The surface parking area in Phase 2B is located interior to the site and will be screened by
proposed apartment buildings and site landscaping.

F. The arrangement of buildings, parking areas, signs, and other facilities shall be
designed and oriented to minimize noise and glare relative to adjoining property.

RESPONSE: The buildings and parking areas in Phases 2B, 4 and 6 will be located to screen
adjacent properties from noise and glare. Phase 4 will be buffered from Wilder properties to
the south and east by significant open space and a ravine, from properties to the west by open
space and landscaping, and from Harborton Street to the north by landscaping. The majority of
the parking in Phase 4 is located internal to the site and screened by the proposed apartment
buildings to minimize the noise and glare that may be associated with the parking areas. In
Phase 6, landscaping will be used to minimize the noise and glare associated with parking areas
and buildings; landscaping along Harborton to screen the parking areas will be consistent with
the restrictions for development in the PUD easement.

G. Artificial lighting, including illuminated signs and parking area lights, shall be so
arranged and constructed as not to produce direct glare on adjacent property or otherwise
interfere with the use and enjoyment of adjacent property.

RESPONSE: Artificial lighting used on site will be arranged and constructed to minimize direct
glare on adjoining property. Low-impact pedestrian scale lighting will be used throughout the
development and will be shielded where necessary. As noted above, surface parking areas and

associated parking lot lighting within Phases 2B, 4 and 6 will be shielded by building placement
and landscaping buffers.

H. The area around the development can be developed in substantial harmony with the
proposed plan.

RESPONSE: The areas proposed within the Final Development Plan is designed to be
compatible with the overall Master Plan for the greater Wilder site, which extends beyond the
limits of the current Preliminary Development Plan for Phase 1 of Wilder and the city limits, and
includes off-site properties. The design features a pedestrian-oriented Village Center adjacent
to the College that will be the hub of activity within the site, supplemented by a node of
multifamily development in the northeast corner of the site. The lower density residential
portions of the site are buffered from the Village Center by graduated density and from the
multifamily node by significant open space and topographical changes in Tract “G.” Enhanced
pedestrian connections link all uses within the Final Development Plan area.

I. The plan can be completed within a reasonable period of time.

RESPONSE: As shown in the proposed development schedule (Page 19), the plan can be
completed within a reasonable period with steady development planned over the next 10 years.
The major public infrastructure necessary to serve the development, including 40 Street and

Harborton Street to College Way, have already been constructed per the prior development
approvals for the site.

Wilder Community Master Plan Development Applications ' — R Page 52

132



133

J. The streets are adequate to serve the anticipated traffic.

RESPONSE: As part of the prior annexation of the site to the City, the City adopted Ordinance
1931 to address potential transportation impacts of Phase 1 by adopting a trip cap. A traffic
analysis was prepared in conjunction with the annexation of the Wilder site to the City

demonstrates how the proposed development within Phase 1 can be accommodated within the
limitations of the trip cap.

Subsequently, the City, Lincoln County, and ODOT worked to establish an alternative mobility
standard for US 101 south of the Yaquina Bay Bridge which resulted in the creation of increased
transportation system capacity, replacing the trip cap. The City reserved 403 trips from the Trip
Budget for properties in the annexation area, including 257 weekday PM peak hour trips
allocated to Wilder. Under the City’s trip vesting standards, Phase 1 of Wilder will have
tentatively vested 313 trips total for development proposed within this Final Development Plan,
superseding the Trip Budget limit. (See discussion of trips, page 25.) The streets have been
shown to be adequate for proposed development in the Final Development Plan, which is a

portion of the full build-out of 345 units analyzed and approved in the Preliminary Development
Plan.

K. Proposed utility and drainage facilities are adequate for the population densities and
type of development proposed.

RESPONSE: The planned utilities that will serve the development are adequate and
appropriate for the land use. Utilities, including water and sewer, have already been
constructed through the Wilder site along 40" Street and Harborton Street from Highway 101 to
the OCCC campus. As shown in the proposed utility plans, water and sewer will be extended
from existing stubs in Harborton to serve development in Phases 4 and 6 and new water and
sewer will be constructed in 46" Street to serve Phase 2B (Appendix G, Sheets 15-18).
Stormwater facilities are also proposed that will collect and treat run-off from impervious
surfaces within the development before being discharged to on-site drainage ways.

L. Land shown on the Final Development Plan as common open space shall be conveyed
under one of the following options:

1. To a public agency that agrees to maintain the common open space and any
buildings, structures, or other improvements that have been placed on it.

2. To an association of owners or tenants, created as a non-profit corporation under the
laws of the State, which shall adopt and impose a declaration of covenants and
restrictions on the common open space that is acceptable to the Planning Commission
as providing for the continuing care of the space. Such an association shall be formed
and continued for the purpose of maintaining the common open space.

RESPONSE: Tract “G” will be conveyed to the City for trail and open space uses.

M. The Final Development Plan complies with the requirements and standards of the
Preliminary Development Plan.
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RESPONSE: The Final Development Plan will comply with the provisions of the modified
Preliminary Development Plan proposed concurrently with this application. (See Section V.)

N. No building shall be erected in a Planned Development district except within an area
contained in an approved Final Development Plan, and no construction shall be undertaken in
that area except in compliance with the provisions of said plan. All features required in the
Final Development Plan shall be installed and retained indefinitely or until approval has been
received from the Planning Commission or Community Development Director for modification.

RESPONSE: No construction will be completed outside of the area or out of compliance with
the approved by the Final Development Plan.

14.35.110 Procedure for Modification of a Planned Development.

C. A major change in a Preliminary or Final Development Plan that includes any change
in the character of the development or any increase in the intensity or density of the land use
or in the location or amount of land devoted to specific land uses or any change in the location,
width, or size of a collector or major thoroughfare street, or that substantially changes the
location or specification for utilities but will not materially affect future street or utility plans of
the City may be approved by the Commission after public hearing.

D. In considering any request for a change in a Preliminary or Final Development Plan,
the Planning Commission shall apply the same standards as are provided in this Article for the
approval of Preliminary or Final Development Plans. The Planning Commission may approve,
reject, modify, or attach special conditions to a request for modification of a Preliminary or Final
Development Plan. The Community Development Director in his reasonable discretion shall
determine whether each request for modification of a Preliminary or Final Development Plan is a
minor or major change within the remaining of subparts of A, B, or C of this Section and shall
determine or refer each request appropriately.

RESPONSE: The subject proposal meets the criteria for a Major Modification with review and
approval by the Planning Commission. The proposal seeks to modify the previously approved
Final Development Plan by expanding the range of proposed uses in the R-3 zone, adjusting the
location of the single-family and multifamily zoning within the plan area, adjusting the lot
configuration in Phase 2B, and expanding the boundaries of the proposed Final Development

Plan to include Phase 6. The proposal will not substantially alter the location of a major collector
or thoroughfare street, or utilities.

The applicant has responded to the standards for approval of a Final Development Plan as
applies to this modification throughout this section.
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VII. COMPREHENSIVE PLAN MAP AMENDMENT

This application seeks to modify the location of the Low-Density Residential and High-Density
Residential designations within the Wilder Planned Development boundaries. In total, the
applicant proposes to add 8.1 acres of High-Density Residential in place of existing Low-Density
Residential in the northeast corner of the site, with a corresponding reduction of 2.2 acres of
High-Density Residential to the north and east of the Village Center to be changed to Low-
Density Residential. (See Appendix I, Proposed Comprehensive Plan Map.) The proposed
amendment will result in a net increase of 4.7 acres of High-Density Residential and a net
decrease of 5.2 acres of Low-Density Residential as shown in the following table:

Existing (acres) | Proposed (acres)
Retail Commercial 5.3 5.5
| High-Density Residential 9.5 14.2
Low-Density Residential 45.1 39.9
Total 59.9 59.6°

Notes: (1) Minor boundary adjustment approved with Case file #2-PD-15 and #3-PD-15.
(2) Acre discrepancy due to rounding; total area remains the same as proposed.

The proposed amendment will not result in any net increase to housing units, traffic generation
or infrastructure demand because the subject areas remain bound by the terms of the Wilder
Planned Development. The Planned Development limits the applicant to a maximum of 345
dwelling units, with associated traffic and infrastructure improvements, across a 60-acre site.
The applicant does not propose any increase to the total dwelling units as a result of the
requested Comprehensive Plan Map Amendment, simply a relocation of multifamily and single-
family units within the development to better site multifamily development serving OSU
students closest to the Hatfield Marine Science Center to the north of the development.

The proposed amendment meets the criteria for a Minor Amendment to the
Comprehensive Plan Map as follows:

A. A change in one minor goal or policy.
RESPONSE: Not applicable; the applicant does not propose any text amendments.

B. A demonstrated need for the change to accommodate unpredicted population trends,
to satisfy urban housing needs, or to assure adequate employment opportunities.

RESPONSE: The proposed map amendment will accommodate student housing for OSU, which
looks to expand their Newport campus and provide dedicated housing opportunities for their
students. Providing student housing in this location will decrease pressure citywide for
multifamily or other reasonably priced rental accommodations, decreasing competition with
Newport residents for an already limited supply of housing. Additional High-Density Residential
designated land is needed in the vicinity of the OSU facilities at the Hatfield Marine Science
Center to house the students and allow them to take advantage of multimodal transportation
connections to Hatfield, to reduce overall trips and traffic generation across Newport.
Accommodating affordable housing in Wilder will also help to satisfy urban housing needs, by
meeting needs of low-income families transitioning from a temporary homeless shelter to more
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permanent housing accommodations that are affordable to very low-income households. There
are no similar facilities elsewhere in Newport or Lincoln County to meet these needs, and
additional High-Density Residential designated land is needed to site this development in an

area with ready access to amenities such as parks, muitimodal transportation, and commercial
services in the Village Center.

C. The orderly and economic provision of key public facilities.

RESPONSE: Key public facilities, including roads, water, sewer, and parks have been
developed or are planned for development within the 60-acre Wilder Planned Development site.
Planned capacity for Wilder is 345 dwelling units, which will not change with this application,
merely shift location within the site. Because facilities are already available or planned, they
can provided in an orderly and economic fashion to meet the needs of the areas proposed for
re-designation with no adjustments or increase in capacity needed.

D. The ability to serve the subject property(s) with city services without undue burden
on the general population.

RESPONSE: As mentioned above, roads, water, sewer and parks have been developed or are
planned to developed as part of the Wilder Planned Development, which will not create any
burden on the general population. Locating multifamily housing in Wilder will reduce the overall
burden on the transportation system by residents of the OSU student housing project, because
they will be within a mile of the OSU Hatfield Center, greatly reducing their commute distance.
Additionally, there are existing and planned muitimodal facilities, including a bike path on Ash
Street and off-street trails, that will connect the student housing to the OSU Hatfield Center,
providing further options to reduce transportation impacts.

E. The compatibility of the proposed change with the surrounding neighborhood and
community.

RESPONSE: The proposed High Density Residential designation in the northeast corner of
Wilder will be compatible with surrounding land use designations, which are High Density
Residential immediately north of the site, and Industrial to the immediate east. The Planned
Development includes techniques to buffer site development from adjacent uses, including
landscaping buffers, open space and topography changes. The change from High Density to
Low Density Residential near the Village Center will be compatible with surrounding
development because it does not fundamentally alter the gradual transition from high density in
the Village Center to lower density, single-family development to the north; instead, the
proposed amendment merely moves the line marking that transition. Further, the various tools
in the Planned Development will ensure a graduated transition between the different
designations that maintains compatibility by incorporating a variety of lot sizes and residential
development types, including medium-density products like townhomes and cottages to

minimize any friction between multifamily apartment-style development and single-family
detached development.
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VIII. ZONING ORDINANCE MAP AMENDMENT (NMC 14.36)

This application seeks to modify the location of the R-2 Medium-Density Single Family and R-3
Medium-Density Multifamily zones within the Wilder Planned Development boundaries
consistent with the requested Comprehensive Plan Map Amendment. (See Exhibit F.) As
discussed in Section VII in response to the Comprehensive Plan Map Amendment request, the
8.1-acre increase in R-3 zoning in the northeast corner of the site for Phases 4 and 6 of the
Wilder Planned Development would be partially offset by a 2.2-acre reduction in R-3 zoning to
the north and east of the Village Center, resulting in a net 4.7-acre increase of R-3 zoning.
Because the changes are proposed within a Planned Development, the overall density and
housing units approved through the planned development process will limit the development
potential that would otherwise be allowed in the proposed R-3-zoned areas, ensuring that there

will be no net increase in housing units or traffic impacts resulting from the proposed zoning
change.
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City of Newport

Land Use Application
Applicant Name(s): Property Owner Name(s) if other than applicant
Ronald L. Adams, Oregon State Univ.  Bonnie Serkin, Landwaves, Inc
Applicant Mailing Address: Property Owner Mailing Address:
3015 SW Western Blvd, Corvallis, ORgf 2712 SE 20th Ave, Portland, OR 97202
Applicant Phone No. Property Owner Phone No.
541.737.6925 503.221.0167
Applicant Email Property Owner Email

nicole.neuschwander@oregonstate.e@d bonnie @ eenw.com
Authorized Representative(s): Person authorized to submit and act on this application on applicant’s behalf

Elizabeth Decker, JET Planning

Authorized Representative Mailing Address:

215 W. 4th St Ste 209, Vancouver, WA 98660

Authorized Representative Telephone No.

503.705.3806

Authorized Representative Email. edecker@jetplanning.net
Project Information

Property Location: Street name if address # not assigned

SE 40th St & SE Harborton St
Tax Assessor’s Map No.: 11-11-20 Tax Lot(s): 100

Zone Designation: R-2. R-3. C-1 Legal Description: Add additional sheets if necessary
1 J

Comp.Plan Designation: | DRes, HDRes, RCom See attached
Brief description of Land Use Request(s):

Examples:
1. Move north property line 5 feet south See attached
2. Variance of 2 feet from the required 15-foot
front yard setback

Existing Structures: if any

Infrastructure along Harborton St and College Way, no buildings
Topography and Vegetation:

Gently sloping, forested with trees and undergrowth, cleared in portions.
Application Type (please check all that apply)

[J Annexation ] Interpretation [:] UGB Amendment
[ Appeal [] Minor Replat [] vacation
|:| Comp Plan/Map Amendment D Partition [] variance/Adjustment

[] Conditional Use Permit ] Planned Development [Jrc
I:] PC D Property Line Adjustment DStaff
[ staff [J shoreland Impact [(Jzone Ord/Map
D Design Review Subdivision BAmendment
|:| Geologic Permit Temporary Use Permit Other
FOR OFFICE USE ONLY
File No. Assigned:
Date Received: Fee Amount: Date Accepted as Complete:
Received By: Receipt No. Accepted By:
City Hall
169, SW Coast Hwy

Newport, OR 97365
541.574.0629
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City of Newport
Land Use Application

1 undestand that | am responsible for addressing the legal criteria relevant to my application and
that the burden of proof Justifying an approval of my application Is with me. | aslo understand
that this responsibility is independent of any opinions expressed In the Community Development
and Planhing Department Staff Report concérning the applicable criteiia.

I certify that, to the best of my knowledge, all information provided In this application isaccurate.

Wé__—-—— 7 %/Z;/é

(// Appticant Signature(s) _ Date
i ishaAipn

12 May, 20) G

{ -

p > y .. O
iy STg e(s) (If other than applicant) ./ /Date
oS @A, Mar  20\(

‘\u/u“h/\ Vecker Tt Pluunivig

Authorized representative Signature(s) (if other than’ Date
applicant)

Please note application will not be accepted without all applicablesignatures.

Please ask staff for a list of application submittal requirements for your specific type of request.
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Legal Description: P.P. 2015-01, PARCEL 2, ACRES 39.95

Brief Description of Land Use Requests:

1. Amend comprehensive plan map designations to shift locations of Low Density
Residential and High Density Residential designated areas within a Planned
Development with no net impact to total dwelling units or traffic generation.

2. Amend zoning ordinance map to shift locations of R-2 and R-3 zones corresponding
to the proposed comprehensive plan map amendment.

3. Create new residential and commercial lots through tentative subdivision plan for
future development.

4. Amend preliminary development plan and final development plan to reflect proposed
development types, uses, and locations.
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Western Title & Escrow Company

N 255 SW Coast Highway, Suite 100
Newport, OR 97365

Western rieacseron Office Phone: (541) 265-2288

Office Fax: (541) 265-9570

PUBLIC RECORDS REPORT

THIS REPORT IS FOR THE EXCLUSIVE USE OF:

Landwaves, Inc.

Attention: Liane Brakke-Pound
2712 SE 20th Avenue

Portland, OR 97202

Date Prepared: March 02, 2016
Report Number: 111954
Fee: $200.00

CONDITIONS, STIPULATIONS AND DEFINITIONS

(I) Definitions:

(a)
(b)
(c)
(d)

(e)

"Customer”: The person or persons named or shown on this cover sheet.

"Effective date": The title plant date of March 01, 2016.

"Land": The land described, specifically as by reference, in this public record report and
improvements affixed thereto which by law constitute real property.

"Liens and encumbrances": Include taxes, mortgages, and deeds of trust, contracts,
assignments, rights of way, easements, covenants, and other restrictions on title.

"Public records": Those records which by the laws of the State of Oregon impart constructive
notice of matters relating to said land.

(II) Liability of Western Title & Escrow Company:

(a)
(b)

(c)
(d)

THIS IS NOT A COMMITMENT TO ISSUE TITLE INSURANCE AND DOES NOT CONSTITUTE A
POLICY OF TITLE INSURANCE.

The liability of Western Title & Escrow Company for errors or omissions in this public
record report is limited to the amount of the fee paid by the customer, provided, however,
that Western Title & Escrow Company has no liability in the event of no actual loss to
the customer.

No costs of defense, or prosecution of any action, is afforded to the customer.

In any event, Western Title & Escrow Company assumes no liability for loss or damage
by reason of the following:

Taxes or assessments which are not shown as existing liens by the records of any taxing
authority that levies taxes or assessments on real property or by the public records.
Any facts, rights, interests or claims which are not shown by the public records but which

could be ascertained by an inspection of the land or by making inquiry of persons in
possession thereof.

Public Records Report Page 1 of 6 W e S t e r n
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3. Easements, liens or encumbrances, or claims thereof, which are not shown by the public
records.

4, Discrepancies, encroachments, shortage in area, conflicts in boundary lines or any other
facts which a survey would disclose.

5. (i)Unpatented mining claims; (ii) reservations or exceptions in patents or in Acts
authorizing the issuance thereof; (iii) water rights or claims or title to water.

6. Any right, title, interest, estate or easement in land beyond the lines of the area
specifically described or referred to in this report, or in abutting streets, roads, avenues,
alleys, lanes, ways or waterways.

7. Any law, ordinance or governmental regulation (including but not limited to building and
zoning laws, ordinances or regulations) restricting, regulating, prohibiting or relating to (i)
the occupancy, use or enjoyment of the land; (ii) the character, dimensions or location of
an improvement now or hereafter erected on the land; (iii) a separation in ownership or a
change in the dimensions or area of the land or any parcel of which the land is or was a
part; or (iv) environmental protection, or the effect of any violation of these laws,
ordinances or governmental regulations, except to the extent that a notice of the
enforcement thereof or a notice of a defect, lien or encumbrance resulting from a violation
or alleged violation affecting the land has been recorded in the public records at the
effective date hereof.

8. Any governmental police power not excluded by (II}(d)(7) above, except to the extent that
notice of the exercise thereof or a notice of a defect, lien or encumbrance resulting from a
violation or alleged violation affecting the land has been recorded in the public records at
the effective date hereof.

9. Defects, liens, encumbrances, adverse claims or other matters created, suffered, assumed,
agreed to or actually known by the customer.

(III) Report Entire Contract:

Any rights or actions or rights of action that the customer may have or may bring against Western
Title & Escrow Company arising out of the subject matter of this report must be based on the
provisions of this report. No provision or condition of this report can be waived or changed except by
a writing signed by an authorized officer of Western Title & Escrow Company. By accepting this
form report, the customer acknowledges and agrees that the customer has been afforded the
opportunity to purchase a title insurance policy but has elected to utilize this form of public record
report and accepts the limitation of liability of Western Title & Escrow Company as set forth
herein.

(1IV) Fee:

The fee charged for this Report does not include supplemental reports, updates or other additional
services of Western Title & Escrow Company.

Public Records Report Page 2 of 6 W €S t crnm



Lo
L]

—
Report Number: 1..954

REPORT

Report Number: 111954
Effective Date: March 01, 2016 at 5:00 p.m.

A. The land referred to in this public record report is located in the County of Lincoln, State
of Oregon, and is described as follows:

Parcel 2, Partition Plat No. 2015-1, 1A, 1B, 1C, in the City of Newport, Lincoin County, Oregon,
according to the official plat thereof, recorded on January 2, 2015, Lincoln County Plat Records.

B. As of the effective date and according to the public records, we find title to the land
apparently vested in:

Landwaves, Inc., an Oregon corporation

C. And as of the effective date and according to the public records, the land is subject to

the following liens and encumbrances, which are not necessarily shown in the order of
priority:

1. City liens, if any, of the City of Newport.

2. Subject property is either situated within the urban renewal boundaries or within the shared area
of the City of Newport and is subject to the terms and provisions thereof.

3. An easement created by instrument, including the terms and provisions thereof,

Recorded: July 22, 1957
Document No.: Book 186, Page 211, Lincoln County Records
And Recorded: July 22, 1957
Document No.: Book 186, Page 221, Deed Records
In favor of: Central Lincoln People's Utility District
Assignment/Assumption, including the terms and provisions thereof,
Recorded: March 1, 1993
Document No.: Book 257, Page 1927, Lincoln County Records

4. Road Right of Way in favor of Georgia-Pacific Corporation as disclosed by Instrument
Recorded: September 11, 1978
Document No.: Book 92, Page 508, Lincoln County Records
Assignment/Assumption, including the terms and provisions thereof,
Recorded: March 1, 1993
Document No.: Book 257, Page 1927, Lincoln County Records
Assignment and Assumption Agreement, including the terms and provisions thereof,
Recorded: February 23, 2010
Document No.: 2010-02039, Lincoln County Records

Public Records Report Page 3 0of 6 W e S t ern
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5. Right of way Agreement, including the terms and provisions thereof,

Dated: December 29, 1982
Recorded: January 17, 1983
Document No.: Book 138, Page 396, Lincoln County Records
Between: Publishers Paper Co., a Delaware corporation
And: Rex Timber, Inc., an Oregon Corporation
Assigned by instrument,
Recorded: March 21, 1991
Document No.: Book 227, Page 1403, Lincoln County Records
Assignment/Assumption, including the terms and provisions thereof,
Recorded: March 1, 1993
Document No.: Book 257, Page 1927, Lincoln County Records
Assignment and Assumption Agreement, including the terms and provisions thereof,
Recorded: February 23, 2010
Document No.: 2010-02039, Lincoln County Records

6. Right of Way Agreement, including the terms and provisions thereof,
Dated: May 19, 1992
Recorded: August 21, 1992
Document No.: Book 249, Page 605, Lincoln County Records
Between: Boise Cascade Corporation
And: Georgia-Pacific Corporation
Assignment and Assumption Agreement, including the terms and provisions thereof,
Recorded: February 23, 2010
Document No.: 2010-02039, Lincoln County Records

7. Timber Easement, including the terms and provisions thereof,
Recorded: August 16, 2007
Document No.: 200711878, Lincoln County Records
Between: Landwaves, Inc., an Oregon Corporation
And: Emery Investments, Inc., an Oregon Corporation

8. Land Partition Deferred Improvement Agreement/Waiver of Remonstrance, including the
terms and provisions thereof,

Dated: September 10, 2007

Recorded: October 1, 2007

Document No.: 200713970, Lincoln County Records
Between: City of Newport

And: Landwaves, Inc.

9. Boundary Line Agreements, including the terms and provisions thereof,

Recorded: December 13, 2007
Document No.: 200717102, Lincoln County Records
And Recorded: December 13, 2007
Document No.: 200717103, Lincoln County Records

Public Records Report Page 4 of 6 W e S t e T n
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Easement Agreement, including the terms and provisions thereof,

Dated: December 14, 2007

Recorded: December 14, 2007

Document No.: 200717237, Lincoln County Records

By & Between: The City of Newport, Landwaves, Inc., Emery Investments, Inc. and

Oregon Coast Community College District
Amended by instrument,
Recorded: October 2, 2012
Document No.: 2012-09575, Lincoln County Records

Easements, conditions, restrictions and notes as delineated on the recorded Partition plat 2007-
39.

Restrictive Covenant Agreement, including the terms and provisions thereof,

Dated: December 13, 2007
Recorded: January 3, 2008
Document No.: 200800027, Lincoln County Records

Restrictive covenants, including the terms and provisions thereof, to waive right of
remonstrance,

Recorded: January 3, 2008

Document No.: 200800028, Lincoln County Records

For: future use of adjacent properties

Timber Easement Agreement, including the terms and provisions thereof,
Dated: December 13, 2007

Recorded: January 3, 2008

Document No.: 200800029, Lincoln County Records

Reciprocal Easement Agreement, including the terms and provisions thereof,
Dated: December 13, 2007

Recorded: January 3, 2008

Document No.: 200800030, Lincoln County Records

Amended by instrument,

Recorded: February 28, 2011

Document No.: 2011-02149, Lincoln County Records

An easement created by instrument, including the terms and provisions thereof,
Dated: September 5, 2008

Recorded: September 25, 2008

Document No.: 200811292, Lincoln County Records

In favor of: Central Lincoln People's Utility District

Easements for existing utilities in vacated area, if any.
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18. Declaration of Restrictive Covenant (Waiver of Remonstrance), including the terms and
provisions thereof,
Recorded: October 26, 2010
Document No.: 2010-10802, Lincoin County Records

19. Easements as delineated on Partition Plat No 2015-1, 1A, 1B, 1C.
END OF REPORT

Any questions concerning the Public Records Report should be directed by email to
titleofficersupport@westerntitle.com.
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PHILOMATH WALDEQT

T: 541.929.3135 T:541.563.3135
F:541.928.:1221 F:541.563.1211
1304 Main St 575 W: Willow, St

Philomath, OR 97370 Waldport, OR 97394

February 25, 2016

Derrick Tokos

City Hall

169 SW Coast Hwy
Newport, OR 97365

Re: Telecommunications service

To whom it may concern,

Pioneer Telephone Cooperative has facilities adjacent to the future Wilder Development, including the
OSU student housing, in South Beach. At such time service to these properties is needed, voice and
broadband lines will be provided. If further information is needed, please call me at 541-740-5505.

Sincerely,

Bruce Tompkins
PTC OSP Engineer

c: Elizabeth Decker

= e

PHILOMATH — PO Box 631 » Philomath, OR 97370-0631 WALDPORT — PO Box 504 - Waldport, OR §7394-0504




Serving Portions of Coos, Douglas, Lane, and Lincoln counties on Oregon's Central Coast

CENTRAL LINCOLNG =

COMMUNITY-OWNED ELECTRIC UTILITY

162

2129 N. Coast Hwy = P.0.Box 1126 » Newport, Oregon 97365-0090 ¢ 541-265-3211 = clpud.org

3/1/16

To whom it may concern;

This letter is to confirm power availability at the new development for the Wilder subdivision located in
South Beach, OR.

Power is readily available for all phases of this project, including in the form of single and three phase
power if the need arises.

Sincerely,

Bernie Schuette
Senior Distribution Design Technician
Central Lincoln PUD



Utility Sufficiency Letter for City of Newport:

The City provided a letter on September 18, 2015, identifying the utilities serving
Wilder generally and their adequacy for the Planned Development as proposed in
#2-PD-15 and #3-PD-15, provided here. The modifications proposed with this
application do not change the total amount and intensity of proposed
development, which remains consistent with the previously approved Planned
Development, and can be served by public facilities as verified in the 2015 letter.
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City of Newport

169 SW Coast Highway
Newport, OR 97365
P|541-574-3366 F|541-574-3301
http://www.thecityofnewport.net/

Memo

To:  Derrick Tokos, Community Development Director

)
From: Timothy Gross, Director of Public Works/City Engineer {/{w{v\% . ).:)W
/
{

Date: 9/18/2015

RE: Adequacy of Public Facilities and Utilities — Wilder Development Phase 2

The Wilder Development Phase 2 is currently served by a 12" PVC C900 water main, and an 8”
3034 PVC gravity sanitary sewer, both located in Harborton Street. Storm drainage is provided
via an 18" 3034 PVC storm sewer in Flemming Street that discharges in a canyon north of the
proposed development. Transportation facilities are provided via Harborton Street, which has a
75’ wide right-of-way, two 12’ travel lanes, and an 8’ wide multiuse path on the west side.
Adequate water, sewer, storm sewer, and transportation facilities exist through these described
facilities to serve the proposed development.
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:] Rz £

PREPARED BY:
PHASE 1 PRELIMINARY JET Planring, LLC
DEVELOPMENT PLAN 215W.4th$treelste, 215 Date: 7-20-16

Vancouver, WA 98660 Job No: LANODS
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PREPARED BY:
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AS NECESSARY DURING DEVELOPMENT
WITH CONSTRUCTION APPLICATIONS
FOR ACCESS TO PUBLIC FACILITIES
CONSTRUCTED THROUGH PRIVATE
LIMITED TO, THE CONVEYANCE OF
STORMWATER THROUGH PRIVATE

EASEMENTS MAY BE FOR, BUT NOT
PROPERTY.

CONCEPTUAL AND FOR ILLUSTRATIVE
PROPERTY AND WHERE ADDITIONAL
WIDTH FOR PUBLIC MAINTENANCE
ACCESS IS NEEDED. THESE

PURPOSES ONLY.
2. PUBLIC EASEMENTS WILL BE PROVIDED

BUILDING ENVELOPES SHOWN ARE

NOTES:

1.
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Wilder Community Master Plan
Development Applications

APPENDIX H.
Kit of Parts
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Roadway Types

Main Loop Road - Section 1
Main Loop Road - Section 2
Main Street

Boulevard

Main Loop Road - Section 5
Main Loop Road - Section 6
Village Center Road - Section 1
Village Center Road - Section 2
Village Center Road - Section 3
Neighborhood Spine Road
Neighborhood Local Road
Hillside Street

Woonerf - “Street for Living”
Green Alley

Urban Alley

Roadway Strategies

Bioswales
Permeable or Porous Pavement
Smaller Roads

Pedestrian Connection Types
Access Trails
Natural Trails

Commercial / Village Center Types

Village Center: Retail

Village Center: Smal! Retail Shops
Village Center: Housing Over Commercial
Village Center: Hospitality

Residential Types
Single-Family: Hill Homes
Single-Family: Medium Density Homes
Single-Family: Urban Lot Houses
Single-Family: Urban Micro Cottages
Townhouse
Cluster Development: Walk-In
Cluster Development: Cottage Clusters
Multi-Family Housing
Multi-Family: Clustered Apartments
Accessory Dwelling Unit

Residential Strategies

Green Building Certification
Design Standards
Panelized Construction
Modular Construction

o]

10
11
12
13
14
15
16
17
18
19
20
21

24
25
26

28
29

33
34
35
36

39
40
41
42
43
44
45
46
a7
48

50
51
52
53
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Open Space
Developed Open Space: Commons
Developed Open Space: Neighborhood Park
Developed Open Space: Play Fields
Undeveloped Areas

Open Space: Conservation Strategies
Riparian Corridors
Tree Preservation

Appendix: Additional City-Mandated Types

Neighborhood Local Road
Hillside Street

Fleming Street

Utility Alley

56
57
58
59

62
63

66
67
68
69
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Transportation

Roadway Types
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Transportation

Main Loop Road - Section 1

MAP

L sidewalk '23?; i [, - \‘ el ‘) iy [ swale L multi-use teail
. swale ’
! 1 | 1 1 1 1 ]
g &' 5 12 12’ 12’ 12’
| i
64’

Section Summary

e o | Sustainability Options |
on-street parking none | use a variety of sedges

. and rushes in the swale
bicycle lanes 5-feet, one direction that can withstand both
sidewalk / trail 5-feet, 12-feet inundation and drought
planting strip / swale 6-feet, 12-feet < augment swales and
intended speed 35 mph landscape buffer with
adjacent land uses undeveloped / low density residential (ELGE ETErre
primary grade moderate to steep

Considerations

* Astormwater swale on the down-slope side of the roadway will capture and pre-
treat some stormwater run-off, as well as provide a buffer for multi-use trail users.

* Bicyclists are accommodated in two ways. A striped 5-foot bicycle lane
accommodates skilled bicyclists for uphill travel. Skilled bicyclists traveling downhill
are expected to use the entire travel lane, as these bicyclists tend to prefer more
room to maneuver when their speed increases.

* An 8-foot multi-use trail provides accommodation for less skilled bicyclists, like
children and families. While this trail is intended to “meander” along the roadway, it
will be important to provide clear lines of sight and adequate turning radii for both
bicyclist and pedestrian safety.

Kit of Parts {images shown are conceptual and do not represent final specific designs for Wilder) 13 May-2016 7
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Transportation

N T Main Loop Road - Section 2
This section of the Main Loop Road passes through adjacent residential areas, and acts
¢ as a traffic collector, as well as a central spine for the community.

T
[ =" [—————|
. | planting [ bike . I | | bike | ) planting
sidewalk | ssl‘r:’glgr } parking | la| - t{:x: | l{::: |alne | parking | sstaglgr sidewalk !
.._f_.. S " . _f.__ i F I o ____T_ B S —— - s —_—
| | | | |
5 7-12 7 5’ 11 i1’ g’ 7-12’ 7 i 5
—1 — ——————— — — 1
70' - 80’
‘Sustainability Factors Section Summary
R T ; travel lanes 11-feet
| on-street parking 7-feet
5 recycled-content in bicvele | 5 feet
asphalt & concrete SYCEREanes AL
? : sidewalk / trail 5-feet
< shading from trees _ .
planting strip / swale 7 - 12-feet
< integrated stormwater intended speed 30 mph
managment systems - - : _ ;
adjacent land uses medium density residential
primary grade moderate
8 13-May-2016 {Images shown are conceptual and do not represent final specific designs for Wilder} e?‘
[ 4

WILDER



Main Street

Main Street travels through the village center and has the most urban character. Wide
sidewalks, planters, and street furniture (i.e., street lights, flower baskets, benches, etc)
contribute to a very pedestrian-friendly commercial environment.

[ce]
(o))
i

Transportation

MAP KEY

. i i l

’) sidewalk L parking J 'batgg L tlr:r\‘::i , tlr:x:l [ 'balﬁg ‘ parking sidewalk |,

fu (R '| T |
12’ 7 5 11 11 5 7 1z

Section Summary
travel lanes
on-street parking
bicycle lanes
sidewalk / trail
planting strip / swale
intended speed
adjacent land uses
primary grade

Kit of Parts

70

'[Sustainability Factors

11-feet % narrow street width
7-feet

< recycled-content in
5-feet asphalt & concrete
12-feet

- . o : . <% shading from trees
tree wells at sidewalk edge with trees periodically in parking

20 mph
village commercial / mixed use
flat

{Images shown are conceptual and do not represent final specific designs for Wilder| 13-May-2016 9



Transportation

199

MAP KEY

Boulevard

This section of the Main Loop Road is a full boulevard with a median and planting
strips or bioswales. It will be the centerline of neighborhoods for the south of the village

center.

planting
sidewalk | strip or
swale
6’ 7 s

Sustainability Factors
< narrow street width

< recycled-content in
asphalt & concrete

< shading from trees

< integrated stormwater
managment systems

10 13-May-2016

pianted planting
i bik | travel bike )
parking la'n?: ‘gxz mt;gjglr; or i ane parking sstaglgr sidewalk
7' g iv 8 171 5 7 7 6’
80’
Section Summary
travel lanes 11-feet
on-street parking 7-feet
bicycle lanes 5-feet
sidewalk / trail 6-feet
planting strip / swale 7-feet
intended speed 25 mph
adjacent land uses medium to low density residential
primary grade moderate
ges shown are ial and do not represent final specific designs for Wilder} 47‘
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Transportation

Main Loop Road - Section 5

This section of the Main Loop Road serves as a transition zone between the residential
outskirts of the Village and the wastewater treatment plant.

MAP KEY

planting

planting

. . bik | i .
sidewalk ) s;ug'gr parking f lanee [{ l::;:l " "';‘1': .Da'::g parking sstuglgr l}sldewalk
| | 1 1 1 1 I ’ l | [
€’ 7 7' 5 i1’ 11’ 5' 7 6’ 6’
| |
| i
70’
Section Summary ' Sustainability Factors
travel lanes 11-feet TR AT
on-street parking 7-feet ) 3
A < recycled-contentin
bicycle lanes 5-feet asphalt & concrete
sidewalk / trail 12-feet : :
< : < shading from trees
planting strip / swale 7-feet
intended speed 35 mph < integrated stormwater
) . . . managment systems
adjacent land uses low density residential
primary grade moderate
Kit of Parts {Images shown are ptual and do not represent final specific designs for Wilder) 13-May-2016 914
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Transportation

MAP KEY Main Loop Road - Section 6

This section of the Main Loop Road connects Highway 101 to Wilder. A center turn
lane provides access to residential areas at the south end of the Village and to areas
adjacent to the property, like the wastewater treatment plant.

planting . planting
sidewalk ssluglgr lba':: 'I':z: cenlti;er:éurn t{gx:‘ gxg ssxc!gl:r sidewalk
6' T 5' 11’ 12’ 11 5 7 6’
70

Sustainability Options Section Summary

Wﬁm@mﬁﬁm travel lanes 11-feet

ableto ‘}E(!Eﬂﬂml on-street parking none

: m} : bicycle lanes 5-feet
L&(z’f&ﬁﬁaﬂ = sidewalk / trail 6-feet

planting strip / swale 7-feet

@ﬁ] ; intended speed 35-40 mph

12 13-May-2016

adjacent land uses
primary grade

{Images shown are conceptual and do not represent final specific designs for Wilder|

undeveloped, low density residential

moderate
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Transportation

Village Center Road - Section 1

The village center road travels around the village center to provide access to
commercial and residential uses in the center of the community.

MAP KEY

sidewalk 335’:‘.&::2 ‘l':"::' ‘l’:r“':' parking ”'gmg’g sidewalk
10’ 16’ 12’ 11 i 6’ 6’
68’
Section Summary | Sustainability Options
travel lanes 11- and 12-feet | Sustainability Factors
on-street parking 16-feet, angle-in 1 "
bicycle lanes none Enauseeccth
sidewalk / trail 10-feet (urban edge), 6-feet (residential edge) [ recyﬁ":gzogzi"tti“
asphalt & concrete

intended speed 20 mph 2
adjacent land uses  village commercial, high density residential | shading from trees

primary grade flat '

Kit Of Pa rts {images shown are conceptual and do not represent final specific designs for Wilder) 13 May-2016 13



Transportation

203

. } ion 2
e Village Center Road - Sectio
This section of the Village Center Road provides access to high- and medium-density
residential areas, and provides a transition between them. The angled parking serves
residents and visitors.
H i 1z 1L 6
55'
Section Summary
travel lanes 11- and 12-feet
on-street parking 18-feet, 45" angle-in (urban edge)
bicycle lanes none
sidewalk / trail 8 feet (urban edge), 6-feet (residential edge)
intended speed 20 mph
adjacent land uses  village commercial, high and medium density density
residential
primary grade flat
14 {images shown are conceptual and do not represent final specific designs for Wilder} 4’,‘
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Transportation

Village Center Road - Section 3

This section of the Village Center Road connects high density residential areas to the
Village Center. This section includes a transition to connect Ellis Street to College Way,
where parking is eliminated to reduce intersection conflicts.

MAP KEY

Because this section borders the community college property, the college edge is
proposed to be finished with a simply curb. If the college chooses to develop on their
side of the property, the roadway would be finished to the full Village Center Road cross-
section.

womwalk I RRFRINE (@) wanl trevel curn = —— .
sns lans atrip p - A
- - = == Sustainability Options
B 18’ 12 11 1 ' Sustainability Factors

| <% narrow street width

Section Summary

<% recycled-content in
travel lanes 11- and 12-feet asphalt & concrete
on-street parking 18-feet, 45" angle-in (urban edge), none on site edge
- 1 & shading from trees
bicycle lanes none
sidewalk / trail 8 feet (urban edge)
intended speed 20 mph

adjacent land uses  village commercial, high density residential, open space or
future development

primary grade flat

Kit of Parts {Images shown are conceptual and do not represent final specific designs for Wilder) 13-May-2016 15




Transportation

MAP KEY

=]

| . planting

| sidewalk stap or

P swa'E_L

| i |
8’ 6?

fSustainability Factors
< narrow street width

< recycled-contentin
asphait & concrete

< shading from trees

< integrated stormwater
managment systems

16 13-May-2016

Neighborhood Spine Road

These roads provide primary access to the neighborhoods throughout the Village.

T T - s \ ot
) = | |
7 11’ 11’ 7 @ 8
64’
Section Summary
travel lanes 11feet
on-street parking 7-feet
bicycle lanes none
sidewalk / trail 8-feet
planting strip / swale 6-feet
intended speed 25 mph

adjacent land uses
primary grade

205

sidewalk L

medium density residential
flat to moderate

{Images shown are conceptual and do not represent final specific designs for Wilder)
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Transportation

Neighborhood Local Road

These roads provide local access to neighborhoods.

MAP KEY

Queuing Design:

Periodic areas without
parking allow larger
vehicles to pass.

42
Section Summary | Sustainability Factors
travel lanes 16-feet, courtesy lane B TIaTTON Straet
on-street parking 7-feet

" < recycled-content in
bicycle lanes RIS asphalt & concrete
sidewalk / trail 6-feet : :

. - < shading from trees
planting strip / swale no |
intended speed 15 - 20 mph < integrated stormwater
; . - ; - managment systems

adjacent land uses medium to low density residential
primary grade low to moderate

Kit of Parts {Images shown are conceptual and do not represent final specific designs for Wilder) 13-May-2016 17



Transportation

MAP KEY

Queuing Design:

Periodic areas without
parking allow vehicles to
pass.

Sustainability Fact_ors

< There are a number of
| variations for the edge
| conditions of residential
streets with little traffic
that can integrate green
street treatments. Some
examples include:

< integrated large-capacity
bioswales

| &% less impervious surface
area (narrower streets)

< permeable pavingin
parking areas

< variety and diversity of
plants and trees in the
right-of-way

18 13-May-2016

Hillside Street

207

Hiliside Streets provide a bioswale on the downhill side of the roadway to capture and
pre-treat stormwater runoff.

—

Section Summary
travel lanes
on-street parking
bicycle lanes
sidewalk / trail
planting strip / swale
intended speed
adjacent land uses
primary grade

. . courtesy two-way
sidewalk parking | ravel lane
o+ .
|
5 T 16’
QAR!' . ANV

16-feet, courtesy lane
7-feet, one side

none

5-feet

7-feet, on downhill side
15 mph

low density residential
moderate to steep

Swale

7-12

photo: on-street parking is handled in a non-traditional way to accommodate wide bioswales,
walkways, and other green street treatments (Seattle, WA)

(Images shown are conceptual and do not represent final specific designs for Wilder}
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Woonerf - “Street for Living”

Woonerf” (“Street for living") is a Dutch term for a common space created to be shared

by pedestrians, bicyclists, and low-speed motor vehicles. They are typically narrow N PUE S .
streets without curbs and sidewalks, and vehicles are slowed by placing trees, planters,

parking areas, and other obstacles in the street.

Section Summary

travel lanes 18-30 foot shared corridor TR
on-street parking not designated, but permitted encourages strong
bicycle lanes none ommunity linkage
sidewalk / trail none < narrow street width
planting strip / swale none : R T
intended speed less than 10 mph asphalt & concr
adjacent land uses high- and medium-density residential " shading from trees
primary grade flat to moderate .

' integrated stormwater

managment systems

r 'u.:‘i

>

(Y ),

{Images shown are conceptual and do not represent final specific designs for Wilder} 13-May-2016 19
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Transportation

O Green Alley
A green alley functions as a normal alley from a transportation perspective but is
E—— treated with green features to facilitate stormwater absorption and reduce impervious
pavement area.
Sustainability Factors i porous apron t porous apron
| & Explore a variety of '
|
| materials for the porous /‘ /I /l /‘ /l
| apron and driving strips. ’ ’ ' ’ ’
| Because the aprons will 6 2.5 3 2.5 6
not experience the use concrete concrete
‘ of a normal roadway, driv@ng vesgxtaa'éed drivi_ng
porous asphait orother | strip strip
1 hardscapes may work ,I
| well without continual
i maintenance. 20’
| 4 Consider a variety of ‘ (plus 2’ shy distance from building faces)
hearty low-growing plants
that are adaptive to the Section Summary
coast climate in lieu
of grass for the central travel lanes 20-foot total right-of-way
vegetated swale. ' on-street parking none
bicycle lanes none
sidewalk / trail none
planting strip / swale none
intended speed 10 mph
adjacent land uses residential
primary grade flat to moderate
20 13-May-2016 {images shown are conceptual and do not represent final specific designs for Wilder] 4?‘
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Urban Alley

Common in most traditional and neo-traditional neighborhoods, the alley provides
access to the rear of buildings. In addition to improving overall connectivity, the alley
also provides a place for services and storage (i.e., garbage cans and collection) and
allows street frontage to be uninterrupted by driveways.

o
—
AN

Transportation

MAP KEY

Section Summary
travel lanes

bicycle lanes
sidewalk / trail
planting strip / swale
intended speed
adjacent land uses
primary grade

Kit of Parts

15-foot travel corridor

none
none

none

10 - 15 mph
village commercial
flat

{Images shown are conceptual and do not represent final specific designs for Wilder}

| Sustainability Factors

: < Supports reduced street
widths elsewhere

& Improves overall
walkability

|
< Recycled-content
materials

13 May-2016 21
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Transportation
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Green Street Strategies
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Green Street Strategies

Photo at right: sidewalk is
separated from the roadway
by a bioswale; on-street park-
ing is provided with 90-degree
parking intermittently along
the roadway.

Photo below: a common traffic
calming element can also
serve to slow and pre-treat
stormwater runoff.

e S

:Suéiainébility Optiong |
' |

 Use plants thatare
most adaptable to the
climate and conditions
where feasible to reduce
imgation needs

5 Avoid invasive plants

24 13-May-2016

213

Bioswales

p—

Bioswales are a vegetated swale system with an infiltration trench designed to retain
and temporarily store stormwater. They are planted with native grasses, sedges and
rushes that enhance filtration, cooling, and cleansing of water in order to improve water
quality and prevent sealing of subsoils.

~~

The bioswale above is set back from the road- Photo top: deep bioswale between a parking

way to accommodate people getting into and lot and the roadway, Photo bottom: a bioswale
out of their vehicles. integrated with traffic calming
({images shown are conceptual and do not represent final specific designs for Wilder) ““a
[ 4
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Green Street Strategies

Permeable or Porous Pavement

Permeable or perforated paving materials or pavers with spaces that allow transmission
of water to aggregate base and subsoils. Runoff is temporarily stored in the base for
infiltration into the subsoils and/or slow release to storm drain system.

Porous pavement will need to
be tested on the Wilder site
before the treatment is used
for full applications.

f Sustainability Options

< Seek local source
materials

| & Recycled-content
materials

Photos clockwise from top left: parking lot with
several permeable pavement types including
pavers and porous asphalt (Jean Vellum Natu
ral Capital Center - Portland, OR): walkway of
porous pavers (Portland State University - Port-
land, OR); parking lot of porous pavers (North
Carolina); parking strip of porous pavers.

Kit of Parts {Images shown are conceptual and do not represent final specific designs for Wilder} 13May-2016 25



Green Street Strategies

photo at left: rural application
of the small road concept

photos below: Seattle’s Street
Edge Alternatives (SEA) pro-
gram redesigned a series of
neighborhood roads to accom
modate stormwater runoff.
The roadway was narrowed,
on-street parking was consoli-
dated to a few locations along
the block face, bioswales were
installed on both sides of the
roadway to treat stormwater
runoff, and a sidewalk was
provided on one side of the
road for pedestrians.

26 13May-2016

215

Smaller Roads

Designing and constructing smaller roads is one way to reduce the volume of
stormwater run off simply because there is less impervious surface. More of the
roadway right-of-way can then be dedicated to greenery (shade, CO2 absoprtion,
aesthetics, etc.) and bioswales (to collect and treat localized stormwater runoff).
Additionally, smaller roads use fewer materials during their construction, particularly
petroleum-based materials like asphalt.

{images shown are conceptual and do not represent final specific designs for Wilder} 47‘
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Transportation

Pedestrian Circulation Types

A
.
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Pedestrian Circulation

MAP KEY Access Trails
Access trails provide short paved trail or stair connections between streets. These
] trails improve pedestrian and bicycle connectivity and encourage more walking in the
community. If terrain allows, these trails should be ADA accessible.

shy shy
distance travel way distance

(— :

1

2’ 6’ 2'
] {
| i
10’
.| cuidelines
Sustainability Options .
surface asphalt, concrete, wood (stairs)
& evaluate porous concrete width 10-feet
or asphalt for trail surfaces |
cross-slope maximum 2%
- oGl e i vertical clearance 10-feet minimum
treat stormwater on site
‘& use materials found on
site for stair structures and . .
Considerations

minor retaining walls
* Access trails and stairways should be sensitively designed and constructed to
minimize impact on the terrain and neighboring homes.

< use solar panels for
lighting

* Consider constructing stair systems from concrete and local stone, instead of
chemically-treated lumber. These materials are not as slippery as wood, are more
durable, and have greater longevity. In addition to providing access, a rock and
concrete stair system can also provide hillside stabilization and attractive rock
gardens.

* Fences on both sides of access trails should be limited to improve pedestrian
safety and encourage “eyes on the street.” If screening is desired, consider using
vegetation or fences that provide some privacy but retain the ability to see and hear
the trail (i.e., “good neighbor” fencing, wrought iron, etc.).

¢ Access trails should be lighted so that they can be used safely year-round. Lights
should minimize deflection into the sky and neighboring homes.

28 13-May-2016 {images shown are conceptual and do not represent final specific designs for Wilder) 47‘
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Natural Trails

MAP KEY

Natural trails are soft-surface walking/hiking trails that provide recreation opportunities
and access to nature in the community. Natural trails can support bicycling and
equestrian use if designed properly, but are generally intended to serve pedestrians.

8' mintmum
overhead clearance *

bufter

'mﬁ cert:n';: \rail setback stream

1r 3 1 varies - as far as feasible varies
Guidelines ir plic
surface earth, wood chip, gravel employ “green” trall
width 5-feet soreTuenor ik
cross-slope 2%, down slope use native earth as muc
horizontal slope 15% maximum 0SS
vertical clearance - pedestrians only 8-feet minimum i :;-::" ... : - .”, -“,r
vertical clearance - bikes and horses 10-feet minimum o T e e P
trail setback from waterways as much as feasible

Considerations and erosi

» Trail systems significantly contribute to the marketability of the community and Lk Injein!
increase property values. oardwalks througk

* A natural soft-surface trail system is the best way to access some of the best parts are
of Wilder and its surrounding areas. By contouring along the steep eastern slopes of
the property, residents can walk with relative ease to Idaho Point, King Slough, and
other parts of the community in a completely natural environment.

* This type of trail system is relatively easy to construct and maintain when done i
properly. It also provides an opportunity to improve some existing land conditions by
improving drainage, stabilizing slopes with native vegetation, and removing invasive
plants like Himalayan blackberry and Scotch Broom.

{images shown are conceptual and do not represent final specific designs for Wilder} 13-May-2016 29
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Village Center

Development Types
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Village Center: Retail

A range of sizes should include very small “incubator” spaces to encourage small
businesses and create interest. Buildings should make a strong connection to the
street through glazing, roll-up openings, outside display or seating. Awnings and street
furniture provide important functions.

General Specifications

Unit Size: no larger than 20,000 sf

Unit Height: up to 3 stories

Parking: on street and shared parking lots
Private Outdoor Space: n/a

Density range / typ. lot size:
Target price range:

Kit of Parts {Images shown are conceptual and do not represent final specific designs for Wilder)

N
N
N

Development Types

IN ZONE...

photos clockwise from left:
Downtown Cannon Beach, OR;
Coffee shop, Forest Heights
(Portland, OR); College Avenue
(Berkeley, CA); shops in Sis-
ters, OR

e

||Sustama\bmty Factors !

"6 Provide nelghborhood
|.' amenities to reduce need
‘I forvehlculartravel

3 Dens:ty makes community_'

more supportive of transit

& Build durable and flexible
bundlngs to ensure that

|. can provnde for different

uses as the community

matures |
6 Seek energy efficiencies
between building uses
and at a district scale

e e

13-May-2016 33



IN ZONE...

S

ustainability Options

% Daylighting of retail has

been shown to increase
sales, as ﬁ';ﬂ]fn__gliﬂ"—]@';
Sd l'ﬂi}_.'_"d‘

< New LED lighting is

emerging for retail uses

34

13-May-2016

223

Village Center: Small Retail Shops

Important to the success of any new retail is the ability of small businesses to start
up with minimal risk. Providing interesting small retail spaces is one way to do this.

Portable carts, small kiosks arcades and market hall type retail are all proven ways of
doing this.

{images shown are 1al and do not represent final specific designs for Wilder) e%
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Village Center: Housing Over Commercial

Mixing residential and commercial activities contributes to “eyes on the street” and
focuses human activity in core areas at all times of the day. Commercial can be retail,
office or civic uses, depending on demand. Housing can be elevator-served or walk up
townhouses stacked above.

T R T A

Kit of Parts {images shown are conceptual and do not represent final specific designs for Wilder)
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IN ZONE...

Sustainability Options

5 More supportive of transit

< Improves overall balance
of jobs and housing

< Potential for shared
parking

< Potential for ‘waste heat
from commercial uses to
serve residences

» Green building certification

13-May-2016 35
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IN ZONE... Village Center: Hospitality

Hotels and Bed and Breakfasts near the commercial core will provide more activity and

help energize the area in the evening. These establishments often include restaurants
and other uses on the ground floor.

Sustainability Options
< Green building strategies

£ Zone mechanical systems
for room -by-room control
to reduce impact of
unoccupied rooms

< Incorporate green
management practices for
cleaning, laundry, etc

36 13-May-2016 {images shown are conceptual and do not represent final specific designs for Wilder} “7‘
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Single-Family: Hill Homes

The areas near the perimeter will generally have larger view lots, with somewhat larger
houses. Thoughtful landscape standards and stormwater management can contribute
to homes that blend into the landscape and to the stability of adjacent slopes.

General Spetifications

Unit Size: 1200 - 2000+ sf
Unit Height: 2 story

Parking: off street

Private Outdoor Space: Backyard / front yard
Density range / typ. lot size: 3 -7 du/acre

Target price range: $$$ TBD

¢ Larger lots
* Typically located at slope edges

» Design standards can steer construction toward a cohesive style for the community
(i.e. neo-traditional - or a particular material set and/or form, like wood siding,
sloped roofs)

* landscape standards can help to blend homes into landscape

{images shown are conceptual and do not represent final specific designs for Wilder)
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IN ZONE...

R1

' High Energy Efficien

1 Green building pr gram

with incentives to avoid
essively large homes

and higher burden for

; "flv'lg‘lliii S, relative to

smaller homes

1 Renewable e nergy

production

Minimize alterations to

ex | JI-II(-I | |»"', IDE

% Detached garages improve

indoor air quality by keeping

garage fumes out of the
living spaces

13-May-2016
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Development Types

IN ZONE... Single-Family: Medium Density Homes

- These homes will be the dominant housing type at Wilder. They allow open space for
R3 || R2 each home and remain affordable for many families. Porches and limitations on garage
Jocations help to link this type to the street for improved neighboring opportunities.

photos: various medium-
density housing styles and
configurations

Sustainability Options

 Certifications General Specifications

< High Energy Efficiency Unit Size: 1200 - 2000 sf
< Stormwater drywells Unit Height: 2 story
& FSC-certified framing Parking: off street
Private Outdoor Space: Backyard / front yard
< Recycled content 2 e
materials Density range / typ. lot size: 8 - 10 du/acre
Target price range: $$

> Reduce ecological
footprint through energy
savings, preferred » Basic lot size is 5000 sf
materials, good siting, etc.

! I ) e Affordable construction type
< Improve indoor air quality

* Design and landscape standards, intended to support project quality without over-

= Support potential inflating housing costs

industrial tenants within

overall project, as well as « Accessory units allowed (see page x)
regional economy

< Provide market
differentiation

<& Detached garages improve
indoor air quality by
keeping garage fumes out
of the living spaces

40 13-May-2016 {Images shown are conceptual and do not represent final specific designs for Wilder) “‘?‘
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Single-Family: Urban Lot Houses

Urban lot houses are freestanding homes, but offer a more compact neighborhood as
well as more affordable housing.

General Specifications

Unit Size: 800 - 1,100 sf

Unit Height: 1-2 story

Parking: off street

Private Outdoor Space: Backyard / front yard

Density range / typ. lot size: 9 - 15 du/acre

Target price range: $-$%
Kit of Parts {lmages shown are conceptual and do not represent final specific designs for Wilder)
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Development Types
IN ZONE...
R3 || R2

photos: urban lot houses (Port-
fand, OR, & Newport, OR)

| Sustainability Options
; < Certifications

& High Energy Efficiency

:-d Stormwater drywells

' & FSC-certified framing

l < Recycled content
materials

13-May-2016 41
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Development Types

TS Single-Family: Urban Micro Cottages
Very small homes have become a demonstrated success for some parts of the poplu-
| R3 ‘ R2 lation, including single-occupant households and new home-owners. Small, indepen-
dently sited cottages serve these populations well, and are an attractive way to attain a

home in an area with many regional outdoor attractions.

photos: Micro-Cottages at
Wilder

: Sustainability Options |
& Certification
< High Energy Efficiency
< Stormwater drywells

| < FSC-certified framing

% Recycled content

materials
& Increasing density General Specifications

can in itself improved Unit Size: 450 - 1,000 sf

sustainability by making . i )

walking and transit more Lol He'ght' L2 ony

viable for more trips. Parking: off street
Private Outdoor Space: Backyard / front yard
Density range / typ. lot size: 10 - 18 du/acre
Target price range: $-$$

42 13 May-2016 {Images shown are conceptual and do not represent final specific designs for Wilder}
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Townhouse

Townhouses provide the benefits of direct simple ownership (without the potential risks
of condominiums) while contributing to higher densities than free-standing homes.
They are a long-standing traditional type in many cultures, from the Victorians of San
Francisco to cutting edge modernist designs throughout the industrial world.

While townhouses are often built with garages below and directly off the street, the
preferred pattern is to have garages at the rear, either in a separate outbuilding (a
‘mews’ pattern typical in England) or tucked under the unit with open space provided
in front yards. Eliminating the garage door on the front improves the qualities of the
street, by providing more visual contact between the street and the homes.

When garages must be located at the front, they can be set 1/3 to half a story down to
increase the connection between street and house.

General Specifications

Unit Size: 1,100 sf - 1,600 sf (18’ - 20’ wide)
Unit Height: 2-3 story
Parking: garage, off street
Private Outdoor Space: Backyard
Density range: 10-20 d.u./gross acre
Target price range: $-$%
Kit of Parts {lmages shown are conceptual and do not represent final specific designs for Wilder)
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Development Types

IN ZONE...

B

phaotos: Belmont Dairy (Port
land, OR); Sullivan’s Gulch
townhouses (Portland, OR)

|Sustainability Options

< Certification
’é High Energy Efficiency

| & Stormwater drywells
|4 FSC-certified framing

| &% Recycled content
matenials

| & Increasing density
can in itself improved
sustainability by making
walking and transit more
viable for more trips.

<% Shared walls typically
lead to increased energy
efficiency for each unit.
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Development Types

IN ZONE... Cluster Development: Walk-In

Clustered developments offer a sense of scale among neighbors, who typically share

=
‘ {:E}, R2 || R1 a small common open space. In truly successful designs, these spaces become very
- desirable amenities.

|

.

i

photos, clockwise from above: Cluster on common green, Stapleton (Denver, CO); Rose Walk (Berkeley, CA); bungalow court walk-
in (Portland, OR)

General Specifications

Unit Size: 800 - 1800 sf
Unit Height: 1- 2 story
Parking: off street, shared, and/or ganged garages
'S'us:;g;ﬁq'é;_il'ijt_y-_Op_tio?n: Private Outdoor Space: shared commons
o : & Density range / typ. lot size: 8- 12 du/acre
= il T e Target price range: $$

@ Coordinated managment
- of stromwater, landscape
etc.: use green standards

4 Higher potential for
sharing of resources
among neighbors

1

44 13-May 2016 (images shown are cc ptual and do not represent final specific designs for Wilder] “’
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Cluster Development: Cottage Clusters

Cottage clusters are a type of walk-in cluster where homes are smaller than typical

IN ZONE...

single family, increasing affordability and density within a single family neighborhood. R3 || R2 || R1
They are being used in existing neighborhoods to create housing variety and
affordability.

Sustainability .é:fu_.l ns
© Certification of homes
* Landscape standards

< Higher potential for
sharing of resources
General Specifications among neighbor:
Unit Size: 800 sf or less
Unit Height: 1- 2 story
Parking: shared
Private Outdoor Space: shared commons
Density range / typ. lot size:  12-24 du/acre
Target price range: $

* Typically an allowed use within single family neighborhoods, with 6 - 8 cottages in
lieu of 3 - 5 standard size homes

* Shared parking at periphery

* Open space provides front door access and commons

{images shown are conceptual and do not represent final specific designs for Wilder} 13-May-2016 45



Development Types

IN ZONE...

Apartment building in a single
family neighborhhod context

- L
{Sustainability Factors
< Green building certification |

< Potential for building scale
mechanical systems

; < Higher land efficiencies
| <4 More supportive of transit

! < Green landscape standards

46 13-May-2016
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Multi-Family

Multi-family housing is a long-established housing type in cities and towns of all sizes,
and in all cultures. In modern construction, several types are common:

Apartments are owned by one party with tenants renting their individual units

Condominiums (‘condos’) are owned by the individual tenant, who also typically owns
an interest in the common areas of the property. A homeowners association manages
the joint ownership areas.

Flats are units on one floor of a multi-story building with conventional floor-to-floor
heights.

Lofts are units that have a higher floor-to-floor height and typically have a mezzanine
loft within, often over the kitchen/bath areas.

Multi-family units can be arranged in numerous configurations (e.g. along corridors,
around courtyards, off of circulation balconies, etc.). Each of these layouts lead to
different building types. Smaller buildings oriented off of a common stair landing at
each level can often fit in well with single family building massing.

Multi-family housing also can be located with other uses on the ground floor, especially
retail and commercial uses. This helps increase the level of activity in central areas,
with benefits for retailers and the public space.

General Specifications

Unit Size: 500 - 1100 sf

Unit Height: 1-2story

Parking: off street, shared, and/or ganged garages

Private Outdoor Space: shared commons, balconies, patios

Density range / typ. lot size: 8- 12 du/acre (

Target price range: $ )
{images shown are conceptual and do not represent final specific designs for Wilder] 4?‘
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Multi-Family: Clustered

Clustered Apartments could serve nearby institutions of higher education, such as
OCCC and 0SU, as well as others in the community. The units can vary in size, and can
be shared among multiple residents.

General Specifications

Unit Size: 300-800 sf
Unit Height: 2-3 story
Parking: off street, shared, and/or ganged garages

Private Outdoor Space: shared commons, balconies, patios
Density range / typ. lot size: 12-34 du/acre
Target price range: $

(tmages shown are conceptual and do not represent final specific designs for Wilder)
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Development Types

Auxilliary Dwelling Unit (ADU), A.K.A. “Granny Flat” T
An ADU is a second self-contained dwelling unit created on a lot with a house, attached .
R3 |

house or manufactured home. These dwellings are typically small (no larger than 800
sf) and are intended to provide housing options for a variety of single occupant tenants.
Units can be joined to/over garages or stand alone on the property.

R2 || R1

llc House (Portland, OR - SIP roof panels, Net Zero Energy Design),
Ver, CO); ADU infill, Portland, OR

Unit Size: 250 - 800 sf
Parking: off street / on street
I | patio/ deck
n/a
$-$%
48  13May-2016 (images shown are conceptual and do not represent final specific designs for Wilder) 4?‘
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Building and Development Strategies

Green Building Certification

Certification programs provide the builder with explicit standards to achieve best environmental practices and provide
building owners with the assurance that their project is built to those standards. There are several home certification
approaches available, with different emphases; the most effective of these are described below. Around the U.S., local
and state jurisdictions have also adopted custom green building programs.

The most comprehensive programs, such as LEED, look beyond energy impacts to reward use of recycled content or
sustainably produced materials, healthy indoor environments, and watre conservation. However, no certification level
will gurantee sustainability. True sustainability in the built environment requires an on-going process of improvement
and innovation, and requires an underyiing vision to guide decisions.

{ I e S SN S

1
LEED Silver Residence Hall at Lewis

Clark College
Certification Programs and Approaches

LEED: A voluntary certification program, based on a
checklist of prerequisites and credits, awarding
certification at increasing levels, up to platinum.
Credits are awarded in six areas: Sustainable Sites,

LEED certified projects receive a Water Efficiency, Energy & Atmosphere, indoor
plaque to display their commitment Environmental Quality, Materials and Resources, and
Design Process.

LEED-Homes A specific LEED version re-tooled for single-family
homes, which gives additional credits for proximity to
community services

Energy Star Certified by U.S. Dept. of Energy (DOE) to be 15%
more efficient than code requirements.

U.S. DOE’s Building Technical and design assistance with project-tailored

America Program energy strategies for regional climate

EarthAdvantage Certifies and tests for energy savings of 15% better
than code, low-VOC materials, fresh air ventilation,

environmentally preferred materials. Also technical
assistance.

50 13-May-2016 {Images shown are conceptual and do not represent final specific designs for Wilder} 4?‘
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Design Standards

Design standards are a strategy for ensuring a level of quality for a neighborhood. They can take many forms, ranging
form basic site layout issues to detailed standards aimed at creating a unified look for a development.

Basic standards to address location of garages, entries and porches are widely accepted in many communities. They
help support the pedestrian nature of streets by creating a level of interconnection between the street and the living
areas of adjacent homes. Other communities impose standards geared toward a particular ook, style or materials
palette.

Imposition of a narrow set of standards can affect both the cost of housing and its rate of sales. In some cases, how-
ever, a strong discernible look to a neighborhood can improve sales and identity.

uses design standards to tightly
control building materials, siting,
landscape and such details as
reflective surfaces and trash
enclosures.

A “new urbanist’ neighborhood in Monmouth, Oregon shows the benefit of stan-
dards to engage the house with the street. The neighboring house, outside the

development, is dominated by a garage, and is less welcoming to the street.

Above: Design standards are of-
Gy Marwd ot Al open ten used to provide for good solar
access to home lots.

Left: Graphical design standards
used to improve the look of an
overall community.

p
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Building and Development Strategies

Panelized Construction

Panelized construction can help reduce costs in housing construction and - if done correctly - contribute to a more-
resource efficient approach. Some building elements, such as roof trusses are commonly pre-manufactured and
brought to the site ready to install in production housing. Roof panels are another building component that has shown
strong potential for use in the housing industry, because of their efficiencies.

Wall panels can also be pre-manufactured, but do not always capture the same benefits in terms of resource efficiency,
due to wastage from window cut-outs and other irregularities. Nevertheless, an innovative manufacturer committed to
waste reduction and sustainable practices could be a strong partner in construction of the project.

¢ improves affordability

* Requires across-the-board attention to waste
reduction in design and production processes

¢ Potential for single-family and multi-family
building types

* Potential industrial use within project area

52 13 May-2016 {images shown are conceptual and do not represent final specific designs for Wilder) “‘a
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Building and Development Strategies

Modular Construction

Modular housing is undergoing somewhat of a renaissance, and can offer affordable construction at a higher design
quality than in past generations. Both aesthetics and sustainability have been improved.

» Offers a balance of high design and affordability
* Factory-built and moved once to home site

* Somewhat more affordable than comparable homes built from scratch
e GlideHouse factory in Portland

e Potential industrial applications within project area

=
NG

WILDER
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Building and Development Strategies

Co-Housing

Co-housing is a specific housing type where residents arrange to share many amenities, usually including a common
house with kitchen. Residents often share meals, though they have individual kitchens as well. Co-housing
communities often act as an anchor to a larger neighborhood community.

{ photos clockwise from top left: Trillium Hollow (Portland, OR);
Hearthstone Co-Housing (Denver, CO); CoHo Co-Housing (Corvallis,
OR - 2); Cascadia Commons (Washington County, OR)

General Specifications

Unit Size: varies
Unit Height: varies
Parking: off street
Private Outdoor Space: patio
Density range / typ. lot size: 8- 12 du/acre
Target price range: $-$%
54 13-May-2016 {Images shown are conceptual and do not represent final specific designs for Wilder) 47‘
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Developed Open Space: Commons

A Viliage Center Plaza or Commons provides a mix of soft and hardscapes for a variety
of community uses, like farmers’ markets, bazaars, concerts, and festivals. The urban
design of the space creates a sense of enclosure but also permeability, with access
from multiple points.

MAP KEY

T

- 2

. ' =i {-;a_,
B2 PR
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Developed Open Space: Neighborhood Park

This type of open space is intended to provide public gathering and recreation space
for community residents. A neighborhood park should be within 1/2 miie of each home
in Wilder so that residents can easily walk or bicycle to them. Ideally, the parks should
be connected through the trail system.

Park amenities could include:

* children’s play equipment

* open lawn areas

* shelters / focused gathering areas
*  trails / paths

{Images shown are conceptual and do not represent final specific designs for Wilder}
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MAP KEY

- Retain as much existing

stainability Options

vegetation as possible,

particularly large tree:

2 Creatively integrate play
equipment and trails into
the landscape

Protect steep slopes
by concentra

atter areas and
blishing native
tion on the slope for.

on f
este

VEEE
ablization
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Open Space Types

MAP KEY
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Above: City-owned lands within
the project site

13-May-2016

Developed Open Space: Play Fields

Play fields are typically engineered open spaces that accommodate a variety of field
sports that require large areas for play (i.e., soccer, football, baseball, etc.) Successful
play fields are engineered to address drainage, grade change, lighting, and spectator
seating and usually require a higher level of maintenance.

L et~ oo
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Undeveloped Areas

Undeveloped natural areas are typically steep slopes, wetlands, and other sensitive
natural areas

MAP KEY

e Link Wilder trail network with OCCC and Mike Miller Park

e Maintenance strategy to be determined

Conservation overlay?
* Conservation group management?
* HOA management?

{Images shown are conceptual and do not represent final specific designs for Wilder} 13-May-2016 59
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Open Space Conservation Strategies

Riparian Corridors

251

The steep terrain and perennial waterways throughout Wilder offer an opportunity to integrate riparian corridor

protection and a comprehensive soft-surface trail system.

property
line

trall setback stream

softsurface
tral)

I - +

5 varies varles

30" riparian / trall corridor

Guidelines

surface earth, wood chip, gravel
width 5-feet

cross-slope 2%, down slope
horizontal slope 15% maximum

vertical clearance - pedestrians only 8-feet minimum
vertical clearance - bikes and horses 10-feet minimum

trail setback from waterways as much as feasible

Considerations

¢ |dentify and enhance important habitat areas and travel corridors. Try to keep these
areas intact so that wildlife is not completely displaced.

* Integrate education into the trail system and stream / habitat corridor protection
system.

62 13-May-2016 {Images shown are conceptual and do not represent final specific designs for Wilder}

r'S'ustainability Options

5 use native earth as much
as possible

<4 use existing disturbance
comidors (utility
easements, old roads,
etc.)

< keep trails out of core
habitat areas

<5 avoid endangered or
threatened habitat areas

5 minimize stream crossings

< establish native plant
species along the trail and
along waterways

i remove invasive plant
species

) control stormwater run-off
~ from the trail

 design trails for expected

 users
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Tree Preservation

The steep terrain and perennial waterways throughout Wilder offer an opportunity to integrate riparian corridor
protection and a comprehensive soft-surface trail system.

d a (Images shown are conceptual and do not represent final specific designs for Wilder] 13 May-2016
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Additional Types, Variations

Variations on some of the preferred development types are included here.

Site Diagrams

These site diagrams show the conceptual layout of the proposed project, including zoning, open space and circulation
systems. Detailed planning will be submitted in phase-by-phase submittals.



Transportation

MAP KEY

Queuing Design:

Periodic areas without
parking allow vehicles to
pass.

i Sustainability Factors '

I. & There are a number of

i variations for the edge
conditions of residential
streets with little traffic
that can integrate green
street treatments. Some
examples include:

& integrated large-capacity
bioswales

& less impervious surface
area (narrower streets)

& permeable paving in
parking areas

< variety and diversity of
plants and trees in the
right-of-way

1

66 13-May-2016

Hillside Street, Variation (City-Mandated)

255

Hillside Streets provide a bioswale on the downhill side of the roadway to capture and

pre-treat stormwater runoff.

Section Summary
travel lanes
on-street parking
bicycle lanes
sidewalk / trail
planting strip / swale
intended speed
adjacent land uses
primary grade

sidewalk | parking w”m ll\::‘)eway
+ £ 3
g i 24’
43'-48’

16-feet, courtesy lane
7-feet, one side

none

5-feet

7-feet, on downhill side
15 mph

low density residential
moderate to steep

swale

7:_12v

photo: on-street parking is handled in a non-traditional way to accommodate wide bioswales,
walkways, and other green street treatments (Seattle, WA)

{images shown are conceptual and do not represent final specific designs for Wilder}
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Transportation

Neighborhood Local Road, Variation (City-Mandated)

These roads provide focal access to neighborhoods.

MAP KEY

Queuing Design:

Periodic areas without
parking allow larger
vehicles to pass.

sidewalk parking m‘;’mmw parking sutewalk
— __.'.— -
€ 7 24 7 &
50’
Section Summary | Sustainability Factors
travel lanes 16-feet, courtesy lane _ :
. 1 <5 narrow street width
on-street parking 7-feet {7
- | & recycled-content in
bicycle lanes ol asphalt & concrete
sidewalk / trail 6-feet .
! . | & shading from trees
planting strip / swale  no
intended speed 15 - 20 mph < integrated stormwater
. - . . . managment systems
adjacent land uses medium to low density residential
primary grade low to moderate

Kit of Parts {Images shown are conceptual and do not represent final specific designs for Wilder) 13-May-2016 67
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Transportation

] Utility Alley (City-Mandated)
A green alley functions as a normal alley from a transportation perspective but is
—_———y treated with green features to facilitate stormwater absorption and reduce impervious
pavement area.

hard surface hard surface
i Sustainability Factors
< Explore a variety of /| /| /l /‘ /‘
| materials for the porous |
| apron and driving strips. , , , . ,
Because the aprons will 6 2.5 3 2.5 6
not experience the use concrete hard concrete
of a normal roadway, driving driving
porous asphaltorother | strip surface  syrip
hardscapes may work ,l
well without continual :
maintenance. 24
% Consider a variety of (plus 2" shy distance from building faces)
hearty low-growing plants
that are_adapt]ve‘to the Section Summary
coast climate in lieu
of grass for the central travel lanes 20-foot total right-of-way
vegetated swale. i on-street parking none
bicycle lanes none
sidewalk / trail none
planting strip / swale none
intended speed 10 mph
adjacent land uses residential
primary grade flat to moderate
68 13-May-2016 ({images shown are conceptual and do not represent final specific designs for Wilder) “7‘
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Fleming St. (44th-46th, City-Mandated)

Woonerf” (“Street for living”) is a Dutch term for a common space created to be shared

by pedestrians, bicyclists, and low-speed motor vehicles. They are typically narrow 1 PN SN P
streets without curbs and sidewalks, and vehicles are slowed by placing trees, planters,

parking areas, and other obstacles in the street.

Section Summary Sustainability Factol
travel lanes 24 foot shared corridor S S
on-street parking not designated, not permitted ncourages s

bicycle lanes none ommunity finkag
sidewalk / trail none narrow street width
planting strip / swale none ovCledicontertir
intended speed less than 10 mph ._-I —-‘ﬁ & concrete
adjacent land uses high- and medium-density residential ' shading from tre
primary grade flat to moderate e TR G R

managment systems

{Images shown are conceptual and do not represent final specific designs for Wilder) 13-May-2016 69
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Wilder Community Master Plan
Development Applications

APPENDIX I.
Comprehensive Plan Maps
and
Legal Descriptions
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P: (360) 882-0419 F: (360) 882-0426
OFFICES IN: TUALATIN, OR - VANCOUVER, WA - SALEM-KEIZER, OR

AKS ENGINEERING & FORESTRY VANCOUVER
9600 NE 126th Avenue, Suite 2520, Vancouver, WA 98682

ENGINEERING & FORESTRY

LEGAL DESCRIPTION
FOR
WILDER ZONING

ZONE R-3 NORTH

Being a portion of the Northeast quarter of Section 20, Township 11 South, Range 11 West,
Willamette Meridian, and Parcel 2 of Partition Plat recorded in Book 2015, Page 1, City of
Newport, Lincoln County, Oregon, more particularly described as follows:

COMMENCING at a brass cap marking the Northeast quarter of Section 20, Township 11 South,
Range 11 West, Willamette Meridian, as shown in Partition Plat recorded in Book 2015, Page 1;

THENCE North 84°40°37” West along the North line of said Section 20, also being the North line
of Parcel 2 of said Partition Plat, for a distance of 571.71 feet to the POINT OF BEGINNING;

THENCE South 36°40'45” East, leaving said North line, for a distance of 60.77 feet;
THENCE South 56°02'46” West, for a distance of 265.91 feet;

THENCE South 26°56'02” West, for a distance of 77.78 feet;

THENCE South 24°24’13” West, for a distance of 156.90 feet:

THENCE South 31°39°42” West, for a distance of 76.90 feet;

THENCE South 40°07°01” West, for a distance of 80.40 feet;

THENCE South 59°22°16" West, for a distance of 98.11 feet;

THENCE North 30°37°44” West, for a distance of 53.12 feet;

THENCE North 84°53'51” West, for a distance of 126.42 feet;

THENCE North 58°20'19"” West, for a distance of 115.76 feet;

THENCE North 85°55'23” West, for a distance of 101.66 feet to the West Line of Parcel 2 of
Partition Plat Book 2015, Page 1;

THENCE North 04°04'37” East, along the West line of said Parcel 2, for a distance of 535.11 feet
to the most Northwesterly corner of said Parcel 2;

AKS Zoning for Wilder Property (AKS Job #5203) july 18, 2016

Legal Description Page 1
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THENCE South 84°40’37” East along the North line of said Section 20 and the North line of said
Parcel 2, for a distance of 779.14 feet to the POINT OF BEGINNING.

This property contains 7.97 Acres, more or less.

PROFESSIONAL

REGISTERED
'LAND SURVEYOR

OREGON
JULY 25. 1985
CARL A. BESEDA

# 027123 y

AKS Zoning for Wilder Property (AKS Job #5203) July 18, 2016
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AKS ENGINEERING & FORESTRY VANCOUVER
9600 NE 126th Avenue, Suite 2520, Vancouver, WA 98682

P: (360) 882-0419 F: (360) 882-0426
OFFICES IN: TUALATIN, OR - VANCOUVER, WA - SALEM-KEIZER, OR

ENGINEERING & FORESTRY

LEGAL DESCRIPTION
For
WILDER ZOING

ZONE R-2

Being a portion of the Northeast quarter of Section 20, and the Northwest quarter of Section
21, Township 11 South, Range 11 West, Willamette Meridian, and Parcel 2 of Partition Plat
recorded in Book 2015, Page 1, and Wilder Phase 1 recorded in Book 18 Page 46, City of
Newport, Lincoln County, Oregon, more particularly described as follows:

BEGINNING at a brass cap marking the Northeast quarter of Section 20, Township 11 South,
Range 11 West, Willamette Meridian, as shown in Partition Plat recorded in Book 2015, Page 1;

THENCE South 03°56'17" West along the East line of said Section 20, also being along a
Easterly line of Parcel 2 of said Partition Plat, for a distance of 46.44 feet;

THENCE South 39°05’17” East, leaving said East line, along the Easterly line of Parcel 2, for a
distance of 215.49 feet;

THENCE South 01°56'14” East, along said Easterly line, for a distance of 458.64 feet;
THENCE South 01°13'22” West, along said Easterly line, for a distance of 474.86 feet;
THENCE South 01°14’34” East, along said Easterly line, for a distance of 314.61 feet;
THENCE North 73°57'52” West, leaving said Easterly line, or a distance of 172.42 feet;
THENCE North 55°05'17” West, for a distance of 100.00 feet to a point on a curve;

THENCE along the arc of a non-tangent 342.00 foot radius curve to the right, the radius point
of which bears South 55°05'17” East, through a central angle of 22°26’37”, for an arc length
of 133.97 feet, the chord of which bears South 46°08'02” West for a distance of 133.11 feet;

THENCE South 57°21'21" West, for a distance of 170.41 feet to the Westerly Right-of-Way
line of Harborton Street (also known as 40t Street);

AKS Zoning for Wilder Property (AKS Job #5203) july 18, 2016

Legal Description Page 1
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THENCE North 32°38’39” West, along said Westerly Right-of-Way line, for a distance of
216.90 feet;

THENCE South 57°21'21" West, leaving said Westerly Right-of-Way line, for a distance of
275.00 feet to the Westerly line of Parcel 2 of Partition Plat Book 2015 Page 1;

THENCE North 32°38’46” West, along the Westerly line of said Parcel 2, for a distance of
79.27 feet to an angle point in the Westerly line Parcel 2;

THENCE North 86°16'43” West, along the Southwesterly line of Parcel 2, also being the

Southerly line of Wilder Phase 1 as recorded in Book 18 Page 46, Lincoln County plat records,
for a distance of 279.32 feet:

THENCE North 36°52'23” West, along the Westerly line of Wilder Phase 1, for a distance of
294.78 feet to an angle point in the Westerly line of Wilder Phase 1;

THENCE North 03°34’25"” East, along said Westerly line, for a distance of 60.07 feet to
another angle point in said Westerly line;

THENCE North 86°24’59” West, along said Westerly line, for a distance of 88.01 feet to
another angle point in said Westerly line;

THENCE North 41°46’00” East, along said Westerly line, for a distance of 332.07 feet to the
most Northerly Northwest corner of Wilder Phase 1, also being a Westerly corner of Parcel 2
of Partition Plat per Book 2015, Page 1;

THENCE North 04°04'00” East, along the Westerly line of said Parcel 2, for a distance of
309.00 feet;

THENCE South 74°48'56” West, along the most Northerly-South line of Parcel 2, for a
distance of 249.11 feet to the West line of Parcel 2;

THENCE North 04°04'37” East, along the West line of said Parcel 2, for a distance of 216.53
feet;

THENCE South 85°55'23" East, leaving said West line of said Parcel 2, for a distance of 101.66
feet;

THENCE South 58°20°19” East, for a distance of 115.76 feet;
THENCE South 84°53'51” East, for distance of 126.42 feet;

THENCE South 30°37°44” East, for a distance of 53.12 feet;

AKS Zoning for Wilder Property (AKS Job #5203) July 18, 2016
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THENCE North 59°22’16” East, for a distance of 98.11 feet;
THENCE North 40°07°01” East, for a distance of 80.40 feet;
THENCE North 31°39'42” East, for a distance of 76.90 feet;
THENCE North 24°24’31" East, for a distance of 156.90 feet;
THENCE North 26°56°02” East, for a distance of 77.78 feet;
THENCE North 56°02°46"” East, for a distance of 265.91 feet;

THENCE North 36°40°45” West, for a distance of 60.77 feet to the North line of said Section
20, also being the North line of said Parcel 2;

THENCE South 84°40°37” East, along said North line, for a distance of 571.71feet to the
POINT OF BEGINNING.

This property contains 39.85 Acres, more or less.

PROFESSIONAL
LAND SURVEYOR

( REGISTERED Y

OREGON
JULY 25, 1988

CARL A. BESEDA
# 02712LS J

AKS Zoning for Wilder Property (AKS Job #5203) July 18, 2016
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AKS ENGINEERING & FORESTRY VANCOUVER
9600 NE 126th Avenue, Suite 2520, Vancouver, WA 98682

P: {360) 882-0419 F: (360) 882-0426
ENGINEERING & FORESTRY  QFF(CES IN: TUALATIN, OR - VANCOUVER, WA - SALEM-KEIZER, OR

LEGAL DESCRIPTION
For
WILDER ZOING

ZONE R-3 SOUTH

Being a portion of the Northeast quarter of Section 20, Township 11 South, Range 11 West,
Willamette Meridian, and Parcel 2 of Partition Plat recorded in Book 2015, Page 1, City of
Newport, Lincoln County, Oregon, more particularly described as follows:

COMMENCING at a brass cap marking the Northeast quarter of Section 20, Township 11 South,
Range 11 West, Willamette Meridian, as shown in Partition Plat recorded in Book 2015, Page 1;

THENCE South 03°56'17” West along the East line of said Section 20, also being along a
Easterly line of Parcel 2 of said Partition Plat, for a distance of 46.44 feet;

THENCE South 39°05'17” East, leaving said East line, along the Easterly line of Parcel 2, for a
distance of 215.49 feet;

THENCE South 01°56°14" East, along said Easterly line, for a distance of 458.64 feet;
THENCE South 01°13'22” West, along said Easterly line, for a distance of 474.86 feet;

THENCE South 01°14'34” East, along said Easterly line, for a distance of 314.61 feet to the
POINT OF BEGINNING;

THENCE South 18°55'03” West, along said Easterly line, for a distance of 545.03 feet;

THENCE North 85°19'10” West, for a distance of 149.39 feet to the centerline of Harborton
Street (also known as 40t Street);

THENCE North 04°40°50” East, along the centerline of said Harborton Street, for a distance of
132.57 feet to a point of curvature;

AKS Zoning for Wilder Property (AKS Job #5203) July 18,2016
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THENCE continuing along the centerline of said Harborton Street, along the arc of 319.00
foot radius curve to the left, through a central angle of 30°15'32”, for an arc length of 168.47
feet; the long chord of which bears North 10°26’56” West for a distance of 166.52 feet;

THENCE leaving said centerline, South 57°21'14” West, along the North line of Parcel 1 of
Partition Plat per Book 2015 Page 1, for a distance of 271.17 feet;

THENCE South 67°00°47” West, continuing along the North line of said Parcel 2, fora

distance of 55.18 feet to the Northwest corner of Parcel 1, also being an angle point in the
West line of Parcel 2 of said Partition Plat;

THENCE North 32°38'46” West, along the West line of said Parcel 2, for a distance of 392.30
feet;

THENCE North 57°21°21" East leaving the West line of said Parcel 2, for a distance of 275.00
feet to the Westerly Right-of-Way line of Harborton Street (also known as 40t Street);

THENCE South 32°3239" East, along said Westerly Right-of-Way line, for a distance of 216.90
feet;

THENCE North 57°21'21” East, leaving said Westerly Right-of-Way line, for a distance of
170.41 feet to a point of curvature;

THENCE along the arc of a 342.00 foot radius curve to the left, through a central angle of
22°26'37”, for an arc length of 133.97 feet, the long chord of which bears North 46°08'02”
East for a distance of 133.11 feet;

THENCE South 55°05’'17” East, for a distance of 100.00 feet;

THENCE South 73°57°52” East, for a distance of 172.42 feet to the POINT OF BEGINNING.

This property contains 6.20 Acres, more or less.

4 REGISTERED
PROFESSIONAL
_LAND SURVEYOR

(ol 8 Euli)

OREGON
JULY 25, 1988
CARL A. BESEDA
\ # 0271213
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P: (360) 882-0419 F: (360) 882-0426
OFFICES IN: TUALATIN, OR - VANCOUVER, WA - SALEM-KEIZER, OR

AKS ENGINEERING & FORESTRY VANCOUVER
9600 NE 126th Avenue, Suite 2520, Vancouver, WA 98682

ENGINEERING & FORESTRY

LEGAL DESCRIPTION
For
WILDER ZOING

ZONE C-1

—_———

Being a portion of the Northeast quarter of Section 20 and the Northwest quarter of Section 21,
Township 11 South, Range 11 West, Willamette Meridian, and Parcel 2 of Partition Plat

recorded in Book 2015, Page 1, City of Newport, Lincoln County, Oregon, more particularly
described as follows:

COMMENCING at a brass cap marking the Northeast quarter of Section 20, Township 11 South,
Range 11 West, Willamette Meridian, as shown in Partition Plat recorded in Book 2015, Page 1;

THENCE South 03°56’17” West along the East line of said Section 20, also being along a
Easterly line of Parcel 2 of said Partition Plat, for a distance of 46.44 feet;

THENCE South 39°05'17” East, leaving said East line, along the Easterly line of Parcel 2, for a
distance of 215.49 feet;

THENCE South 01°56’14” East, along said Easterly line, for a distance of 458.64 feet;
THENCE South 01°13'22” West, along said Easterly line, for a distance of 474.86 feet;
THENCE South 01°14’34” East, along said Easterly line, for a distance of 314.61 feet;

THENCE South 18°55’03” West, along said Easterly line, for a distance of 545.03 feet to the
POINT OF BEGINNING;

THENCE South 18°55’03” West, for a distance of 108.21 feet to the East line of said Section
20;

THECNE South 03°56’17” West, along the East line of said Section 20, for a distance of 118.34
feet to a brass cap marking the East quarter corner of said Section 20;

THENCE North 85°19'10” West, along the most Southerly line of Parcel 2 of Partition Plat
recorded in Book 2015 Page 1, for a distance of 59.05 feet;

AKS Zoning for Wilder Property (AKS Job #5203) July 18, 2016
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THENCE North 37°29’37” West, along a Westerly line of said Parcel 2, for a distance of
482.65 feet to an angle point in said Westerly line;

THENCE North 85°18’44” West, along a Southwesterly line of said Parcel 2, for a distance of
53.84 feet to an angle point in the Westerly line of Parcel 2;

THENCE North 04°40'51" East, along said Westerly line, for a distance of 176.02 feet to the
Northwest corner of Parcel 1 of said Partition Plat;

THENCE North 67°00°47” East, along the North line of said Parcel 1, for a distance of 55.18
feet to an angle point in said North line;

THENCE North 57°21'14" East, along said North line, for a distance of 271.17 feet to a point
on a curve at the centerline of Harborton Street (also known as 40t Street);

THENCE along said centerline, along the arc of a non-tangent 319.00 foot radius curve to the
right, the radius point of which bears South 64°25'18” West, through a central angle of
30°15'32", for an arc length of 168.47 feet, the long chord of which bears South 10°26'56"
East for a distance of 166.52 feet;

THENCE continuing along said centerline, South 04°40’50” West, for a distance of 132.57
feet;

THENCE South 85°19°10” East, leaving said centerline, for a distance of 149.39 feet to the
POINT OF BEGINNING.

This property contains 5.47 Acres, more or less.

( REGISTERED
PROFESSIONAL
__LAND SURVEYOR

OREGON
JULY 25, 1905
CARL A. BESEDA
\ # 0271205 y

AKS Zoning for Wilder Property (AKS Job #5203) July 18, 2016
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